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1 Introduction 
The safety of all residents in multi-storey buildings, especially disabled individuals, is crucial in 
fire safety and emergency planning. This briefing highlights gaps in current fire safety 
measures, particularly in light of incidents like the Grenfell Tower fire, and stresses the need 
for stronger protections for disabled residents. 

Aimed at fire safety professionals, community representatives, and policymakers, this briefing 
examines legislation such as the Regulatory Reform (Fire Safety) Order 20051, the Equality Act 
20102 and wider legislation. This document advocates for Personal Emergency Evacuation 
Plans (PEEPs) to improve safety and reduce risks for dutyholders, residents and firefighters. 

By promoting best practices and collaboration, this briefing seeks to drive meaningful 
discussions and improvements to ensure fire safety measures are inclusive and effective. 

1.1 Structure of the Briefing 

The briefing is structured as follows: 

Section 1: Introduction to the Briefing 

Section 2: The GTI recommendations,  

Section 3: The London property portfolio  

Section 4: Facts & figures relating to disabled people. 

Section 5: Government Statements & Approach 

Section 6: The Draft Fire Safety (Residential PEEPs) (England) Regulation 

Section 7: PEEPs in Residential Buildings 

Section 8 - 9: Legislative Framework and Enforcement 

1.2 About the Author 

I work closely with organisations representing disabled people and have extensive experience 
in delivering programmes focused on evacuation planning for vulnerable and disabled 
individuals, as well as promoting equitable fire safety. My work often involves providing 
strategic guidance on safe egress from complex-built environments, particularly in high-rise 
social housing, assisted living facilities, and major public access settings. 

 
1 FSO: https://www.legislation.gov.uk/uksi/2005/1541/contents  
2 Equality Act 2010: 
https://www.legislation.gov.uk/ukpga/2010/15/contentshttps://www.legislation.gov.uk/ukpga/2010/15/contents  

http://www.3asolutions.tech/
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In 2007, I served as a Director of a Residents' Management Organisation (RMO), when the FSO 
reached the statute books and, since my husband's Parkinson’s diagnosis in 2009, I have 
gained personal experience in understanding the challenges of living with a disability. 

Since 2009, I have played a key role in advising architects and designers on significant social 
housing renovation projects to ensure compliance with accessibility and fire safety standards. I 
have also developed strategic plans for the safe evacuation of disabled people. 

My expertise has been recognised through various roles on high-profile committees and 
working groups. Currently, I am a member of the Building Regulator’s Building Advisory 
Committee (BAC). My previous contributions include being part of the Home Office Evacuation 
& Fire Safety Working Group and the BSI Steering Group for PAS79-2 (Fire Risk Assessment 
Housing Code of Practice). I have also been a committee member and reviewer for 
BS9991:2017 Fire Safety in the Design, Management, and Use of Buildings Code of Practice and 
contributed to the NFCC Simultaneous Evacuation Guidance. 

I have provided expert witness reports and analyses for Bhatt Murphy, Civil Rights Lawyers, 
during the Grenfell Tower Inquiry (GTI). My letter to the Local Government Association (LGA), 
concerning statements made in the Fire Safety in Purpose-built Flats Guidance, was submitted 
as evidence during the Inquiry3. I have also designed and delivered specialised training 
programs, such as the "PEEPs for Professionals" suite of courses, all of which have been 
accredited by the Institution of Fire Engineers (IFE).   

In the past, I have assessed the competency levels of external fire risk assessor contractors and 
acted as a Quality Assurance reviewer for fire risk assessments delivered by third-party 
contractors. As an expert speaker since 2009, I have presented at numerous conferences, 
including the USHA Health & Safety Conference, ASCP Conference, Fire and Rescue Services, 
and the Tall Buildings Conferences. I have delivered presentation to the Institution of Fire 
Engineers (IFE), Fire Protection Association (FPA), and the British Standards Institute (BSI).  I 
also was Secretary General of the Institute of Fire Safety Managers (IFSM), London Build 2021 
Ambassador, and as a committee member for several BSI groups related to fire. 

Over my 16 years as a bid and programme manager for system integration PFI programmes 
with British Telecommunications (BT Syntegra) in the UK and North America. I led safety-
critical bids, including a Single Post Telephones bid for Network Rail. My contributions were 
recognised with a BT Global Award for Quality and Innovation. 

 

3 Evidence to GTI: 
https://assets.grenfelltowerinquiry.org.uk/HOM00019844_Letter%20from%20Elspeth%20Grant%20%28Triple%20C
onsult%29%20to%20Merrick%20Cockell%20%28LGA%29%20re%20withdrawal%20of%20Guidance%20%27Fire%20
Safety%20in%20purpose-built%20blocks%20of%20flats%27%20and%20relevant%20risk%20assessments..pdf  
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2 Grenfell Tower Inquiry Recommendations 
In October 2019, the GTI published their Phase 1 recommendations4, which included: 

Recommendation 33.22e: “That the owner and manager of every high-rise residential 
building be required by law to prepare personal emergency evacuation plans (PEEPs) for 
all residents whose ability to self-evacuate may be compromised (such as persons with 
reduced mobility or cognition).” 

Recommendation 33.22f: “That the owner and manager of every high-rise residential 
building be required by law to include up-to-date information about persons with reduced 
mobility and their associated personal emergency evacuation plans (PEEPs) in the 
premises information box.” 

2.1 Equality and Human Rights Commission (EHRC) 

2.1.1 Violation of the Government’s Positive Obligations 

In March 2019, the EHRC GTI submission5 following Phase 1 of the GTI, highlighted that the 
ongoing delay in implementing regulations for PEEPs breaches of the Government’s positive 
obligations of: 

2.1.2 Article 2 of the European Convention on Human Rights 

Article 2 mandates the protection of the right to life: 

“Having considered the evidence, we believe that there is an ongoing breach of the 
positive obligation to ensure that the right to life is protected and the authorities need to 
take urgent action to address this….” 

“The evidence suggests that the authorities failed, and continue to fail, to take appropriate 
protective measures that adequately corresponded to the needs of particularly vulnerable 
groups.” 

“The evidence indicates that the authorities have failed, and continue to fail, to meet its 
equality and non-discrimination obligations.” 

 

 
4 GTI Phase 1 recommendations: https://www.gov.uk/government/publications/quarterly-thematic-update-on-
progress-against-the-grenfell-tower-inquiry-phase-1-recommendations/progress-against-the-grenfell-tower-
inquiry-phase-1-recommendations-september-2021-
accessible#:~:text=Recommendation%2033.22e,with%20reduced%20mobility%20or%20cognition)  
5 EHRC Submission to the GTI: https://www.equalityhumanrights.com/sites/default/files/grenfell-inquiry-phase-1-
submissions-january-2019.pdf  
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2.2 Fire Safety Order (FSO) 

2.2.1 Violation of Article 14(2)(b) of the Fire Safety Order 

Emergency Routes and Exits (Article 14(2)(b))6 

“in the event of danger, it must be possible for persons to evacuate the premises as quickly 
and as safely as possible”. 

2.3 Personal Emergency Evacuation Plans (PEEPs) Consultation 

The Government's initial consultation on Personal Emergency Evacuation Plans (PEEPs) in 2021 
sought public and stakeholder feedback on proposals to implement recommendations from 
the Grenfell Tower Inquiry Phase 1.  

A significant majority, 83% of respondents supported the implementation of PEEPs7. 

2.4 Emergency Evacuation Information Sharing Plus (EEIS+) Consultation 

Subsequently, the Home Office developed a package of measures to deliver against GTI 
recommendations and put them out to consultation in the Emergency Evacuation Information 
Sharing Plus consultation in 2022. The consultation sought views on the following proposals: 

• RPs to identify and engage with mobility impaired residents in higher risk buildings 
(that is, those with simultaneous evacuation strategies in place), offering them a 
Person-Centred Fire Risk Assessment (PcFRA) and considering with them what 
interventions might be reasonable to put in place to mitigate against the risks 
identified in the PcFRA. 

• RPs to then, in cases where there are remaining issues that prevent the resident’s 
evacuation, to make the resident’s details available to the local Fire and Rescue 
Service (FRS) who would factor this information into their operational response in the 
event of a fire and potentially carry out an emergency evacuation. 

2.4.1 Local Government Association (LGA) Response8: 

The LGA highlighted the anticipatory duty to make reasonable adjustments under the Equality 
Act 2010: 

 
6 FSO Article 14: https://www.legislation.gov.uk/uksi/2005/1541/article/14  
7 PEEPs Consultation Government Response: 
https://assets.publishing.service.gov.uk/media/62a327bc8fa8f50390d450d5/PEEPs_Consultation_Response.pdf  
8 LGA EEIS+ Consultation Response: https://www2.local.gov.uk/parliament/briefings-and-responses/lga-eeis-
consultation-response  

http://www.3asolutions.tech/
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“Our view is that RPs should have an obligation to ensure that those who are unable to 
self-evacuate can do so in buildings with a simultaneous evacuation strategy. 

We go further and say that social landlords are in law under an obligation already to 
consider what reasonable adjustments can be made to ensure those residents who, 
because of disability, cannot self-evacuate, can do so in buildings with a stay put 
evacuation strategy (in such buildings the advice to residents is to leave the building if the 
fire is in their flat or threatens them). Part 3 of the Equality Act 2010 imposes an 
anticipatory duty on councils and housing associations in relation to allocation of tenancies 
and the management of let properties: see Nur & Ors, R (On the Application Of) v 
Birmingham City Council [2021] EWHC 1138 (Admin) (04 May 2020) (Nur). This means that 
they are under an anticipatory duty to consider the requirements of their disabled 
residents without those residents having to ask.” 

And 

“Treating disabled residents differently in buildings of different height is likely to be 
unsustainable in the face of legal challenge under equality law. Height should not be a 
decisive factor in deciding whether a building should be mandated to enact EEIS - rather all 
buildings should be included. 

If we do not mandate EEIS+ in buildings with stay-put policies, this legislation represents a 
step backwards in terms of regulation of the built environment. Given that PEEPs were 
previously a requirement in social housing but would not be replaced with EEIS under these 
proposals in this category of building, disabled residents would be left with less legal 
protection than before.” 

And 

“The Grenfell Phase 1 Report noted that residents’ ability to evacuate may be compromised 
because of disabilities relating to both mobility and cognition. The legal advice we have 
received is that inviting residents to self-identify would not comply with the Equality Act 
2010 (see above and the citation to Nur). There is a general anticipatory duty on social 
landlords under Part 3 of the Equality Act 2010 (and not merely a personal one) to make 
reasonable adjustments to all housing management plans and policies to make them 
suitable for disabled service users including residents. 

A second point is that many social landlords will already have information sufficient to 
identify when residents are disabled, perhaps because of decisions to award tenancies or 
place residence that have been taken by them. Some residents may have disabilities which 
affect their ability to communicate.” 

Author’s Note:  The GTI Phase 2 Report, Volume 6, Part 9 - The Deceased, reveals that 17 fire 
victims were known to RBKC/TMO as. The report notes that non-disabled people died while 
protecting disabled individuals. 

http://www.3asolutions.tech/
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2.4.2 Duty of Care 

The LGA EEIS+ Response makes the additional statement relating to the transference of 
responsibility from the duty-holder to fire services: 

“The absence of this requirement means that the occupants of the building are told it is so 
dangerous that if there is a fire they should evacuate immediately, but disabled residents 
are told to wait to be rescued. This is transferring responsibility from the duty-holder to 
the fire service and disabled individuals; while rescue is a back-up option, which is 
facilitated by EEIS; it cannot be the first and only option in a block with simultaneous 
evacuation. In addition, this policy would in our view be unlawful under the Equality Act if 
adopted by a local authority. 

In addition, there is no requirement for the Responsible Person to demonstrate that they 
have considered all options and demonstrated due diligence. Consideration should be 
given as to whether this is something that can be evidenced as part of the fire safety 
duties under the Building Safety Act via the Resident Engagement Strategy and Safety 
Cases.” 

2.4.3 EEIS+ Consultation Response by London Fire Brigade (LFB) 

The author made a Freedom of Information Request to obtain a copy of LFB’s EEIS+ 
Consultation Response9.  Note should be made of the following LFB statements: 

“The Regulatory Reform (Fire Safety) Order 2005 (FSO) already places a duty on the 
Responsible Person (RP) to ensure all relevant people within a building can evacuate to a 
place of safety, where necessary. In residential buildings, this duty exists regardless of 
the evacuation strategy. For those residents who may need assistance to evacuate, the 
most effective way is by the provision of a Personal Emergency Evacuation Plan (PEEP), 
especially for those buildings with the highest risk, such as those with a temporary 
evacuation strategy.” 

And 

“Whilst the London Fire Brigade (LFB) supports the initial focus on buildings with the 
highest risk, we believe in the principle that all residents including those with disabilities, 
should have equality with regards to the right to evacuate a building in the event of a 
fire.” 

And 

“LFB believe, it is the duty of the RP to give effect to adequate procedures for all residents 

 
9 LFB EEIS+ Consultation Response: https://www.london-fire.gov.uk/media/7044/68371_response.pdf  

http://www.3asolutions.tech/
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in case of fire. It should be clear that where evacuation of residents is required either to 
a place of relative safety within the building or external to the building, this should 
commence at the earliest possible stage and should not wait until the arrival of the FRS. 
In London, our average attendance time target is six minutes for the first appliance and 
eight minutes for the second. However, this figure does not account for additional time 
needed to ensure amongst other things, that there are adequate numbers of firefighters 
required to commence operations and implement safe systems of work, which could 
take upwards of 20 – 30 minutes.” 

And 

“The FRS are not an evacuation service and suggestion of such could be seen as 
watering down the RP responsibilities under the FSO towards emergency plans and 
means of escape. It is imperative that these duties remain with the RP, so as not to impact 
the FRS ability to take action against those who have not implemented suitable procedures 
in the event of serious and imminent danger to relevant persons.” 

2.4.4 Research into Incident Reporting Data (IRS) 

The Fire Risks of Purpose-Built Blocks of Flats: An Exploration of Official Fire Incident Data in 
England Research10 conducted by the University of Leeds and Phil Murphy, used IRS data 
provided by the Home Office Analysis and Insight Team.  With support from West Yorkshire 
Fire and Rescue Authority, the study examined fire incident reporting and firefighter 
experiences in tower block fires. 

The research found that residents, whether disabled or non-disabled, typically wait an 
average of 27.5 minutes for rescue after a 999 call—exceeding the 20-minute threshold, after 
which fatalities become more likely than successful rescues.  The findings highlight that 
residents are effectively the first responders in a fire, reinforcing the importance of PEEPs for 
vulnerable residents to ensure safe movement and evacuation when necessary. 

“3.2.2. Increased risks to occupants from fires in blocks of flats  
“…….The analysis of Home Office fire data found that the likelihood of victims being 
rescued falls at the same rate as the likelihood of fatality increases the longer it takes for 
the first FRS to arrive at the scene of the fire, as illustrated in the Figure 3.3 below. 
Significantly, there is a step change once a response time hits the 16 minute point with a 
sharp deterioration in the likelihood of victim survival as the fire grows larger. At the 20 
minute point, we can see that the likelihood of death becomes higher than the likelihood 
of survival……” 

 
10 The Fire Risks of Purpose-Built Blocks of Flats: an Exploration of Official Fire Incident Data in England: 
https://d3bbcf31-25c6-489a-ad4f-
3e78dca61563.usrfiles.com/ugd/d3bbcf_637ac7cb24b547828ff1952056dd60a3.pdf  

http://www.3asolutions.tech/
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“Following the deadly fire in 2005 at the 18-storey Harrow Court tower block in Stevenage 
that killed a resident and two firefighters, Hertfordshire FRS undertook a series of exercises 
designed to test and practise their procedures for dealing with high-rise fires. They 
concluded that it takes 20 minutes from arrival at the incident to establish a bridgehead 
with the resources required to deal safely with a fire on the upper floors.  

Assuming an average national response time of 7.5 minutes, this points to an intervention 
point of 27.5 minutes for a block of flats, way past the 20-minute point at which the 
probability of fatality overtakes the probability of a successful rescue.” 
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3 Facts and Figures 
The UK does not maintain a centralised register of disabled individuals, resulting in disability 
data being gathered from a variety of sources. This leads to a reliance on estimates rather than 
precise, comprehensive figures. The dispersed nature of this data makes it difficult to develop 
consistent, targeted policies that effectively address the needs of vulnerable and disabled 
individuals. 

The Office for National Statistics (ONS) estimates 24% of the UK population reported having a 
disability in 2021. This statistic covers a broad spectrum of impairments, including physical 
disabilities, sensory impairments, cognitive conditions, and mental health issues. It is 
important to note that the definition of disability in these statistics is wide-ranging and 
includes both permanent and temporary conditions. 

There is a legal requirement, under the FSO, that all residential occupants must be able to 
evacuate as quickly and as safely as possible. This also includes people who may experience 
temporary impairments, due to injuries, medical conditions, or other short-term 
circumstances, must also considered in emergency evacuation planning.  

In England, the Disability, England and Wales: Census 202111 data on disability within 
households show that: 

• In 68.0% (15.9 million) of households, no people are disabled 

• 25.4% (6.0 million) of households include one disabled member 

• In the remaining 6.6% (1.6 million) of households, two or more people are disabled 
within the household 

• Households in London with two or more disabled people ranged from 5.1% (175,000) 
to 7.8% (92,000) 

Trust for London estimates that 13.2% or 1.2 million of Londoners are Disabled12. 

 

 

 
11 Disability, England and Wales: Census 2021: 
https://www.ons.gov.uk/peoplepopulationandcommunity/healthandsocialcare/healthandwellbeing/bulletins/disab
ilityenglandandwales/census2021  
12 Trust for London Census 2021 Deep Dive: https://trustforlondon.org.uk/news/census-2021-deep-dive-disability-
and-deprivation-in-
london/#:~:text=Across%20London%2C%2013.2%25%20of%20people,London%20and%2011.4%25%20in%20Wands
worth.  
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https://trustforlondon.org.uk/news/census-2021-deep-dive-disability-and-deprivation-in-london/#:~:text=Across%20London%2C%2013.2%25%20of%20people,London%20and%2011.4%25%20in%20Wandsworth
https://trustforlondon.org.uk/news/census-2021-deep-dive-disability-and-deprivation-in-london/#:~:text=Across%20London%2C%2013.2%25%20of%20people,London%20and%2011.4%25%20in%20Wandsworth
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3.1 Misconception: "All Disabled People Use Wheelchairs" 

Recent surveys indicate that around 16.1 million people in the UK have some form of disability, 
according to the Department for Work and Pensions (DWP)13.  

While a common misconception is that disabled individuals are wheelchair users, only circa 8% 
of them use wheelchairs. Many disabled people have additional impairments, such as sensory, 
cognitive, or mental health conditions, that can also affect their ability to evacuate during 
emergencies. 

Description UK Source 

Respiratory Disease 13.67 million NHS 

Mental Health 15 million Mental Health Foundation 

Arthritis 10 million Versus Arthritis 

Deaf/hard of hearing 18 million RNID 

Dyslexia 6.6 million Government Digital service 

Osteoporosis 3 million NHS Inform 

Living with cancer 3 million Macmillan Cancer Support 

Sight loss 2 million RNIB 

Heart Disease 7.6 million British Heart Foundation 

Stroke survivors 1.3 million Stroke Association 

Wheelchair users 1.2 million NHS 

Dementia 1.2 million 
(England and 
Wales) 

Alzheimer’s Research UK 

Neurodiversity 10.25 million Local Government Association 

Epilepsy 630,000 Epilepsy Action 

Hip/knee ops per yr 175,041 per yr NHS England 

Parkinson’s disease 153,000 Parkinson’s UK 

Spinal Injury 105,000 National Spinal Cord Injury 
Database 

 
13 UK Disability Statistics: https://researchbriefings.files.parliament.uk/documents/CBP-9602/CBP-9602.pdf  
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4 Government Statements and Approach 
The ministerial statements made during the Building Safety and Resilience Debate14, on 11 
September 2024 regarding Residential Personal Emergency Evacuation Plans are deeply 
concerning. The Home Office’s decision to postpone these plans until later in the autumn, with 
implementation expected in 2025-26, represents an unacceptable delay. 

This timeline fails to address the urgent need to protect disabled and vulnerable individuals. 
Despite numerous consultations, there has been no decisive action. 

The ongoing delay exacerbates the risk to disabled individuals, who are particularly susceptible 
in emergencies, leaving them without adequate regulatory protections until 2026. This 
extended duration, almost ten years since the Grenfell disaster, underscores the pressing 
necessity for regulations to create a definitive framework for safeguarding disabled individuals 
in multi-storey residential buildings covered by the FSO. 

4.1 Taxpayer funding 

The use of taxpayer funds to help social housing providers meet legal PEEP obligations raises 
concerns about accountability. This approach may allow providers to evade responsibility, 
relying on public money instead of fulfilling their duties. It could also add administrative 
burdens, diverting resources from better uses. 

Social housing providers have a legal duty to ensure resident safety, including for vulnerable 
individuals, regardless of financial incentives. The LGA EEIS+ Consultation Response confirms 
that an anticipatory duty already exists under the Equality Act. Relying on public funds for 
compliance could set a precedent that weakens accountability, encourages complacency, and 
undermines fire safety. Government support should not replace providers’ fundamental 
responsibility for safety. 

Additionally, if public funding is allocated for PEEPs in social housing, what provisions exist for 
disabled residents in privately managed residential buildings, including owner-occupiers? 
Should similar support be extended to ensure equity in fire safety measures? 

There is also a serious concern regarding the potential targeting of disabled residents if the 
direct costs of PEEPs or assisted escape devices are itemised in service charges. Such 
transparency could lead to hostility or even hate crimes. To prevent this risk, costs should be 
absorbed within general operational expenses rather than singled out in service charge billing. 

 
14 Building Safety and Resilience Debate on Wednesday, September 11 2024: 
https://hansard.parliament.uk/Commons/2024-09-11/debates/F17D41E0-ECB9-4A35-8394-
39ABB6791F2F/BuildingSafetyAndResilience  

http://www.3asolutions.tech/
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Equitable Fire Safety - A Briefing 
______________________________________________________________________________________________ 

 

Date: 17th March 2025  ©TripleAconsult t/a Triple A Solutions                
Page 16 of 62 

TripleAconsult trading as Triple A Solutions 
T: +44 (0)203 633 5425 

W: www.3asolutions.tech 

5 The Draft Fire Safety (Residential PEEPs) (England) Regulation 
The draft regulation has not been formally published and has only been discussed with a select 
group of fire safety professionals, without formal consultation with any Disabled People's 
Organisation (DPO).  

As a result, little is known about its full content, raising concerns that it may not meet 
legislative requirements for ensuring the safety and inclusion of disabled residents. 

However, the following was posted on LinkedIn but quickly removed: 
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5.1 Duty to Embed Equality in Policy Making 

Under the Equality Act 201015,  public authorities (including Government Departments) have a 
Public Sector Equality Duty (PSED)16, requiring them to assess how their policies and decisions 
impact people with protected characteristics. As part of this duty, public bodies must engage 
with and consult affected groups before drafting policies or procedures that may affect them17. 

This duty requires them to actively consider how their policies, decisions, and practices impact 
individuals with protected characteristics, ensuring they: 

Eliminate discrimination, harassment, and victimisation 

Advance equality of opportunity between people with and without protected 
characteristics 

Foster good relations between different groups 

5.1.1 Schedule 19 of the Equality Act 2010  

Under Schedule 19, FRS and government departments are listed as public authorities, meaning 
they are subject to the PSED. 

Schedule 1918 reinforces the legal duty to embed equality in policymaking, service delivery, and 
legislative development. This includes consulting affected communities before implementing 
new policies that may disproportionately impact certain groups. 

Effective consultation should be meaningful, inclusive, and proportionate, ensuring those 
affected have a genuine opportunity to influence decision-making. 

Failure to conduct proper consultation can result in policies that disadvantage certain groups 
and may lead to legal challenges.  

5.1.2 Fire and Rescue Services (FRS)  

The PSED requires equality considerations to be integrated into fire prevention, emergency 
response, recruitment, and community engagement. It also ensures that fire safety policies, 
including evacuation procedures, are inclusive and meet the needs of disabled people.  

 

 
15 Equality Act 2010: https://www.legislation.gov.uk/ukpga/2010/15/contents  
16 Public Sector Equality Duty: https://www.legislation.gov.uk/ukpga/2010/15/part/11/chapter/1  
17 Equality Act 2010, Chapter 1, Section 149: https://www.legislation.gov.uk/ukpga/2010/15/part/11/chapter/1 
18 Equality Act 2010, Schedule 9: https://www.legislation.gov.uk/ukpga/2010/15/schedule/19  

http://www.3asolutions.tech/
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5.2 Person-Centred Fire Risk Assessments (PcFRAs) 

Under the draft regulations, managing agents or building owners must offer to conduct a 
PcFRA for any "relevant resident" and must complete it upon request. The PcFRA should: 

• Assess fire safety risks within a resident’s living unit and common areas. 

• Evaluate the resident’s ability to evacuate safely in an emergency. 

• Identify necessary mitigation measures to improve fire safety. 

• Establish cost-sharing arrangements for implementing necessary safety measures. 

5.2.1 Personal Emergency Evacuation Statements (PEES) 

Once a PcFRA is completed, responsible persons must: 

• Develop a Personal Emergency Evacuation Statement (PEES) detailing agreed 
evacuation strategies for each resident. 

• Ensure PEES documents are reviewed at least annually or sooner if circumstances 
change. 

5.2.2 Information Sharing with Fire Authorities 

Responsible persons must share relevant residents’ needs with the local fire service, subject to 
the resident’s consent. 

This information should be stored in a secure information box. 

5.2.3 Building Emergency Evacuation Plans (BEEP) 

• A BEEP must outline the overall evacuation strategy for the building, including details 
of residents with PEES. 

• The BEEP must be reviewed annually, shared with the fire service, and stored in secure 
information boxes. 

5.2.4 Key Issues: 

Legal Framework: 

• The Equality Act 2010 prohibits charging disabled individuals for reasonable 
adjustments, including AEDs, as this would constitute unlawful discrimination. Refer to 
EHRC advice to disabled residents19. 

 
19 EHRC advice: https://www.dropbox.com/scl/fi/lrts42u0f3k2km2j514yp/EHRC-combined-response-and-template-

http://www.3asolutions.tech/
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• The FSO requires RPs to ensure the safety of all relevant persons, there are no 
exclusions from this requirement of disabled residents of general needs 
accommodation of any height. 

Challenges for the Responsible Person (RP): 

• RPs are legally obligated to provide reasonable adjustments but may face resistance 
from residents who perceive these measures as unfair and incurring additional costs 
impacting service charges. 

• Balancing these competing demands places the Responsible Person (in an "impossible 
position," where fulfilling legal obligations risks social conflict and reputational 
damage. 

Safety Risks: 

• Delayed or avoided implementation of assisted escape measures due to these barriers 
exposes disabled residents to heightened risks during emergencies, undermining the 
RP's fire safety duties. 

• Unresolved tensions can also erode trust, discouraging open communication about fire 
safety needs. 

5.3 Concerns  

The information on the draft regulations raise significant concerns. Fire safety professionals 
and disability advocates argue that: 

• The draft fails to meet existing legislative requirements, particularly regarding the 
Equality Act 2010, FSO and wider legislation, which all require amendment to exclude 
disabled residents from the requirements. 

• The lack of consultation with DPOs breaches the requirements of the PSED, Chapter 1, 
Section 149. 

• It is prohibited under the Equality Act 2010 to charge for a reasonable adjustment to 
remove discrimination. 

• Social Housing tenants are unlikely to be able to purchase a suitable Assisted Escape 
Device (AED) and may purchase an unsuitable device from the internet endangering 
their lives, other residents and those of firefighters. 

 

letter.pdf?rlkey=5ytn5768zwyww0dtehci3amyd&st=ripfkcup&dl=0  
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5.3.1 Fire and Rescue Services 

Any regulation proposing the Duty of Care is placed on to firefighters for the safe evacuation of 
every disabled resident of an in-scope building is problematic.   

Firefighters will have to be trained on how to safely evacuate disabled people with complex 
impairments using a myriad of different AEDs and may face potential litigation in the event of 
injury to a firefighter or disabled person due during an evacuation using an inappropriate AED 
or lack of training. 

The Premises Information Box (PIB) Guidance20, Appendix A, Section 1.8, categorizes residents 
based on their evacuation needs, estimating the number of firefighters required: 

• Category 1 (Red): Requires 3+ firefighters and/or specialized equipment.  
o Examples: Bariatric individuals, wheelchair users, those needing stretchers or 

medical devices. 
• Category 2 (Amber): Requires up to 2 firefighters, with no additional equipment.  

o Examples: Residents with limited mobility, mobility aids, or sensory/cognitive 
impairments. 

Applying this to Grenfell Tower’s 37 disabled residents: 

• If all were Category 1, evacuation would require at least 111 firefighters (37 residents × 
3 firefighters). 

• If all were Category 2, at least 74 firefighters (37 residents × 2 firefighters) would be 
needed. 

These figures illustrate the overwhelming logistical challenge of evacuating all disabled 
residents simultaneously. In an emergency, allocating such a large number of firefighters solely 
for evacuation is unfeasible, straining resources and delaying critical fire suppression efforts. 

This demand also increases risks for both residents and firefighters navigating hazardous high-
rise conditions. Implementing PEEPs tailored to individual needs and designing buildings to 
support independent evacuation would significantly reduce reliance on emergency services 
and improve overall safety. 

Further scrutiny and revisions are required to ensure the regulations adequately protect 
disabled and vulnerable residents while meeting legal and ethical fire safety obligations. 

 
20 Premises Information Box Guidance: https://nfcc.org.uk/wp-content/uploads/2023/08/PIBS_Guide_06-21_V2.pdf  

http://www.3asolutions.tech/
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5.4 Dr. Lane’s Change Framework21 
Dr. Barbara Lane, a fire safety expert and Fellow at Arup, has developed a comprehensive 
change framework22 addressing fire safety failings highlighted by the Grenfell Tower Inquiry.  
Her framework identifies gaps in regulation, enforcement, and emergency preparedness, 
proposing systemic reforms to improve fire safety, particularly for vulnerable groups such as 
disabled residents.  A key focus is accountability and long-term structural reform, advocating 
for a fire safety system that is resilient, inclusive, and compliant with fire safety and equality 
laws. 

Her recommendations emphasise: 

• Improved regulatory oversight, ensuring that compliance is rigorously monitored and 
enforced. 

• Stronger legal obligations for building owners and managers to uphold their 
responsibilities, particularly in emergency planning. 

• Mandatory evacuation procedures tailored to individuals who cannot escape 
unaided, reducing reliance on emergency responders. 

 
21 Dr Lane Change Framework: https://www.arup.com/insights/a-change-framework-how-can-we-create-a-more-
effective-and-equitable-fire-safety-system/  
22 Dr Lane Change Framework: https://www.arup.com/insights/a-change-framework-how-can-we-create-a-more-
effective-and-equitable-fire-safety-system/  

http://www.3asolutions.tech/
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6 PEEPs in Residential Buildings 
Disabled residents living in multi-storey residential buildings face ongoing risks due to 
inadequate emergency planning and insufficient regulations that reinforce existing legal 
mandates for PEEPs. 

Data from the Office for National Statistics (ONS) 23 reveals that: 

England 

25.4% of households (around 6.0 million) include at least one disabled person. 

6.6% of households (approximately 1.6 million) have two or more disabled members. 

Wales 

29.5% of households (around 397,000) include one disabled person. 

8.4% (about 114,000) contain two or more disabled individuals. 

Housing 

21.7% (5.4 million) of these individuals live in flats, maisonettes, or apartments. 

The lack of adequate PEEPs for disabled residents in Grenfell Tower not only breached legal 
obligations but also led to increased injuries and fatalities during the fire. This gap in planning 
placed additional strain on firefighters, who have to attempt complex rescues for individuals 
who could have evacuated independently with proper support.  

Effective PEEPs could have significantly reduced these risks, providing a safer and more 
efficient evacuation process for vulnerable residents while alleviating the burden on 
emergency responders. 

6.1 PEEPs versus Person-centred Fire Risk Assessments (PcFRAs) 

It is crucial to understand the distinction between PcFRA and PEEP that are often 
misunderstood: 

A PEEP is a tailored strategy designed to provide safe evacuation procedures for 
individuals who may need assistance during an emergency, such as those with disabilities 
or mobility impairments.  

A PEEP provides evidence of compliance with the FSO by ensuring that all "relevant 
persons" are able to leave the building as quickly and as safely as possible. 

 
23 Disability, England and Wales Census 2021: 
https://www.ons.gov.uk/peoplepopulationandcommunity/healthandsocialcare/healthandwellbeing/bulletins/disab
ilityenglandandwales/census2021  
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A Person-Centred Fire Risk Assessment (PCFRA) considers the specific needs and 
vulnerabilities of individuals within the building, addressing factors like mobility, sensory 
impairments, or cognitive challenges to create a comprehensive, inclusive fire safety 
strategy.   

A PcFRA on its’ own does not meet the requirements of the FSO. 

6.2 Buildings with a Stay Put Policy 

A stay-put policy advises residents in unaffected units to remain during a fire unless told 
otherwise. It relies on compartmentalisation with fire-resistant materials, but its effectiveness 
depends on properly maintained safety measures. All residents must have the option to 
evacuate without discrimination. 

Disabled residents may be unable to evacuate without a well-planned PEEP, leaving them 
reliant on firefighter intervention. Many fire action notices provide no guidance for them, 
increasing their vulnerability. PEEPs are essential in all residential buildings, including those 
with a stay-put strategy, to ensure safe evacuation, especially if the fire is nearby. 

The second version of a Fire Action Notice highlights how many disabled residents perceive 
evacuation planning in their buildings. 
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6.2.1 Published Guidance 

The 4th edition of the Guidance to Support a Temporary Change to a Simultaneous Evacuation 
Strategy in Purpose-built Blocks of Flats24 is designed to help Responsible Persons comply with 
the FSO. Sections 9 and 10 of the guidance specifically address the evacuation needs of 
vulnerable and disabled individuals.  

In section 10.1, the guidance states that every occupant should have the means to begin 
evacuation before the Fire and Rescue Service arrives. This statement supports the view that 
such evacuations are feasible and practical, aligning with the National Fire Chiefs Council 
(NFCC) principles for equitable fire safety.  

The NFCC advocates for inclusive and proactive planning to ensure that all individuals, 
including those with disabilities, can safely evacuate in the event of an emergency. By 
emphasising feasibility and practicality, it reinforces the need for PEEPs to be a standard 
requirement for ensuring comprehensive and equitable fire safety for vulnerable residents. 

“Section 9 Evacuation 

9.1. On detection and warning of a fire in a simultaneous evacuation building, there needs 
to be appropriate arrangements in place to ensure that all residents evacuate the building 
or to a relevant place of safety. It is the duty of the Responsible Person to ensure that 
there are appropriate arrangements in place to ensure the ongoing control, management 
and monitoring of the evacuation plans. 

9.2. The Fire safety risk assessment: means of escape for disabled people guide25 states 
“The Fire and Rescue Service’s role in fire evacuation is that of ensuring that the means of 
escape in case of fire and associated fire safety measures provided for all people who may 
be in a building are both adequate and reasonable, taking into account the circumstances 
of each particular case. Under current fire safety legislation, it is the responsibility of the 
person(s) having responsibility for the building to provide a fire safety risk assessment that 
includes an emergency evacuation plan for all people likely to be in the premises, including 
disabled people, and how that plan will be implemented. Such an evacuation plan should 
not rely upon the intervention of the Fire and Rescue Service to make it work.” 

10. Evacuation Considerations for Vulnerable Persons 

10.1. Where a fire occurs, every occupant of the building should have the means to start 
their evacuation before the FRS arrive. Some residents may require assistance to do this, 
whilst other vulnerable residents may identify that they are able to self-evacuate. Detailed 

 
24 Guidance to Support a Temporary Change to a Simultaneous Evacuation Strategy in Purpose-built Blocks of Flats: 
https://nfcc.org.uk/wp-content/uploads/2023/07/SEG_-_4th_Edition_-_FINAL_17082022.pdf  
25 Fire Safety Risk Assessment: Means of Escape for Disabled People: 
https://assets.publishing.service.gov.uk/media/5ec5401ee90e0754d1dedf20/9446_Means_of_Escape_v2_.pdf  
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information about the principles of the evacuation of vulnerable persons can be found in 
the Fire Safety Risk Assessment: Means of Escape for Disabled People guide, and also 
within the Fire Safety Risk Assessment: Sleeping Accommodation guide26.” 

Author’s Note: 

It would be unlikely that this guidance would make the above statements unless they were 
thought to be practical, proportionate and safe.  

6.3 Statement to the House of Lords 

Lord Greenhalgh, Building Safety Minister, made the following statements relating to PEEPs to 
the House of Lords on 4th April 202227. 

“On practicality, how can you evacuate a mobility-impaired person from a tall building 
before the professionals from the fire and rescue service arrive?” 

“On proportionality, how much is it reasonable to spend to do this at the same time as we 
seek to protect residents and taxpayers from excessive costs?” 

“On safety, how can you ensure that an evacuation of mobility-impaired people is carried 
out in a way that does not hinder others in evacuating or the fire service in fighting the 
fire.” 

These statements are not evidence based and informs the 16.1 million disabled people in the 
UK that they are second class citizens where fire safety is concerned.   

6.3.1 Practicality 

Since 2022, numerous public sector organisations have been developing PEEPS: 

Royal Borough of Kensington & Chelsea Council (RBKC) Response to GTI Phase 2 Report28 

“Support for vulnerable residents – We have increased the proportion of tenants for whom 
we hold vulnerability data from less than nine per cent to nearly 70 per cent; completed 
over 800 Person-Centred Fire Risk Assessments (PCFRAs) and developed over 400 Personal 
Emergency Evacuation Plans (PEEPs). All safety information is recorded by the Fire, Health 
and Safety Team and stored in Secure Information Boxes for use by emergency services. All 

 
26 Fire Safety Risk Assessment: Sleeping Accommodation: 
https://assets.publishing.service.gov.uk/media/6662d2fafe8be9a012ca94cb/9281_Sleeping_Accomodation_v2.pdf  
27 Hansard Record: https://hansard.parliament.uk/lords/2022-04-04/debates/ECEAEAD5-9736-4C75-BBB6-
53764151213D/BuildingSafetyBill  

28 RBKC Response to the GTI Phase 2 Report: https://www.rbkc.gov.uk/grenfell-response-and-recovery/grenfell-tower-inquiry  
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Council tenants and leaseholders have received a booklet explaining the evacuation 
procedure that applies to their block. The booklet is available in 10 other languages.” 

Lambeth Council 

The results of a Freedom of Information Request (FOI) by The Guardian29 identifies that the 
Council had developed 2,529 PEEPS since 2017 and that these are up to date for those with 
short term conditions.  

Southwark Council 

Southwark Council has enrolled over 160 managers on the Triple Solutions training programme 
prior to implementing PEEPs across their property portfolio. 

East Suffolk Council 

East Suffolk Council has been implementing Personal Emergency Evacuation Plans (PEEPs) 
across their property portfolio for the past two years, following training with Triple A Solutions. 

Additional organisation rolling out PEEPs, include: 

Thanet Council 

Stevenage Borough Council 

LB Hammersmith & Fulham  

Croydon Council  

Sandwell Metropolitan Council 

LB Waltham & Forest 

Portsmouth City Council 

Lancaster City Council 

Hammersmith & Fulham 
Council 

 

Oxford City Council 

Epping Forest District Council 

Rotherham Metropolitan 
Borough Council 

One Housing 

The Riverside Group 

Sovereign Network Group 

Metropolitan Thames Valley 

Solihull Community Housing 

Southlake Housing 

Sutton Housing Partnership 

Westward Housing 

Alpha Housing Services  

Red Kite Community Housing 

Tower Hamlets Community Housing 

Shepherds Bush Housing Association 

Platform Housing Group 

Gateway Housing Association 

PA Housing 

Cornerstone Housing 

Karbon Housing 

Zebra Housing 

Origin Housing 

Southlake Housing 

Red Kite Housing Services 

 

 
29 Guardian FOI Requests: https://www.theguardian.com/society/article/2024/sep/01/evacuation-plans-vulnerable-london-
dangerous-postcode-lottery-grenfell%20https://www.theguardian.com/society/article/2024/sep/01/evacuation-plans-vulnerable-
london-dangerous-postcode-lottery-grenfell  
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https://www.thanet.gov.uk/info-pages/personal-emergency-evacuation-plan/
https://www.stevenage.gov.uk/documents/housing/housing-policies/fire-safety-policy-2024.pdf
https://www.lbhf.gov.uk/housing/fire-safety-your-home/supporting-our-residents
https://www.croydon.gov.uk/housing/information-council-tenants/evacuation-plan-flats/personal-emergency-evacuation-plans-peeps
https://www.lbhf.gov.uk/housing/fire-safety-your-home/supporting-our-residents
https://www.lbhf.gov.uk/housing/fire-safety-your-home/supporting-our-residents
https://www.oxford.gov.uk/building-safety-council-housing/high-rise-block-fire-evacuation-procedure
https://www.onehousing.co.uk/resident-services/resident-information/safety-at-home/fire-safety
https://www.riverside.org.uk/wp-content/uploads/2024/09/Fire-safety-in-your-home-and-building-September-24.pdf
https://www.sovereign.org.uk/about-us/fire-safety
https://www.mtvh.co.uk/wp-content/uploads/2024/03/MTVH-Building-Safety-Resident-Engagement-Framework.pdf
https://www.solihullcommunityhousing.org.uk/wp-content/uploads/2022/08/Fire-Safety-Management-Policy-2022.pdf
https://www.southlakeshousing.co.uk/keeping-my-home-safe/
https://www.westwardhousing.org.uk/fire-safety/
https://www.alphahousingservices.co.uk/handy-guidance/fire-safety-general
https://redkitehousing.org.uk/media/pcfm5chl/pol036-red-kite-community-housing-fire-safety-policy-and-management-plan.pdf
https://www.thch.org.uk/fire-safety/
https://www.sbhg.co.uk/evacuation-assistance-form/
https://www.gatewayhousing.org.uk/person-centered-fire-risk-assessments/
https://www.pahousing.co.uk/media/ojvfbhez/building-safety-resident-engagement-plan-elmgrove-point-2024.pdf
https://www.cornerstonehousing.net/personal-emergency-evacuation-plans-peeps/
https://www.karbonhomes.co.uk/customer-area/my-tenancy/home-safety/fire-safety/
https://www.zebrahousing.com/fire-action-plan/
https://www.originhousing.org.uk/residents/fire-safety/fire-safety-advice-for-residents/
https://www.southlakeshousing.co.uk/keeping-my-home-safe/
https://redkitehousing.org.uk/media/pcfm5chl/pol036-red-kite-community-housing-fire-safety-policy-and-management-plan.pdf
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6.3.2 Emergency Arrangements: Employees 

Compliance with the Health and Safety at Work Act 197430 (HSWA) and the Management of 
Health and Safety at Work Regulations 199931 (MHSWR) is crucial when employees are 
involved in implementing or supporting PEEPs.  Under these regulations, the MHSWR requires 
employers to conduct risk assessments to identify potential hazards, including during 
emergency evacuations, and put in place suitable control measures.  

Many evacuation plans involve waking watches alerting residents to a fire and coordinating 
evacuations before firefighters arrive. It is important to remember that these waking watch 
personnel are employees, and any evacuation strategy must not place them in danger. 
Therefore, it would be inappropriate to require any employee to leave a place of safety to 
enter a hazardous area to facilitate an evacuation. This consideration ensures that their health 
and safety are not compromised while performing their duties during an emergency.   

6.3.3 Emergency Arrangements: Volunteers 

There is no legal requirement under Article 18(5)32 of the FSO that fire safety assistance must 
be provided solely by employees:  

“A person is to be regarded as competent for the purposes of this article where he has 
sufficient training and experience or knowledge and other qualities to enable him properly 
to assist in undertaking the preventive and protective measures.” 

The core obligation is that any appointed person responsible for fire safety assistance must be 
competent to fulfil the duties required. Article 18(1) mandates the appointment of one or 
more competent persons to assist in fire safety, and while it does not specify that they must be 
employees, it emphasises competence as the main criterion for carrying out fire safety 
responsibilities effectively. 

This means that external resources, volunteers, or other qualified individuals could be 
appointed to assist with fire safety, provided they possess the necessary skills, knowledge, and 
experience to effectively support compliance with fire safety obligations. The essential 
requirement is competency, meaning that these individuals must be properly trained and 
capable of fulfilling the fire safety roles to meet legal standards.  

The use of volunteers, family, and friends to assist disabled residents during emergencies can 
be a crucial part of evacuation planning, particularly in high-rise or large residential buildings.  

One of the major benefits of involving these groups is their immediate availability, which can 

 
30 Health and Safety at Work Act 1974: https://www.legislation.gov.uk/ukpga/1974/37/contents  
31 Management of Health and Safety at Work Regulations 1999: 
https://www.legislation.gov.uk/uksi/1999/3242/contents  
32 FSO Article 18: https://www.legislation.gov.uk/uksi/2005/1541/article/18  
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often mitigate the delayed intervention time by professional firefighters during large-scale 
incidents, such as in the case of the Grenfell Tower fire. 

Key Considerations: 

Delayed Firefighter Intervention: Firefighters will be unable to reach all residents 
immediately during an emergency, especially when resources are stretched, as seen in 
incidents involving large or complex buildings. Family members and community 
volunteers who are already on-site can act as the first line of support in evacuation 
efforts. This could be especially vital for residents who require assistance due to mobility, 
sensory, or cognitive impairments. 

Familiarity and Trust: Family members and friends are often more familiar with the 
individual needs of disabled residents and will not abandon them in an emergency, 
increasing the risk of injuries and fatalities. They are also more likely to have a personal 
stake in ensuring the safety of those residents, increasing the chances of timely and 
effective action. 

Flexibility in Response: Volunteers and family members can be more flexible and 
responsive compared to employees or firefighters, who might be delayed or unavailable. 
By integrating these groups into evacuation plans, buildings can ensure that more people 
are equipped to assist in times of crisis. 

Despite this, the Home Office Fire Safety Team has previously raised concerns about the 
reliability of volunteers, family, and friends in emergencies. However, the same concern 
applies to employees, who may be off-duty or unavailable, underscoring the need for a more 
inclusive and comprehensive approach to evacuation assistance. 

The Government’s Response to the EEIS+ Consultation33 acknowledges that involving 
volunteers in assisting residents who cannot evacuate is appropriate. This recognition appears 
to be missing from the draft Fire Safety (Residential) (England) Regulations. 

Expanding involvement beyond employees enhances preparedness and improves the 
likelihood of timely evacuation, particularly in buildings where residents require additional 
support. The Guidance to Support a Temporary Change to a Simultaneous Evacuation Strategy 
in Purpose-built Blocks of Flats34 reinforces this approach, recognizing that residents and 
volunteers can effectively contribute to evacuation management. 

 

 
33 Government’s Response to EEIS+: 
https://assets.publishing.service.gov.uk/media/6749d7c124108edc3c8cecb1/EEIS++consultation+response++Reside
ntial+PEEPs+policy+-+Easy+Read.pdf 
34 Support a Temporary Change to a Simultaneous Evacuation Strategy in Purpose-built Blocks of Flats: 
https://nfcc.org.uk/wp-content/uploads/2023/07/SEG_-_4th_Edition_-_FINAL_17082022.pdf  
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Similarly, the Waking Watch Specification (Section 11.3, Appendix C) explicitly states that 
residents can perform Waking Watch duties. This highlights the role of community support in 
ensuring a more inclusive evacuation strategy, emphasizing that residents can contribute to 
the safety of vulnerable and disabled individuals during emergencies. 

“11.3.  Residents can carry out the responsibilities of waking watch (and assist in any other 
duties that may have been identified by the fire risk assessment to manage the evacuation 
of their building) if they fulfil the training requirements. Further details are given in 
Appendix B.” 

6.3.4 Proportionate 

The Personal Emergency Evacuation Plans Consultation Impact Assessment, dated 8th June 
202135 states on page 11: 

“4. The wage of the RP is taken to be that of the private building safety manager. This is 
taken from the Annual Survey of Households and Earnings (ASHE) 2020, uplifted to include 
non- wage costs and modified for the price base year using HM Treasury’s GDP Deflator. 
The gross hourly RP wage is assumed to be £20.68.  

6. The NFCC assumes that it will take 45 minutes to conduct a PEEP risk assessment. This is 
a central estimate within a low-high range of between 30 minutes and 1 hour.  

7. The NFCC assumes that it will take two hours to create the PEEP.” 

The Government and the NFCC therefore estimates that the cost of developing one PEEP is 
£41.36. 

Grenfell Tower was home to 37 disabled residents, none of whom had PEEPs in place. The 
upper 20 storeys contained 120 flats, which increased to 127 after the building’s 
refurbishment in 2016.  

Applying the figures in the Home Office's Personal Emergency Evacuation Plans Consultation 
Impact Assessment36, dated June 8, 2021, implementing PEEPs for all residents would have 
cost approximately £1,530, equating to just £12.00 per month per flat on service charges. 

The absence of PEEPs in multi-storey residential buildings has made many disabled residents 
feel that their safety was not prioritised, reinforcing a sense that their lives are undervalued 
and neglected. This lack of emergency planning has significantly impacted their confidence in 
building safety protocols and overall inclusion in fire safety measures. 

 
35 Personal Emergency Evacuation Plans Consultation Impact Assessment, The Home Office dated 8th June 2021: 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/991912/PEEPs
_consultation_IA.pdf     
36 Personal Emergency Evacuation Plans Consultation Impact Assessment: 
https://assets.publishing.service.gov.uk/media/60bf2b04e90e07438ee57424/PEEPs_consultation_IA.pdf  
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6.3.5 Safe 

Under the Equality Act 2010, providing a means of escape for non-disabled residents while 
failing to ensure the same for disabled residents constitutes direct discrimination.  

The Act requires that reasonable adjustments be made to avoid placing disabled individuals at 
a disadvantage, including ensuring equal access to emergency exits and safety measures. This 
means that RPs must consider the needs of disabled residents in their fire safety planning. 

Ensuring that all residents have an equitable means of escape in case of fire is essential. Not 
doing so perpetuates a dangerous inequality, leaving disabled residents feeling vulnerable and 
unprotected in their homes.  

A fair and effective solution involves collaborating with fire safety professionals to develop 
inclusive evacuation strategies that address the diverse needs of all building occupants. 

6.3.6 NFCC Single Staircase Policy Position Statement37 

The NFCC’s Single Staircase Policy Position Statement highlights significant issues around 
evacuation procedures in high-rise buildings, particularly for disabled residents. From April 
2019 to March 2022, the London Fire Brigade reported 154 instances where more than 10 
people evacuated from high-rise flats (6 storeys or more) during a fire.  

The NFCC estimated that nearly 8,500 residents chose to evacuate, either before or during 
firefighting operations. Notably, these unplanned evacuations occurred without reported 
injuries or fatalities. 

However, this scenario raises a critical point: 

While non-disabled residents may decide to self-evacuate, disabled residents often do not 
have the option of independent evacuation. Without accessible escape routes or PEEPs, 
many are forced to wait for rescue by firefighters even if the fire is in their flat, making 
them more vulnerable during emergencies due to delayed intervention timescales. This 
situation creates an inequitable safety standard, as disabled individuals are effectively left 
with no choice but to rely on delayed external assistance in emergencies, an option few 
fire safety professionals would find acceptable. 

These observations underscore the urgent need to address inclusive evacuation planning, 
such as integrating accessible escape routes and robust PEEPs, ensuring disabled residents 
have equitable access to safe evacuation. 

 
37 NFCC Single Staircase Policy Position Statement: https://nfcc.org.uk/wp-
content/uploads/2023/08/NFCC_Position_Statement_Single_Staircases__Final.pdf  
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6.4 Example PEEP under a Test Environment 

A video of a PEEP38  in a controlled test environment demonstrates its effectiveness for a 
resident on the 13th floor of a high-rise. The evacuation was carried out safely without 
disrupting others. Having lived in the building since 2008, she had raised concerns about 
emergency safety and participated in the test to assess her PEEP. 

The resident, a powered wheelchair user, relies on continuous assistance from personal aides. 
Her worsening condition and improper lifting techniques have led to serious risks, including 
past rib fractures during evacuations. 

Health & Safety Risk Assessments were conducted, and her care team, along with trained 
volunteer neighbours, was equipped to assist during emergencies. Despite mobility challenges, 
she has full cognitive function and follows the evacuation plan when alerted. 

Her PEEP proved effective when a fire broke out near her flat—she evacuated safely before 
firefighters arrived, avoiding the need for a rescue. This case underscores the vital role of 
personalised emergency planning for those with mobility impairments. 

 

 

 
38 Video of test of a PEEP: https://drive.google.com/file/d/1Vzqg1KiJkbtwO8cyXGu3kgSwWpu7TeDU/view  
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7 Legal Framework 
The legal framework for ensuring equitable fire safety for individuals with disabilities includes 
various laws and regulations designed to provide fair and effective protection: 

Regulatory Reform (Fire Safety) Order 200539: Streamlines fire safety legislation by 
assigning the responsibility for fire safety to the 'responsible person' to guarantee the 
implementation of safety measures. 

Equality Act 2010 and Public Sector Equality Duty40: Public entities must implement 
reasonable accommodations and take equality into account in their service provision, 
especially those pertaining to fire safety. 

Building Safety Act 202241: Overseen by the Building Safety Regulator, requires resident 
engagement techniques that incorporate the perspectives of disabled residents. 

Building Regulations 201042: These regulations set standards for fire safety in new 
buildings and major renovations, including requirements that all persons must be able to 
evacuate a building without external assistance. 

Health and Safety at Work Act 197443 and the Management of Health and Safety at 
Work Regulations 199944: Mandate that employers safeguard the health, safety, and 
welfare of employees, including stipulations for conducting risk assessments in 
workplaces where assistance is provided to disabled residents during emergencies. 

The Care Act 1974: Primarily focused on the regulation of health and social care services. 
Its main purpose was to improve the quality of care for individuals and ensure that those 
in need of care and support received services in a fair and effective manner. 

Health and Social Care Act 202245 and CQC Regulation 1846: Require care providers to 
uphold sufficient staffing and safety requirements to guarantee the secure evacuation of 
disabled   residents in emergencies.  

Civil Contingencies Act 200447: Delivers a single framework for civil protection in the UK. 

 
39 Regulatory Reform (Fire Safety) Order 2005: https://www.legislation.gov.uk/uksi/2005/1541/contents  
40 Equality Act 2010 and Public Sector Equality Duty: https://www.legislation.gov.uk/ukpga/2010/15/contents  
41 Building Safety Act 2022: https://www.legislation.gov.uk/ukpga/2022/30/contents  
42 Building Regulations 2010: https://www.legislation.gov.uk/uksi/2010/2214/contents  
43 Health and Safety at Work Act 1974: https://www.legislation.gov.uk/ukpga/1974/37/contents  
44 Management of Health and Safety at Work Regulations 1999: 
https://www.legislation.gov.uk/uksi/1999/3242/contents  
45 Health and Care Act 2022: https://www.legislation.gov.uk/ukpga/2022/31/contents  
46 CQC Regulation 18: Staffing: https://www.cqc.org.uk/guidance-providers/regulations/regulation-18-staffing  
47 Civil Contingencies Act 2004: https://www.legislation.gov.uk/ukpga/2004/36/contents  
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7.1 Criminal Law 

The following diagram highlights in red the legislation that incurs a personal responsibility with 
penalties including 2 years in prison or a fine in the event of a successful prosecution.  

 

 
 

7.2 Regulatory Reform (Fire Safety) Order 200548 

The FSO is the principal legislation regulating fire safety in non-domestic establishments and 
the communal spaces of residential structures in England and Wales.  

It imposes multiple obligations on the "responsible person" to guarantee that all relevant 
persons can leave safely in the case of a fire. No exemptions exist from the legal obligations for 
either individuals with disabilities or unstaffed, general needs housing. 

Regardless of whether they reside in "general needs" housing or other residential 
environments, the FSO does not mandate that evacuation planning excludes individuals with 
disabilities.  

The RP is responsible for ensuring that all evacuation protocols and fire safety measures are 
comprehensive and meet the requirements of all individuals, regardless of disability. 

 
48 Regulatory Reform (Fire Safety) Order 2005: https://www.legislation.gov.uk/uksi/2005/1541/contents 

Regulatory Reform 
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Building Regulations 
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7.2.1 Definition of “Relevant Persons” (Article 2 Interpretation)49 

“Relevant persons” means— 

(a) any person (including the responsible person) who is or may be lawfully on the premises; 
and 

(b) any person in the immediate vicinity of the premises who is at risk from a fire on the 
premises.” 

Author’s Note: 

This definition covers not only occupants of a building, such as employees, residents, or 
visitors, but also any person who might be affected by a fire in or near the premises. This 
broad interpretation ensures fire safety measures and evacuation procedures consider 
everyone who could be impacted by a fire incident, wherever they are in the building. 

7.2.2 Risk Assessment (Article 9(1))50 

“The responsible person must make a suitable and sufficient assessment of the risks to which 
relevant persons are exposed for the purpose of identifying the general fire precautions he 
needs to take to comply with the requirements and prohibitions imposed upon him by or under 
this Order.”  

Author’s Note:   

The RP must carry out a thorough and adequate Fire Risk Assessment (FRA), ensuring that the 
specific needs of vulnerable individuals, including disabled people, are identified and that 
compliance with the legislative framework is demonstrated. The assessment must consider 
evacuation routes and strategies for all occupants, ensuring that disabled individuals are not 
excluded or assumed to be capable of self-evacuation.  

Clear evidence of strategies, policies, and procedures must be provided, along with active 
PEEPs to support an inclusive and effective emergency response. 

7.2.3 Emergency Routes and Exits (Article 14(2)(b))51 

“in the event of danger, it must be possible for persons to evacuate the premises as quickly and 
as safely as possible”. 

Author’s Note:  

The article emphasises the importance of ensuring that all occupants, including those with 

 
49  FSO Interpretation: https://www.legislation.gov.uk/uksi/2005/1541/article/2  
50 FSO Article 9: https://www.legislation.gov.uk/uksi/2005/1541/article/9  
51 FSO Article 14: https://www.legislation.gov.uk/uksi/2005/1541/article/14  
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disabilities or temporary impairments, can move away from immediate danger and evacuate 
the building.  

The provision is particularly critical for ensuring that individuals, including those with 
disabilities or temporary impairment, can evacuate efficiently and without delay.  This also 
applies in buildings with a stay put policy, as it is crucial for all residents to be able to move to 
safety if their flat, or in the vicinity, is affected by fire. 

7.2.4 Emergency Plans (Article 15(1))52 

“The responsible person must establish and, where necessary, give effect to appropriate 
procedures, including safety drills to be followed in the event of serious and imminent danger 
to relevant persons.”  

Author’s Note:  

This provision mandates that the RP must implement emergency procedures and conduct 
regular fire safety drills to ensure that all individuals know what actions to take in the event of 
a fire.  

These drills and procedures should be informed by the building's FRA and should include 
specific measures to enable disabled and vulnerable residents to move away from danger and 
evacuate the building. 

7.2.5 Information and Instruction (Articles 20)53 

“The responsible person must ensure that any other persons working in or visiting the premises 
are provided with appropriate information regarding— 

(a) the risks to them identified by the risk assessment; 

(b) the preventive and protective measures; 

(c) the procedures and measures in place for emergency evacuation.” 

Author’s Note: 

Information on fire safety and evacuation must be provided to all building users, including 
details on how disabled individuals will be assisted during an emergency. The responsible 
person must ensure that staff receive appropriate training to assist in evacuations and use any 
specialist equipment such as AEDs. 

 
52 FSO Article 15: https://www.legislation.gov.uk/uksi/2005/1541/article/15  
53 FSO Article 20: https://www.legislation.gov.uk/uksi/2005/1541/article/20  
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7.2.6 Training (Article 21)54 

“The responsible person must ensure that his employees are provided with adequate safety 
training:  

(a) at the time when they are first employed; and 

(b)on their being exposed to new or increased risks because of— 

(i) their being transferred or given a change of responsibilities within the 
responsible person's undertaking; 

(ii) the introduction of new work equipment into, or a change respecting work 
equipment already in use within, the responsible person's undertaking; 

(iii) the introduction of new technology into the responsible person's 
undertaking; or 

(iv) the introduction of a new system of work into, or a change respecting a 
system of work already in use within, the responsible person's undertaking. 

(2) The training referred to in paragraph (1) must—  

(a) include suitable and sufficient instruction and training on the appropriate 
precautions and actions to be taken by the employee in order to safeguard himself 
and other relevant persons on the premises; 

(b) be repeated periodically where appropriate; 

(c) be adapted to take account of any new or changed risks to the safety of the 
employees concerned; 

(d) be provided in a manner appropriate to the risk identified by the risk 
assessment; and 

(e)take place during working hours. 

Author’s note:  
Employees must receive safety training before developing Personal Emergency Evacuation 
Plans (PEEPs), both when first employed and whenever new risks arise from changes in roles, 
equipment, technology, or systems. Training should cover safety precautions, be repeated 
periodically, and adapted to updated risks. It should be provided during working hours and 
tailored to the identified risks. 

 

54 FSO Article 21: https://www.legislation.gov.uk/uksi/2005/1541/article/21  
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7.2.7 House of Commons Regulatory Reform Committee 

House of Commons Regulatory Reform Committee Ninth Report of Session 2004-2005 Draft 
Regulatory Reform (Fire Safety) Order 200555. 

The committee requested clarification of a “Place of Safety” 

“Definition of "escape" and "place of safety" 

“18. Our report on the proposed Order noted with concern that, as drafted, it failed to 
make explicit that the place of safety to which the required route(s) of escape from a 
premises must give access should be a place of ultimate safety i.e. that such a place must 
itself provide for further means of escape should it itself subsequently become exposed to 
risk by expansion of the area affected by the fire. We therefore recommended both that 
the draft Order be amended to make this requirement explicit and that guidance issued to 
responsible persons about their obligations under the Order should reflect the fact that 
they would need to provide means of escape from the premises and any area enclosed by 
or within it. 

The Department's response 

19. The Department states that it considers the Order as drafted would place responsible 
persons under a legal requirement to provide a means of ultimate escape from the risk of 
fire on premises under their control. This is because a means of escape leading to an area 
in the vicinity of the premises which is, or might be, exposed to the risk of fire could not 
properly be considered to be a place of safety. Nevertheless, it has accepted that the 
clarity of the definition in article 2 could be improved and consequently amended this to 
read: " "Place of safety" in relation to premises, means a safe area beyond the premises".” 

In the draft Collected Perceived Insights Into and Application of the FSO, a query was posed 
regarding the permissibility of disabled occupants to escape unaided solely to a refuge area.  

The Department clarified that the Order mandates that the Responsible Person facilitates the 
complete evacuation to a "place of safety" that is located beyond the premises. This 
requirement is not satisfied by escape to a refuge alone, unless it is accompanied by 
supplementary evacuation measures to a place of safety outside the building. 

 
55 House of Commons Regulatory Reform Committee Ninth Report of Session 2004-05, Draft Regulatory Reform 
(Fire Safety) Order 2005: https://publications.parliament.uk/pa/cm200405/cmselect/cmdereg/495/49505.htm#a3   
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7.2.8 Home Office Guidance to Support the FSO 

The Home Office FRA guidance documents56 provide essential frameworks for evaluating fire 
risks in various premises. They emphasise the need for systematic identification and evaluation 
of potential fire hazards, alongside the implementation of appropriate safety measures.  

The guidance covers legal obligations under the FSO and includes recommendations for 
training, emergency planning, and record-keeping to ensure compliance. These documents aim 
to promote a culture of fire safety and protect occupants, particularly vulnerable individuals. 

The Equality Act 2010 mandates that public bodies implement policies and practices that do 
not discriminate against disabled individuals and requires reasonable adjustments to 
accommodate their needs. This includes developing inclusive and effective fire safety 
measures, such as PEEPs, that ensure safe evacuation for people with disabilities. 

The Home Office's guidance, originally published in 2007, has not been updated to reflect 
significant legal and regulatory changes, including the transition from the Disability 
Discrimination Act (DDA) to the Equality Act 2010. This outdated guidance fails to address 
specific guidance for the safe evacuation of disabled individuals from residential properties. 

In response to the need for updated guidance, a contract was awarded57 to CS Todd & 
Associates to develop new FRA guidelines, with delivery expected between 21 December 2021 
and 30 June 2023. Despite this, no new updates have been released to incorporate the 
evolving legal requirements and best practices, leaving the existing guidance insufficient for 
the comprehensive protection of disabled residents. 

The absence of updated guidance in the Home Office’s documentation represents a critical 
oversight, potentially increasing the risk to disabled residents in emergency situations and 
failing to meet the legal obligations established by the Equality Act 2010.  It should be noted 
that the published guidance makes the following statements enforcing the existing legal 
requirements: 

Fire Risk Assessment: Means of Escape for Disabled People58 Section 1.1 Legal Overview 

“The Fire and Rescue Service’s role in fire evacuation is that of ensuring that the means of 
escape in case of fire and associated fire safety measures provided for all people who may 
be in a building are both adequate and reasonable, taking into account the circumstances 
of each particular case. Under current fire safety legislation, it is the responsibility of the 
person(s) having responsibility for the building to provide a fire safety risk assessment that 
includes an emergency evacuation plan for all people likely to be in the premises, including 

 
56 Home Office Fire Risk Assessment Guidance: https://www.gov.uk/government/collections/fire-safety-legislation-
guidance-for-those-with-legal-duties  
57 CS Todd & Associates Contract Award: https://bidstats.uk/tenders/2022/W02/766640498  
58 Fire Risk Assessment: Means of Escape for Disabled People: 
https://assets.publishing.service.gov.uk/media/5ec5401ee90e0754d1dedf20/9446_Means_of_Escape_v2_.pdf  
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disabled people, and how that plan will be implemented.  

Such an evacuation plan should not rely upon the intervention of the Fire and Rescue 
Service to make it work. In the case of multi-occupancy buildings, responsibility may rest 
with a number of persons for each occupying organisation and with the owners of the 
building. It is important that they co-operate and co-ordinate evacuation plans with each 
other. This could present a particular problem in multi-occupancy buildings when the 
different escape plans and strategies need to be co-ordinated from a central point.  

The Disability Discrimination Act 1995 (DDA) does not make any change to these 
requirements: it underpins the current fire safety legislation in England and Wales – the 
Regulatory Reform (Fire Safety) Order 2005 – by requiring that employers or organisations 
providing services to the public take responsibility for ensuring that all people, including 
disabled people, can leave the building they control safely in the event of a fire.” 

Fire Risk Assessment: Sleeping Accommodation59 Section 1.15 Help for people with special 
needs  

“Of all the people who may be especially at risk you will need to pay particular attention to 
people who have special needs including those with a disability. The Disability Rights 
Commission estimates that 11 million people in this country have some form of disability, 
which may mean that they find it more difficult to leave a building if there is a fire. Under 
the Disability Discrimination Act, if disabled people could realistically expect to use the 
service (or premises) you provide, then you must anticipate any reasonable adjustments 
that would make it easier for that right to be exercised.” 

Author’s Note: 

There has been no change to either the FSO or the Equality Act 2010 since these guidance 
documents were published. 

7.3 Building Regulations 201060 

Building Regulations Approved Document B (ADB) Volume 161 sets out essential fire safety 
requirements for buildings in England and Wales, emphasising the need for all occupants to be 
able to evacuate without external assistance.  

The functional requirement of ADB B1 stipulates that the design and management of buildings 

 
59 Fire Risk Assessment: Sleeping Accommodation: 
https://assets.publishing.service.gov.uk/media/6662d2fafe8be9a012ca94cb/9281_Sleeping_Accomodation_v2.pdf  
60 Building Regulations 2010: https://www.legislation.gov.uk/uksi/2010/2214/contents  
61 Approved Document B (ADB) Volume 1: 
https://assets.publishing.service.gov.uk/media/639ae7e98fa8f5069839c7d7/Approved_Document_B__fire_safety_
_volume_1_-_Dwellings__2019_edition_incorporating_2020_and_2022_amendments.pdf  
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must facilitate safe and efficient evacuation for everyone without external assistance. This 
includes provisions for escape routes that are accessible and clearly marked, adequate signage, 
and systems that support safe egress during emergencies. The intention is to eliminate 
reliance on external assistance, thereby enhancing the overall safety of all occupants, 
particularly those who may face challenges during an evacuation. 

This requirement reflects the Secretary of State's Intention to ensure that fire safety measures 
accommodate the needs of all individuals, including those with disabilities by stating in bullet 
point (b.): 

“All people can escape to a pace of safety without external assistance” 

 

 

 

 

 

 

 

 

 

 

This approach aligns with the principles of inclusive design and aims to ensure that fire safety 
measures are equitable and effective for all residents. By prioritising the ability for all 
individuals to evacuate independently, the regulations help reduce risks associated with 
emergencies and promote a safer built environment. 

Author’s Note: 

It is not understood why this requirement has not been implemented since the 2019 
amendment was included. 

7.4 Equality Act 2010 

The Equality Act 201062 is the key piece of UK legislation that consolidates and strengthens 
anti-discrimination laws to provide a comprehensive legal framework for protecting individuals 
from unfair treatment. It establishes specific requirements to ensure equal treatment and 

 
62 Equality Act 2010: https://www.legislation.gov.uk/ukpga/2010/15/contents  
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prevent discrimination in various settings.  

7.4.1 Protected Characteristics 

The Act covers nine protected characteristics:  

• Age 
• Disability 
• Gender reassignment 
• Marriage and civil partnership 
• Pregnancy and maternity 
• Race 
• Religion or belief 
• Sex 
• Sexual orientation 

7.4.2 Types of Discrimination Prohibited 

The Equality Act identifies several types of discrimination: 

Direct Discrimination: Treating someone less favourably because of a protected 
characteristic. 

Indirect Discrimination: A policy or practice that applies to everyone but disadvantages a 
particular group. 

Harassment: Unwanted conduct related to a protected characteristic that violates 
someone's dignity or creates a hostile environment. 

Victimisation: Treating someone unfairly because they have made a complaint or 
supported someone else’s complaint under the Act. 

7.4.3 Reasonable Adjustments for Disabled People 

One of the critical requirements under the Act is the obligation to make reasonable 
adjustments for disabled individuals. This involves taking steps to remove barriers that might 
put disabled people at a substantial disadvantage. Examples include: 

Adjusting physical features of a building (e.g., installing ramps or lifts). 

Modifying policies or procedures (e.g., allowing additional time to complete a task). 

Providing auxiliary aids (e.g., hearing loops, large print materials). 

Failing to make reasonable adjustments can constitute discrimination under the Act and 
service providers are prohibited from charging a disabled person for an auxiliary aid.  

Charging for a reasonable adjustment is prohibited under the Equality Act 2010.  

http://www.3asolutions.tech/


 

 

 

Equitable Fire Safety - A Briefing 
______________________________________________________________________________________________ 

 

Date: 17th March 2025  ©TripleAconsult t/a Triple A Solutions                
Page 42 of 62 

TripleAconsult trading as Triple A Solutions 
T: +44 (0)203 633 5425 

W: www.3asolutions.tech 

Employers and service providers are required to make necessary adjustments to accommodate 
employees with disabilities, ensuring equal access and opportunities, without any additional 
cost to the individual. This ensures that disabled employees are not disadvantaged or 
discriminated against 

7.4.4 Public Sector Equality Duty (PSED) 

Public authorities must adhere to the Public Sector Equality Duty, which requires them to: 

Eliminate unlawful discrimination, harassment, and victimisation. 

Advance equality of opportunity between people who share a protected characteristic and 
those who do not. 

Foster good relations between people who share a protected characteristic and those who 
do not. 

7.4.5 Application in Services 

The Act applies across various domains, including: 

Goods, Services, and Facilities: Providers must ensure that services are accessible and free 
from discrimination. 

7.4.6 Positive Action 

The Act permits positive action measures, enabling organisations to take steps to help people 
from disadvantaged or underrepresented groups to have equal opportunities, provided these 
measures are proportionate. 

7.5 Housing Act 2004 

The Housing Act 200463 plays a crucial role in ensuring fire safety within residential properties, 
particularly in rental housing, Houses in Multiple Occupation (HMOs), and multi-occupied 
buildings. It establishes legal responsibilities for landlords and property managers to maintain 
safe living conditions and minimise fire risks.  

Fire safety within the Act is primarily enforced through the Housing Health and Safety Rating 
System (HHSRS), which assesses potential hazards, including fire risks, and provides local 
authorities with the power to enforce safety improvements.  The HHSRS is a risk-based 
assessment tool used by local authorities to evaluate the presence of hazards, including fire 
risks, in residential properties. 

 
63 Housing Act 2004: https://www.legislation.gov.uk/ukpga/2004/34/contents  
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Fire hazards are assessed based on factors such as: 

• the presence and condition of smoke alarms and fire detection systems. 

• adequacy of fire doors, escape routes, and fire-resistant materials. 

• the condition of electrical wiring, heating systems, and cooking appliances that could 
pose a fire risk. 

If serious hazards are identified, local authorities can take enforcement action to require 
landlords to make necessary safety improvements. 

• The Housing Act 2004 introduced licensing requirements for HMOs, which are 
properties rented out to multiple unrelated tenants. 

• HMOs are at higher fire risk due to increased occupancy and shared facilities, so 
landlords must comply with stricter fire safety rules, including: 

o Fire-resistant doors and protected escape routes. 

o Interlinked smoke and heat alarms in sleeping areas and communal spaces. 

o Emergency lighting in stairwells and corridors. 

o Fire extinguishers and fire blankets in shared kitchens. 

• Local authorities inspect HMOs and can revoke licenses or issue penalties for non-
compliance. 

The Housing Act 2004 governs fire safety within private dwellings (e.g., rented homes, HMOs). 

The FSO applies to common areas of residential buildings (e.g., corridors, staircases, lobbies). 

Local authorities and fire services should work together to enforce fire safety across both 
individual dwellings and shared spaces. 

7.6 Building Safety Act 2022 

The Building Safety Act 202264 (BSA) is a key piece of legislation introduced to reform building 
safety following the Grenfell Tower fire tragedy in 2017. The Act aims to enhance the safety 
and regulation of buildings, particularly high-rise and high-risk residential properties, by 
implementing stricter safety standards and accountability measures.  

The Act applies primarily to higher-risk buildings, defined as buildings over 18 metres (or 7 
storeys) that contain at least two residential units. The Act’s provisions also extend to certain 
other buildings, depending on their use and risk profile. 

 
64 Building Safety Act 2022: https://www.legislation.gov.uk/ukpga/2022/30/contents  
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The provisions of the BSA are being implemented in stages, with full implementation expected 
over several years. The goal is to ensure that all stakeholders have time to adapt to the new 
requirements and establish necessary processes and systems. 

7.6.1 Creation of a Building Safety Regulator  

The Act established a new Building Safety Regulator (BSR) within the Health and Safety 
Executive (HSE) to oversee the safety and performance of buildings. The BSR’s primary roles 
include: 

• Ensuring compliance with building safety standards. 

• Implementing a new regulatory framework for building control. 

• Holding duty holders (developers, designers, and contractors) accountable during the 
design, construction, and occupation phases of a building. 

7.6.2 Duties of the Principal Accountable Person (PAP) and Accountable Persons (APs) 

Principal Accountable Person (PAP) – Overall Responsibility 
The PAP, usually the freeholder, landlord, or management company, holds the highest 
responsibility for building safety compliance. They must: 

• Ensure fire and structural safety across the building. 

• Register and update records with the Building Safety Regulator (BSR). 

• Maintain a Safety Case Report outlining risk management. 

• Appoint a Building Safety Manager if needed. 

• Implement a Resident Engagement Strategy. 

• Submit the Building Assessment Certificate when required. 

• Coordinate with all Accountable Persons (APs) for a unified safety plan. 

Accountable Persons (APs) – Specific Responsibilities 
APs, such as landlords, leaseholders, or housing associations, manage specific building areas: 

Assessing and managing risks in their designated areas. 

• Supporting the PAP in maintaining the Building Safety Case Report. 

• Maintaining safety systems like fire doors and alarms. 

• Providing compliance information to the PAP and BSR. 

• Informing residents about evacuation procedures and safety measures. 
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7.6.3 The ‘Golden Thread’ of Information 

One of the fundamental requirements is maintaining the ‘Golden Thread’ of information, 
which involves creating and updating a digital record of a building’s safety details. This record 
is designed to ensure that critical safety information is stored, maintained, and accessible 
throughout the building’s lifespan, facilitating effective management and safety assessments. 

7.6.4 Residents Engagement Guidance65 
The BSR plays a crucial role in ensuring that residents are effectively engaged in the safety of 
their buildings.  

This includes adherence to the Equality Act 2010, which mandates that service providers, 
including those involved in building safety, take necessary steps to ensure that the needs of all 
residents, particularly those with disabilities or other protected characteristics, are considered 
and addressed. 

7.6.5 Application of the Equality Act 2010 

The BSR has issued guidance requiring service providers do not discriminate against individuals 
based on protected characteristics such as disability, race, gender, or age.  

Reasonable Adjustments: Service providers must make reasonable adjustments to ensure that 
residents with disabilities can engage with safety processes effectively. This includes providing 
information in accessible formats, offering support during meetings, and developing specific 
emergency procedures tailored to individual needs. 

 

 

 
65 Residents Engagement Guidance: https://www.buildingsafetyhub.org.uk/media/p2lnmlfk/hse-engaging-with-
residents.pdf  
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7.7 Health & Safety at Work Act 197466 

The Health and Safety at Work Act 1974 is the primary legislation governing workplace health 
and safety. It places a duty on employers, employees, and others such as contractors and 
visitors to ensure health, safety, and welfare in the workplace.  

A comprehensive H&S Risk Assessment is vital for ensuring the safety of employees who assist 
disabled residents during an emergency. It provides a framework for identifying hazards, 
evaluating risks, and implementing control measures to protect both residents and staff. 

Employers must ensure, so far as is reasonably practicable, the health, safety, and welfare of 
all employees while at work. This includes: 

• Providing safe systems of work and a safe working environment. 

• Ensuring that the use, handling, storage, and transport of articles and substances are 
safe. 

• Providing adequate training, supervision, and information to employees regarding 
health and safety. 

Employees must take reasonable care for their own health and safety and that of others who 
may be affected by their actions. They must cooperate with their employer in complying with 
health and safety requirements. 

The Act also imposes duties on self-employed individuals, manufacturers, and suppliers to 
ensure their work and products do not pose health and safety risks.  Organisations employing 
five or more people must have a written health and safety policy outlining how they manage 
health and safety within their operations. 

7.8 Management of Health and Safety at Work 199967  

The Management of Health and Safety at Work Regulations 1999 (MHSWR) complement the 
Health and Safety at Work Act by providing more specific guidelines on how to manage health 
and safety. The regulations require employers to implement systematic processes to manage 
health and safety risks effectively.  

Key requirements include: 

Risk Assessments: Employers must conduct risk assessments to identify potential hazards 
in the workplace and implement appropriate measures to control these risks. The 
assessment should be reviewed regularly and updated as necessary. 

 
66 Health & Safety at Work Act 1974: https://www.legislation.gov.uk/ukpga/1974/37/contents  
67 Management of Health & Safety at Work 1999: https://www.legislation.gov.uk/uksi/1999/3242/contents  
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Health and Safety Arrangements: Employers need to establish suitable arrangements for 
the planning, organisation, control, monitoring, and review of health and safety measures. 

Competent Persons: Employers must appoint one or more competent persons to assist 
them in complying with health and safety obligations. This person should have adequate 
training and experience to fulfil this role effectively. 

Information, Instruction, and Training: Employees must be provided with adequate 
health and safety information and training, particularly when new processes or 
equipment are introduced. 

Emergency Procedures: Employers are required to establish procedures to be followed in 
case of serious or imminent danger, including evacuation procedures. 

7.9 The Care Act 201468 

The Act establishes a legal framework to ensure that individuals receive the care they need, 
tailored to their specific circumstances, regardless of where that care is provided. 

The Act applies to all situations where a person is receiving care, extending far beyond just 
care homes. It encompasses individuals receiving care and support in a wide range of settings, 
including their own homes, supported living arrangements, extra care housing, and 
community-based services.  

A key principle of the Act is promoting well-being, which places a duty on local authorities to 
assess individuals' needs holistically. This includes considering their physical and mental 
health, emotional well-being, personal relationships, and ability to participate in society. The 
Act ensures that people have access to appropriate care and support, empowering them to 
maintain independence and dignity while receiving assistance that meets their unique needs. 

Additionally, the Care Act strengthens safeguarding measures by requiring local authorities to 
take proactive steps in protecting vulnerable individuals from abuse or neglect. This applies to 
people receiving care in any setting, ensuring that their rights and dignity are upheld. The 
legislation also emphasises the importance of person-centred care, advocating for choice and 
control in how services are delivered. 

7.9.1 Safeguarding Adult Boards (SABs) and Fire Safety 

Each local authority must establish a Safeguarding Adults Board (SAB) to oversee and 
coordinate multi-agency responses to safeguarding concerns. SABs include representatives 
from social care, health services, police, fire and rescue services, housing, and other key 

 
68 The Care Act 2014: https://www.legislation.gov.uk/ukpga/2014/23/contents  
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stakeholders. Their role in fire safety includes: 

Identifying Fire Risks: Addressing concerns for individuals at high risk, such as those with 
mobility issues, cognitive impairments, or hoarding behaviours. 

Developing Risk Reduction Strategies: Ensuring vulnerable individuals receive fire safety 
interventions, such as smoke alarms, fire-retardant bedding, and Personal Emergency 
Evacuation Plans (PEEPs). 

Promoting Multi-Agency Collaboration: Ensuring fire services, social care, and housing 
teams work together to prevent fire-related harm. 

Reviewing Serious Incidents: Conducting Safeguarding Adults Reviews (SARs) to 
investigate cases where fire-related deaths or injuries could have been prevented and 
using findings to improve future safety measures. 

Raising Awareness: Educating frontline workers, carers, and residents about fire risks and 
best practices to enhance safety. 

By integrating fire safety into safeguarding strategies, SABs help protect vulnerable individuals 
from preventable harm, ensuring they live in safe, well-maintained environments while 
receiving the care they need. 

7.10 Health & Social Care Act 202269 

The Act primarily aims to enhance the integration of health and social care services, streamline 
governance structures, and improve collaboration across the NHS and local authorities in 
England. These include the fundamental standards – the standards below which care must 
never fall. 

Regulation 8: General70  

Regulations 9 to 20A, Sections 2 and 3 of the Mental Capacity Act 2005 must be 
considered for people who use the service who are aged 16 or over to determine whether 
they lack the mental capacity to consent. 

Regulation 10: Dignity and respect71  

Providers must have due regard to the protected characteristics as defined in the Equality 
Act 2010. 

 
69 Health & Social Care Act 2022: https://www.legislation.gov.uk/ukpga/2022/31/contents  
70 Regulation 8 General: https://www.cqc.org.uk/guidance-providers/regulations-enforcement/regulation-8-general  
71 Regulation 10: Dignity and Respect: https://www.cqc.org.uk/guidance-providers/regulations/regulation-10-
dignity-respect  
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Regulation 17: Good governance72  

The systems and processes must also assess, monitor and mitigate any risks relating the 
health, safety and welfare of people using services and others.  

Regulation 18: Staffing73  

To meet the regulation, providers must provide sufficient numbers of suitably qualified, 
competent, skilled and experienced staff to meet the needs of the people using the 
service at all times and the other regulatory. 

18(1) Sufficient numbers of suitably qualified, competent, skilled and experienced persons 
must be deployed in order to meet the requirements of this Part. 

“There should be procedures to follow in an emergency that make sure sufficient and 
suitable people are deployed to cover both the emergency and the routine work of the 
service.” 

7.11 Civil Contingencies Act 200474 

The Civil Contingencies Act 2004 (CCA) is a key piece of legislation designed to provide a legal 
framework for civil protection and emergency planning. Its aim is to ensure that the country 
can effectively prepare for, respond to, and recover from emergencies. For disabled people, 
the Act has particular relevance, as it requires emergency planning authorities to consider the 
needs of vulnerable groups, including people with disabilities, when creating their response 
strategies. 

Inclusion in Emergency Planning: The Act requires local authorities, emergency services, 
and other responders to have clear plans in place that include the specific needs of 
disabled and vulnerable people. The term "vulnerable" in the CCA encompasses 
individuals who may be more affected by an emergency due to disability, age, health 
conditions, or other factors. As such, emergency plans must ensure that disabled people 
can access the same levels of protection and assistance as everyone else. 

Duties of Public Authorities: Public authorities, referred to as Category 1 
responders under the Act, have legal duties to: 

• Assess risks and plan for emergencies that could affect disabled residents. 

• Inform and advise the public (including those with disabilities) about potential 

 
72 Regulation 17: Good Governance: https://www.cqc.org.uk/guidance-providers/regulations/regulation-17-good-
governance  
73 Regulation 18: Staffing: https://www.cqc.org.uk/guidance-providers/regulations/regulation-18-staffing  
74 Civil Contingencies Act 2004: https://www.legislation.gov.uk/ukpga/2004/36/contents  
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risks and necessary precautions. 

• Ensure that emergency services can communicate effectively with disabled 
individuals during a crisis (for instance, through accessible communications). 

• Collaborate with other responders and organisations to ensure that support for 
disabled people is available across all stages of an emergency—preparation, 
response, and recovery. 

Equality and Non-Discrimination: Under the Act, authorities must adhere to broader equality 
laws, such as the Equality Act 2010 and Public Sector Equality Duty (PSED), when creating 
emergency plans. This means that all emergency procedures must be non-discriminatory and 
consider the different requirements of disabled people, ensuring equitable safety and support. 

7.11.1 Guidance 

Emergency Response and Recovery Non-statutory Guidance75  

Section 4.4.53 states: 

“There are also difficulties in evacuating people who are frail or vulnerable. Those 
responsible for the care of vulnerable people in an emergency should develop a local 
action plan to identify people who are vulnerable in a crisis” 

Identifying People Who Are Vulnerable in a Crisis Guidance for Emergency Planners and 
Responders76 Section 9 states: 

“Warning & Informing - Chapter 7 of the guidance shows how the needs of vulnerable 
persons, including those who may have difficulty understanding warning and informing 
messages, need to be taken into consideration by those Category 1 responders with lead 
responsibility for communicating with the public, both in public awareness programmes 
(pre-event) and in a crisis. Arrangements will need to address how information and 
assistance can be managed by local authorities and health authorities who are in regular 
contact with vulnerable individuals” 

In summary, the Civil Contingencies Act 2004 reinforces the importance of inclusive emergency 
planning, with specific mandates for considering the needs of disabled people by first 
responders. Authorities must ensure that their response frameworks do not inadvertently 
exclude or disadvantage disabled residents. 

 
75 Emergency Response and Recovery Non-statutory Guidance 
https://assets.publishing.service.gov.uk/media/5a7c1f3040f0b61a825d6974/Emergency_Response_and_Recovery_
5th_edition_October_2013.pdf  
76 Identifying People Who Are Vulnerable in a Crisis Guidance for Emergency Planners and Responders: 
https://assets.publishing.service.gov.uk/media/5a799f0ded915d0422069d24/vulnerable_guidance.pdf  
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8  Enforcement 
Enforcement of the relevant legislation is undertaken by the following bodies. 

Regulatory Reform (Fire Safety) Order 200577: Enforced by Fire and Rescue Services, 
requiring inclusive evacuation plans. Non-compliance may result in enforcement or 
prohibition notices. 

Equality Act 2010 & Public Sector Equality Duty78: Enforced by the Equality and Human 
Rights Commission (EHRC). Public bodies must make reasonable adjustments and consider 
equality in policies, including fire safety. 

Building Safety Act 202279: Overseen by the Building Safety Regulator, this act includes 
provisions for resident engagement strategies, ensuring the voices of disabled residents 
are considered in fire safety planning. 

Health and Safety at Work Act 197480 & Management of Health and Safety at Work 
Regulations 199981: Enforced by the Health and Safety Executive (HSE), they require 
employers to ensure safe conditions, including fire safety measures. 

The Care Act 2014: Enforced primarily by local authorities, which have a legal duty to 
assess and meet the care and support needs of vulnerable adults. They must safeguard 
individuals from abuse, neglect, and risks to their well-being, including fire safety. 

Health & Social Care Act 200882 & CQC Regulation 1883: the lead enforcement agency is 
the Care Quality Commission (CQC), ensuring staffing and safety standards in care settings 
meet requirements for the safe evacuation of disabled residents. 

8.1 Lack of Enforcement by FRS 

FRS have the power to inspect properties and enforce compliance with the FSO. If the 
Responsible Person fails to implement adequate safety protocols, FRAs may send enforcement 
or restriction notices and, if necessary, commence legal action84. This approach guarantees the 
fair implementation of fire safety responsibilities, prohibiting any demographic from being 

 
77 CQC Regulation 18: Staffing: https://www.cqc.org.uk/guidance-providers/regulations/regulation-18-staffing 
78 Equality Act 2010 and Public Sector Equality Duty: https://www.legislation.gov.uk/ukpga/2010/15/contents 
79 Building Safety Act 2022: https://www.legislation.gov.uk/ukpga/2022/30/contents 
80 Health and Safety at Work Act 1974: https://www.legislation.gov.uk/ukpga/1974/37/contents  
81 Management of Health and Safety at Work Regulations 1999: 
https://www.legislation.gov.uk/uksi/1999/3242/contents  
82 Health and Care Act 2022: https://www.legislation.gov.uk/ukpga/2022/31/contents  
83 CQC Regulation 18: https://www.cqc.org.uk/guidance-providers/regulations/regulation-18-staffing  
84 Enforcement and Sanctions for Non-Compliance with the FSO, see section 10: 
https://assets.publishing.service.gov.uk/media/651435bbb23dad000de7076e/Enforcement_and_sanctions_for_no
n-compliance.pdf  
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unfairly affected or omitted from safety protocols due to disability, housing type, or other 
status.  

The enactment of the FSO seeks to be equitable, ensuring that all individuals, especially those 
who are disabled and vulnerable, obtain adequate protection in the case of a fire.   RPs must 
consider the needs of all "relevant persons" as defined in Article 285, ensuring that no 
individual is excluded from fire safety measures or emergency preparedness due to a disability 
or other characteristic.  

8.1.1 Public Sector Duty (PSED) 

The PSED Technical Guidance86 highlights the legal requirement for public entities to disclose 
data and reports under the PSED to demonstrate that their services and policies are non-
discriminatory and inclusive, particularly for those with disabilities. This entails collecting and 
disseminating statistics that demonstrate how their initiatives advance equality, eradicate 
discrimination, and cultivate positive interactions.  

Adherence to the PSED facilitates the alignment of services and policies with the requirements 
of all protected groups, hence enhancing openness and accountability in public service 
delivery.  

The results of Freedom of Information Requests submitted to 38 FRS about enforcement 
notices for means of escape from residential buildings between 2019 and 2023 reveal a 
troubling disparity in compliance with the needs of vulnerable and disabled individuals.  

Of the 13,621 enforcement letters issued between 2019 and 2023, only 93 (0.69%) related to 
means of escape for these groups.  

Some FRS indicated either a lack of necessary data or that the expense of compliance would be 
prohibitive, thereby suggesting that they were failing to satisfy the stipulations of the PSED.  

The findings of the FOI requests indicate a substantial deficiency in the implementation of fire 
safety standards for disabled and vulnerable individuals in residential structures regulated by 
the FSO. This underscores the need for enhanced focus and enforcement to ensure that 
evacuation planning is comprehensive and complies with fire safety regulations. 

 

 

 
85 FSO Article 2: https://www.legislation.gov.uk/uksi/2005/1541/article/2  
86 PSED Technical Guidance: 
https://www.equalityhumanrights.com/sites/default/files/technical_guidance_on_the_psed_england.pdf  
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8.1.2 Freedom of Information Requests 

Triple A Solutions regularly submits Freedom of Information Requests to FRS, asking for 
information for the following questions: 

1. The total number of deficiency and/or enforcement notices served to the owners of 
these buildings relating to means of escape (Articles 14(2)(b) & 15 (1)(b)), since the 
Grenfell Tower Fire on 14th June 2017 to the date of this FOI. 

2. The number of deficiency and/or enforcement notices served to the owners of these 
buildings specifically relating to the identification of vulnerable and disabled residents, 
and planning for their escape (Articles 14(2)(b) & 15 (1)(b)). 
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8.1.3 Prosecutions By Cheshire Fire and Rescue Services87 

The Beechmere Retirement Village fire on August 8, 2019, led to one of the largest responses 
by Cheshire Fire and Rescue Service, deploying 70 firefighters at the height of the blaze. The 
fire completely destroyed the facility, displacing over 150 residents. Although there were no 
injuries, the event had a profound impact on the affected individuals.   

The subsequent investigation, which has been ongoing since 2019, identified multiple breaches 
of the FSO. Cheshire Fire and Rescue Service is currently prosecuting six companies involved in 
the design, construction, and management of Beechmere for these violations, which include: 

Article 8(1)(b): Failing to take adequate measures to reduce the risk of fire spread, 
thereby endangering relevant persons. 

Articles 9(1), 15(1)(a), and 20(1): Not conducting suitable and sufficient FRAs, failing to 
implement effective emergency procedures, and not providing necessary risk information 
to outside contractors. 

Article 22(1)(a): Failing to cooperate with other responsible parties to ensure compliance 
with fire safety regulations, placing residents at risk of death or serious injury. 

These charges are aimed at addressing significant lapses in fire safety procedures and ensuring 
accountability among the various entities involved. 

8.2 Enforcement of the Equality Act 2010 
The Equality Act 2010 is enforced through both individual legal actions and regulatory 
oversight by the EHRC88. Individuals who experience discrimination can file claims in civil courts 
or employment tribunals, seeking remedies such as compensation for financial loss and injury 
to feelings. The EHRC holds statutory powers to promote and enforce equality laws, including 
conducting investigations, issuing compliance notices, and initiating legal proceedings against 
organisations that violate the Act. Non-compliance can lead to unlimited fines, as there is no 
maximum limit to the amount an organisation may be fined.  

In cases of discrimination, compensation for injury to feelings is assessed using the Vento 
bands, which are periodically updated to reflect inflation and societal changes. As of April 
2024, the Vento bands are: 

Lower band: £1,200 to £11,700 – for less serious cases. 
Middle band: £11,700 to £35,200  
Upper band: £35,200 to £58,700 – for the most serious cases. 
Exceptional cases: Awards exceeding £58,700. 

 
87 Prosecutions following Beechmere Retirement Village Fire: https://www.cheshirefire.gov.uk/news-events/latest-
news/beechmere/  
88 EHRC: https://www.equalityhumanrights.com/  
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8.2.1 Legal costs 

The costs of taking legal action in discrimination cases under the Equality Act 2010 prevent 
many disabled people from pursuing legal action for discrimination. There is a strong case for 
amending the Equality Act to address this issue and make it easier for disabled individuals to 
access justice. 

8.3 Enforcement of the Housing Act 2004 

If a property fails to meet fire safety standards, local authorities can: 

• Issue Improvement Notices, requiring landlords to address fire hazards. 
• Impose Prohibition Orders, preventing a property from being rented until safe. 
• Prosecute landlords for severe breaches, leading to fines or banning orders. 

The Act provides councils with the authority to enter and inspect properties to ensure 
compliance with fire safety regulations. 

8.4 Enforcement of the Care Act 2014 

The Care Act 2014 is enforced primarily by local authorities, which have a legal duty to assess 
and meet the care and support needs of vulnerable adults. They must safeguard individuals 
from abuse, neglect, and risks to their well-being, including fire safety concerns.  

Key agencies involved in enforcing the Care Act 2014 include: 

Local Authorities: Responsible for carrying out care assessments, providing services, and 
ensuring safeguarding measures are in place. They have a duty to intervene in cases of 
neglect, abuse, or significant risk. 

Safeguarding Adults Boards (SABs): Multi-agency partnerships that oversee safeguarding 
policies, conduct Safeguarding Adults Reviews (SARs), and promote best practices to 
protect at-risk individuals. 

The Care Quality Commission (CQC):  Regulates and inspects care providers, ensuring 
they meet safety and safeguarding standards. They have the authority to act against 
failing care services. 

The Police: Investigate and act in cases involving criminal neglect, financial abuse, or 
exploitation under safeguarding laws. 

Health and Fire Services: Play a key role in identifying risks, supporting safeguarding 
interventions, and ensuring safe environments for those receiving care. 

Enforcement relies on multi-agency collaboration to ensure the safety, dignity, and well-being 
of adults in need of care and support. 
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8.5 Enforcement of the Health & Care Act 2022 

8.5.1 Memorandum of Understanding89  

The Memorandum of understanding between the Care Quality Commission and the National 
Fire Chiefs Council (NFCC), signed in March 2021, establishes a collaborative framework 
between the CQC and the National Fire Chiefs Council (NFCC).  

It aims to improve fire safety and the overall well-being of individuals receiving health and 
social care services in England through local planning, information sharing, and coordinated 
responses between the two bodies.  

The protocol focuses on joint visits, intelligence sharing, and ensuring that regulated locations 
and care providers address potential fire safety risks comprehensively. 

FRS and CQC inspection managers collaborate on inspections, share intelligence, and conduct 
joint visits to address fire safety risks, particularly in regulated locations and domiciliary care 
services. 

“Annex A - Joint Working Protocols. 

Introduction  

30. The CQC, NFCC and FRS will collaborate by pursuing three objectives that will support 
and improve fire protection for vulnerable people in receipt of health and social care 
services:  

a. Implement local planning and liaison;  

b. Work together to regulate, advise and inform health and social care service 
providers;  

c. Maintain effective communication.  

Implement local planning and liaison 

31. Individual FRS and CQC local inspection managers, inspectors and registration officers 
will work together to implement local liaison and contact arrangements that enable 
them to:  

a. Identify and share intelligence, risk issues and concerns relating to regulated 

 
89 Memorandum of Understanding between the Care Quality Commission and The National Fire Chiefs Council 
(NFCC): https://nfcc.org.uk/wp-content/uploads/2023/10/NFCC_CQC_MOU_Final_100321.pdf     
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locations and registered service providers to determine suitable options and 
response measures. This will include CQC providing a full list of registered 
providers to FRS for their area if requested. The FRS will inform CQC of all 
significant fires that have occurred in care homes or locations where regulated 
services are provided, the outcomes of any post fire inspections, and any 
enforcement action.  

b. If appropriate - carry out joint visits or liaison relating to regulated and 
registered service locations - for example following fires or other emergency 
incidents;  

c. Work together to ensure that issues of common interest, concern and 
improvement are shared and discussed at Local Forums, joint training events 
and with other agencies which have an influence on adult social care.  

Support and enhance our working together to regulate, advise and inform health and 
social care service providers, including those providing domiciliary care  

32.  Individual FRS and the CQC local inspection managers, inspectors and registration 
officers should work together to: 

a. Share information and outcomes from CQC or FRS inspections that identify 
potential fire safety risks. For example: 

• In regulated locations - management records not available or current, such 
as fire risk assessments, staff training records, fire alarm testing records 
etc). 

• For domiciliary care service providers – levels of high fire risk evident that 
are not suitably addressed as part of the care planning process or the 
service provided. 

b. Share information about fires or other emergency incidents if death/injury, 
property damage, or evacuation has occurred. 

c. Carry out joint visits and collaborate on regulatory actions where immediate 
risks are apparent (For example – fire alarm inoperative, lack of staff for 
evacuation, locked exits, fire doors wedged open or defective).” 
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9 Legislative Conflicts 
If the Fire Safety (Residential PEEPs) (England) Regulation was enacted as suggested in the 
LinkedIn post, the following conflicts with primary legislation will need to be addressed: 

9.1 The Fire Services Act 200490 

9.1.1 Core Functions 

6 Fire safety 
(2) In making provision under subsection (1) a fire and rescue authority must in particular, to 
the extent that it considers it reasonable to do so, make arrangements for— 

(a) the provision of information, publicity and encouragement in respect of the steps to be 
taken to prevent fires and death or injury by fire; 

(b) the giving of advice, on request, about— 

(i) how to prevent fires and restrict their spread in buildings and other property; 
(ii) the means of escape from buildings and other property in case of fire. 

Potential amendment: 

(2) In making provision under subsection (1) a fire and rescue authority must in particular, to 
the extent that it considers it reasonable to do so, make arrangements for— 

(a) adequate numbers of operational firefighters to ensure the safe evacuation of every 
resident unable to evacuate unassisted residing in high-rise residential buildings; 

(b) training of all firefighters in the use of every available assisted escape device and in 
the safe transfer of all disabled residents in high-rise residential buildings into the 
appropriate assisted escape device; 

(c) the provision of information, publicity and encouragement in respect of the steps to be 
taken to prevent fires and death or injury by fire; 

(d) the giving of advice, on request, about— 

(i) how to prevent fires and restrict their spread in buildings and other property; 
(ii) the means of escape from buildings and other property in case of fire. 

 
90 Fire Services Act 2004: https://www.legislation.gov.uk/ukpga/2004/21/contents 
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9.2 Regulatory Reform (Fire Safety) Order 200591 

9.2.1 Article 14 Emergency routes and exits 

(2) The following requirements must be complied with in respect of premises where necessary 
(whether due to the features of the premises, the activity carried on there, any hazard present 
or any other relevant circumstances) in order to safeguard the safety of relevant persons—  

(b) in the event of danger, it must be possible for persons to evacuate the premises as 
quickly and as safely as possible; 

Potential amendment: 

(2) The following requirements must be complied with in respect of premises where necessary 
(whether due to the features of the premises, the activity carried on there, any hazard present 
or any other relevant circumstances) in order to safeguard the safety of relevant persons—  

(b) in the event of danger, it must be possible for all individuals to evacuate the premises 
as quickly and safely as possible, excluding residents in high-rise residential buildings 
who are unable to evacuate unassisted; 

9.2.2 Article 15 Procedures for serious and imminent danger and for danger areas 

15. (1) The responsible person must— 

(b) nominate a sufficient number of competent persons to implement those procedures in 
so far as they relate to the evacuation of relevant persons from the premises; and 

Potential amendment  

15. (1) The responsible person must— 

(b) nominate a sufficient number of competent persons to implement those procedures in 
so far as they relate to the evacuation of relevant persons from the premises excluding 
residents of high-rise residential buildings; 

9.3 Equality Act 201092 

9.3.1 Article 13 Direct discrimination 
(1) A person (A) discriminates against another (B) if, because of a protected characteristic, A 

treats B less favourably than A treats or would treat others. 

 
91 Regulatory Reform (Fire Safety) Order: https://www.legislation.gov.uk/ukpga/2004/21/contents  
92 Equality Act 2010: https://www.legislation.gov.uk/ukpga/2010/15/contents  
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Potential amendment: 

(1) A person (A) discriminates against another (B) if, because of a protected characteristic, A 
treats B less favourably than A treats or would treat others excluding disabled residents 
of high-rise residential buildings. 

9.3.2 Article 20 Duty to make adjustments 
(3) The first requirement is a requirement, where a provision, criterion or practice of A's puts 

a disabled person at a substantial disadvantage in relation to a relevant matter in 
comparison with persons who are not disabled, to take such steps as it is reasonable to 
have to take to avoid the disadvantage excluding means of escape for disabled residents 
of high-rise buildings. 

(5) The third requirement is a requirement, where a disabled person would, but for the 
provision of an auxiliary aid, be put at a substantial disadvantage in relation to a relevant 
matter in comparison with persons who are not disabled, to take such steps as it is 
reasonable to have to take to provide the auxiliary aid. 

(7) A person (A) who is subject to a duty to make reasonable adjustments is not (subject to 
express provision to the contrary) entitled to require a disabled person, in relation to 
whom A is required to comply with the duty, to pay to any extent A's costs of complying 
with the duty. 

Potential amendment: 

(3) The first requirement is a requirement, where a provision, criterion or practice of A's puts 
a disabled person at a substantial disadvantage in relation to a relevant matter in 
comparison with persons who are not disabled, to take such steps as it is reasonable to 
have to take to avoid the disadvantage except for provisions related to the means of 
escape for disabled residents in high-rise residential buildings. 

(5) The third requirement is a requirement, where a disabled person would, but for the 
provision of an auxiliary aid, be put at a substantial disadvantage in relation to a relevant 
matter in comparison with persons who are not disabled, to take such steps as it is 
reasonable to have to take to provide the auxiliary aid except for the provision of assisted 
escape devices for disabled residents in high-rise residential buildings. 

(7) A person (A) who is subject to a duty to make reasonable adjustments is not (subject to 
express provision to the contrary) entitled to require a disabled person, in relation to 
whom A is required to comply with the duty, to pay to any extent A's costs of complying 
with the duty. An exception is that a disabled resident of a high-rise residential building 
who may be charged for the cost of an assisted escape device. 
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10 Conclusion 
In conclusion, the failure to enforce existing legislation and the lack of comprehensive 
emergency preparation for vulnerable and disabled residents breaches both international and 
national legislation, significantly heightening the risks faced by both these individuals and 
firefighters, a situation that cannot be justified. The refusal to implement PEEPs and provide 
accessible escape routes highlights a systemic issue where convenience is prioritised over 
safety, failing to meet the requirements set by current laws. Without well-defined procedures 
in place to ensure the protection of those who cannot evacuate unaided, the safety of all 
building occupants is put at risk. 

Moreover, the continued reliance on firefighters to manage evacuations without considering 
the contributions of family, friends, and community volunteers undermines the effectiveness 
of emergency responses. As demonstrated by tragedies like the Grenfell Tower fire, this 
approach not only jeopardises vulnerable individuals but also places excessive pressure on 
emergency personnel. 

Moving forward, it is crucial that governments and fire safety experts address these gaps by 
taking concrete steps to improve safety for everyone, especially those most at risk during 
emergencies. This must be done through strict enforcement of legal requirements and the 
implementation of strategies that prioritise the well-being of all residents. 

To address the existing violations and enhance safety for disabled residents, a series of 
targeted actions are recommended: 

Fire Safety (Residential PEEPs)(England) Regulations: The new regulation must meet the 
GTI recommendation 33.22(f) and the FSO by mandating the implementation of both 
PEEPs and PcFRAs for any vulnerable or disabled resident unable to evacuate unassisted. 
This regulation must ensure each resident has a PEEP, meet all current legislation and 
apply to all residential buildings irrespective of building height. 

Training of Staff: It is critical to mandate accredited training for staff responsible for 
creating PEEPs and PcFRAs. This training should cover best practices, legal obligations, and 
practical skills needed to design and implement effective evacuation plans, ensuring that 
PEEPs adequately protect vulnerable and disabled residents. 

Updated Home Office Guidance: The Home Office should publish a revised and updated 
the FRA guidance, as a matter of urgency, to reflect current legal standards and provide 
best practice on safely evacuating disabled individuals from residential properties. 

Training and Resources for Firefighters: Firefighter training programs should be updated 
to include modules on the assessment and enforcement of PEEPs and PcFRAs. This would 
equip emergency responders and inspectors with the necessary skills and knowledge to 
address any deficiencies in these plans during inspections or emergencies. 
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Raise Awareness with Regulators: The BSR and other regulatory bodies must be fully 
informed about the requirement for PEEPs for residents unable to evacuate unassisted. 
Awareness and understanding of these requirements will ensure consistent enforcement 
and oversight across all multi-occupied residential buildings, promoting a uniform 
standard of safety. 

Implementing the GTI recommendations will not only bring the current fire safety practices 
into alignment with legal requirements but will also uphold the rights and safety of disabled 
residents. It is essential to ensure that every resident, regardless of their circumstances, has a 
robust and effective evacuation plan, reflecting a commitment to inclusive safety and equality. 
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