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2.	 �Strategy Overview,  
Aims & Objectives

2.1	 Our strategic aims are to:

•	 Define the buildings we own that 
fall within scope of the Building 
Safety Act 2022

•	 Define the Principal Accountable 
Person and Accountable Person

•	 Determine the requirements for 
maintaining the ‘golden thread 
of information’ about our HRRBs.

•	 Define the Gateway process and 
how TCH needs to respond   

•	 Define leaseholder protection 
and how we will undertake this

•	 Determine the requirements 
of the Personal Emergency 
Evacuation Plans (PEEPs) and 
how these will be adapted

•	 Confirm that registration of 
HRRBs has taken place 

•	 Determine requirements for 
mandatory occurrence reporting 

•	 Describe how competency 
checks can be integrated 

•	 Understand what we require to 
produce the necessary ‘Building 
Safety Cases’

•	 Understand the impact of the 
Fire Safety Regulations 2022

•	 Involve our employees, 
residents, contractors and 
other stakeholders in our work 
to promote the safety of our 
buildings

•	 Deliver systemic changes to 
the way of working to ensure 
that the events surrounding the 
Grenfell Tower fire never happen 
again

•	 Define the duties of the Building 
Safety Team 

2.2	 Achieving these aims will mean that, as an organisation, we will:

•	 Minimise the risk of fire and the 
spread of fire in buildings 

•	 Successfully identify and 
manage risks associated with 
structural failure

•	 Where a fire incident happens, 
ensure risk to life and property is 
minimised 

•	 Clearly communicate key 
messages regarding fire and 
structural safety 

•	 Offer assurance to residents, 
staff, and stakeholders of 
TCH’s commitment to fire and 
structural safety

•	 Comply with all relevant building 
and fire safety legislation, 
government directives, 
regulations, applicable 
standards, and to integrate 
research-evidenced best 
practice

•	 TCH’s Fire Safety Policy sets out 
a series of key commitments 
which embed these outcomes. 

1.	Introduction

1.1	 Town & Country Housing (TCH) places the highest priority on resident 
safety and this commitment is supported by our Fire Safety Policy and 
several other Compliance Policies. 

1.2	 This is our first Building Safety Strategy for all high-rise residential 
buildings (HRRBs) at least 18 metres in height (or seven storeys) and 
containing a minimum of two residential units. It was developed in 
consultation with various stakeholders, including residents, and with 
a view that further development will take place with residents as we 
implement this strategy. 

1.3	 This document should be read in conjunction with the Building Safety 
Resident Engagement Strategy. It covers a two-year period from 1 
February 2025- 31 December 2026. 

This strategy sets out how we plan to meet our legal duties under the 
requirements of the Building Safety Act 2022, but also how our work is 
impacted by other relevant pieces of legislation such as the Fire Safety 
Regulations 2022 and the Regulatory Reform Order 2005. 

1.4	 It is acknowledged that the Strategy will need to be adapted and 
updated as the Building Safety Act 2022 becomes integral to the way 
housing organisations work. It will also be dependent on how the 
Building Safety Regulator (BSR) interprets the legislation and beds in 
new requirements.



Occurs at the design 
and planning stage. 
we must provide 
evidence that our 
plans meet any 
relevant building 
safety requirements. 

Gateway 2 

Occurs during the 
works. We must 
evidence that the 
plans are adhered 
to fully. 

Gateway 3 

Occurs after 
completion. We 
must ensure that 
the building is 
safe and fit for 
occupation. 

3.1	 The Building Safety Act 2022 focuses particularly on HRRBs, with 
Government defining these buildings as:

•	 At least 18 meters in height or at least seven storeys, and 
•	 Contains at least two residential units.
TCH manages five blocks of flats which currently fall within scope 
of the Building Safety Act and a further 3 have been included which 
currently measure just under 18m. 

3.2	 For leasehold properties, TCH’s (under our home ownership brand 
name ‘Love Living Homes’) responsibility is defined within the terms 
of each lease but will generally cover communal areas up to the front 
entrance door, with the leaseholder being responsible for the front 
entrance door and interior of the property.  

3.3	 Through new leaseholder protection measures, the Building Safety Act  
has eradicated the idea that leaseholders should be the first port of 
call to pay for historical safety defects.

Building owners will not legally be able to charge qualifying 
leaseholders (defined fully under the Act but including those living in 
their own homes and with no more than three UK properties in total) 
for any costs in circumstances where a building (in the majority of 
cases meaning those over five storeys or eleven metres tall) requires 
cladding to be removed or remediated.

Qualifying leaseholders will also have robust protections from 
the costs associated with non-cladding defects, including interim 
measures like waking watches. 

3.4	 To ensure safety is a priority throughout projects on HRRB, the Act 

defines three “gateways”. These are key points at which we are required 
to demonstrate that we have considered and addressed any building 
safety implications. The gateways are as follows:

Gateway 1 

3.5	 The regulations also require that records relating to these gateways, 
and any other safety information, must be kept for the lifetime of the 
building as part of a “golden thread of information”. A key part of this 
is the production of a “Building Safety Case”, which is a document 
outlining any safety risks of HRRBs and how these are being 
managed.

3.	Context and Scope



4.1	 We will continue to look for ways to improve and incorporate good 
practice to assure ourselves and our residents that building safety will 
remain a priority for us. 

4.2	 New requirements and learnings are still emerging along with 
reforms to building safety legislation. We will take into account all 
recommendations and consider all the findings from these as part of 
our continual improvement; this will include revising and updating this 
strategy as needed. 

4.3	 Good progress has been made already; external wall surveys and 
Type 4 FRAs have all been completed on the eight buildings identified 
as per point 3.1 and remediation plans are in place for two of those 
buildings. 

4.	 �Achievements so far  
and challenges

5.1	 The table below identifies a clear action plan for 2025. This will ensure 
that TCH will be compliant with the Building Safety Act 2022 but also 
ensures that information and insight about the safety of our buildings 
will be timely, concise and appropriate.

Action Dependencies By When

Formally establish the 
Principal Accountable 
Person and the 
Accountable Person 
under the Dutyholder 
Responsibilities 

TCH, despite being a subsidiary 
of Peabody, are the Principal 
Accountable Person (PAP) for our 
buildings. This arrangement is under 
existing legal obligations/contract. 

Completed

Clarify responsibilities for 
Gateway processes (1,2 & 
3) 

Gateway 1 will be undertaken 
by the Development Team. The 
Asset Management Team will have 
responsibility for Gateway 2 and 3 
under refurbishment projects, but also 
the Repairs Team will be responsible 
for Gateway 3 where works are taking 
place on HRRBs.  

The BSR must sign off before 
occupation and/or ensure compliance 
with regulations

Gateways 2 & 3 
February 2025  

Determine leases(holders) 
that will be covered by 
Leaseholder Protections. 
These restrictions either 
prohibit or limit the degree 
to which a leaseholder will 
be liable to pay for works 
relating to building and 
fire safety defects.

Resources available to check leases Ongoing

Implement Personal 
Emergency Evacuation 
plans (PEEPs) 

Resources within the Contracts and 
Compliance Team to undertake and 
review with the Housing Teams

Completed for 
HRRBs and 
ongoing annual 
review

Register all HRRBs with the 
BSR

TCH have undertaken this task as 
Principal Accountable Person. 

Registration 
completed

5.	  �Action Plan for 2025  
(Year one of the strategy)



Action Dependencies By When

Safety Management 
System. As part of the 
safety case requirements 
for managing building-
safety risks, Accountable 
Persons must make and 
implement arrangements 
to effectively plan, 
organise, control, 
monitor and review all 
the measures in place to 
prevent building-safety 
risks from leading to 
an incident, and to limit 
the impact should one 
occur. This forms part 
of the golden thread of 
information and must be 
maintained, relevant and 
up-to-date. 

Poor housekeeping/ poor 
management factors, poor risk 
management can undermine 
mitigation barriers which have been 
put in to prevent or stop the likelihood 
of an event

RiskBase, a 
building safety 
management 
system, was 
introduced in 
December 2024.

To ensure duties of the 
legislation can be fulfilled, 
employ a Compliance 
Inspector (CI) who will 
visit buildings under a 
prescribed regime.

Retention of the CI, checklists must be 
maintained with an audit trail in place 
to ensure these take place.

Monthly checks 
commenced 
November 2024 
and will be 
ongoing.

Establish a complaints 
procedure specifically for 
building safety complaints, 
but in line with the 
complaints procedure for 
TCH.

Work with the Customer Experience 
Team to adapt current processes 
and allow for specific channels of 
communication for those with building 
safety complaints. 

March 2025.

Action Dependencies By When

Ensure mandatory 
occurrence reporting takes 
place in line with a defined 
process – it is legally 
required for the specific 
people responsible for the 
safety of HRRBs to capture 
and report certain fire and 
structural safety issues 
“safety occurrences” to the 
BSR.

This has to be done in a timely manner 
and is reliant on the reporting of such 
instances by other team members/
out-of-hours services 

Process to be in 
place by end of 
January 2025. 
Reporting, as 
and when

Carry out competency 
checks

It is a duty on those who 
appoint contractors/
employees to take 
reasonable steps to 
ensure that the people 
they appoint meet the 
competency requirements 
of the regulations

Dependant on data processed and 
information given being up-to-date. 
All teams and departments within TCH 
employing contractors working in or 
on the HRRBs (Asset Management, 
Contracts and Compliance as 
examples)

February – 
December 2025

Prepare the ‘Building 
Safety Cases’ to allow for 
the building assessment 
certificate to be issued.

Surveys and relevant information on 
the building completed. Data needs to 
be readily available in formats.

Started late 
2024 and 
continue until 
December 2025

Apply for the Building 
Assessment Certificate 
(must include: latest safety 
case report, resident 
engagement strategy, 
prescribed information 
about mandatory 
occurrence reporting 
arrangements in place). 

The PAP will be responsible for 
ensuring the Safety Case Reports 
are complete and updated when 
necessary and submitted to the BSR 
for assessment. TCH will ensure that 
they are aligned to these timeframes 
and requirements.

From January 
into December 
2025

Assess the impact of the 
Fire Safety Regulations 
2022 - these specifically 
mention the checking 
of doors, and the 
requirements encompass 
more buildings than the 
building safety regulations. 

Resources required to undertake 
checking of flat front doors and 
communal doors on buildings over 
11m (five floors). Checks to be 
maintained by internal teams and 
contractors to ensure that other items 
covered by the regulations are up-
to-date and compliant. These include 
premises information boxes, external 
wall surfaces, floorplans, information 
given to residents, signage, and in 
place within blocks they manage.

In place since 
December 2023

Resident Engagement – 
to ensure stakeholders, 
employees and contractors 
work with TCH to ensure 
engagement with residents 
but also to allow the 
fulfilment of our duty 
to respond to residents’ 
requests for information.

Implementation of Resident 
Engagement Strategy for each 
block in scope. Reliance on other 
staff passing through requests for 
information.

In place and 
ongoing.



6.1	 We have:

•	 Identified and removed all 
asbestos containing material 
cladding from our stock 

•	 We ran a programme of fire door 
replacements 

•	 Undertaken Type 4 Intrusive Fire 
Risk Assessments (FRA) in our 
High-Risk Buildings 

•	 Undertaken planned drawings 
for all buildings six storeys and 
above

•	 Undertaken Fire Strategies for all 
buildings six storeys and above

•	 Undertaken Cause and Effect 
surveys for ventilation systems 
within all buildings six storeys 
and above

•	 Produced documentation for all 
Building Safety Cases with a first 
draft undertaken on Imperial 
Gate and due to be submitted 
early 2025.

6.	 �February 2025 – 
Current Status

7.1	 As the Building Safety Act is still relatively new and the BSR is still 
developing requirements under the Act there is currently only one 
KPI set, which relates to fire door inspections; there are currently 
no other formal KPIs set. However, as we enter 2025, there will be 
a requirement for the Contracts & Compliance team to develop 
KPIs and an action plan. This will include items such as confirmed 
visits to HRRBs, and all relevant servicing, maintenance and fire risk 
assessment actions being completed. These will be developed and 
reported monthly to the TCH Executive Management Team, and as 
such will form part of the performance pack which will subsequently 
be reported to Board and relevant Committees. 

7.	 �Monitoring and 
Reviewing
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