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RPEEPS Regulation Stakeholder Feedback - Residential PEEPs Guidance

Section Comment Proposed change

You should Add any y be clear and specific. You should followany  [CHANGES WILL NOT BE CONSIDERED WITHOUT A RELEVENT PROPOSAL. Be specific and

number here. observations with a specific proposal. lineor ith any text changes

feel iate. For abroader scope, detail asyou
can.

12 The Grenfell recommendation was specific: Define the difference between a PEEP and an Emergency Evacuation Statement and

explain ional for inall

“That the owner and manager of every high-rise residential building be requlred hy law to prepare relevant guidance, which will require amending.

personal emergency evacuation plans (PEEPs) for all resi be

ith reduced mobility ition).” To all statethat theterm

‘Emergency Evacuation Statement' and PEEP areinterchangeable.

The Regulation and the guidance document fails to use the term PEEP and it is unclear the difference

between a Personal Emergency Evacuation Plan (PEEP), aterm well known in theindustry, and an

‘Emergency Evacuation Statement'.

11 Th ion fails to highlight i y Article 14(2)(b) that and i of the
all beabls i that it does not when these will to reflect the new Regulation:
exclude disabled people or unmanned, general needs residential accommodation. It also failsto

i i i LF8 2005. Section 2
Action Required by i luding disabled
FSO Article 14: legislation. gov. 1/article/14 residents from an RPs responsibility.
LFB Fire Safety Note: london-fi \_66_If_format.pdf
Fire for opl Fi y design, buildings—
blishi _Means_of_Escape |Code of practice, Section 50.2.
 v2_pdf
Fire Fire Risk for Disabled People, Section 1.1 Legal
blishi _Sleeping_Accomo.
dation_v2.pdf Fire Risk Section 1.15 Help for disabled people
org.uk/new-edition-of-th with special needs.
guidance-seg-published/
d: rth Edition, Section 10
Considerati which refersto in Section
1.1 Legal Overview of the Fire Risk Assessment: Means of Escape for Disabled People.
13 N i ith Disabled to the draft Regulation have been taken in to meet Section 5.7 of
being drafted as per the Linkedin post by Ark Workplace i January 2025, see: the Technical Guidance on the Public Sector Equality Duty: England.
.dropbox fOraft ‘lre-Salely-
Thisis in breach of Section 5.47 of EHRC's Technical Guidance on the Public Sector Equality Duty.
13 Ylocal fdisabledand |Amend reflect that PEEPs in residential buildings have been embedded
for disabled by i
to respond to or evacuatein the event of a firein line with the legal requirement of the FSO, which does
not general needs, unmanned buildings from the requirements.

1.4(c) protocolsfor and for meeti legal difference between a PEEP and an Emergency Evacuation Statement and

requirements of the FSO. explain g inall
relevant guidance, which will require amending.

All relevant guidance will need to amended for consistency. Thisincludes the BS 9991:2024 Fire safety

in the design, management and use of residential buildings - Code of practice, Section 50.2 that states: |To all i ishing gui which

“The duty holder should verify that a PEEP isin place for any residents, staff or frequent visitorswho  |state that the term ‘Emergency Evacuation Statement'and PEEP are interchangeable.

have been identified as requiring one.”

15 Where thereis a conflict, primary legislation prevails over subordinate Regulations: Highlight that primary legislation prevails where there is a conflict with regulation and
Fire Safety Order suchas:

icle 6: Inclusion of domestic inincreased areasto yi
and inspecti i Fire Safety Order: Article 6, 8 and 14(2)(b)
>Article 8: Exclusion of duty to fire safety i 2010: Chapter 2 and Section 20(7)
person i pay t hazard. Housing Act 2004
>Article 14(2)(b):
as quickly and as safely as possible. Health & Safety Rating
System protect It of an inspection.
T T et ficts, which
include but are not limited to and will require amendment: List
Equality Act 2010: not limited to:
>Chapter 2:Removal offiresafetyfrom proibited conduct elating to discrimination.
>Section 20(7): Exclusi i i for ysuchas [BS9991:24 Fire safety in the design, management and use of residential buildings~Code
beacon fire alarms, assisted additional ion and sui ili of ractice,Section 50.2 -very specific about the requirements.
charging points. h sdmon Section 10 Evacuation
Housing Act 2004 Considerati thi
Exclusion as for Section 1.1 Legal ire Risk Means of Escape for Disabled
refusesto pay to mitigate a hazard. i Counsel inappli
>Article 10: Exclusi i i ! payto |FireRisk Assessment: Sleepm'kmmmodmmn, Section 1.15 Help for disabled people
mitigate the hazard. with special needs - d
The Housing Health & Rating System:
publishing.service.gov. pdf
and Safety Rati homes
y ensuri ics, and clear Local it take
action if serious i See: Sections 24 & 25
2.1 of ion to buildings 18 d those 1 for restricting the regulation to height of building and evacuation
strategy in placeis not Aresident unablet the |strategyin linewith the FSO and what the defence in law there will be under Equality
13thfloorofa1s ildingi asaperson in asimilar location in a building 18 Law.
metres plus.
N.B. height f Article 16(2){b)that "in the event of danger, |Include a defencen law to negate the LGA'slegal advice or include guidancethat an
it must b i pe as safely as possible". This evacuation plan is required for all evacuation impaired residents rrespective of the
includes disabled, impaired residentsin buildings with astay put policyifafireis policy to fromi ifthey are
in their flat or in thevicinity on fire. threatened by afire.
The Local (LGA) EES+ C i i 1 that:
“This duty to disabled residents applies in all blocks, not just those with simultaneous evacuation. Due
to this existi for social landlords, the LGA beli the Home Office, in order to meet its duty
under Article 50 of th y Order and provid; i to social landlords, must
d that i Equality Act 2010 as well as any fire regulations. We have
hared details of Leading and Junior Counsel’s opinion which explain the Part 3 Part 4
Equality Act legislation. The option in the Impact Assessment that suggests expanding the application of
EEIS+ to all buildil 18m aswell assi ion buildings, icdue
toitsrelianceon height. in PEEPs, height is not agood
indicator of risk for t self- ate: aresident on thesixth floor who cannot self-
evacuateis not at significantly lower risk in a 6-story block than in a 30-storey block. Treating disabled
tobe inthe face of legal
challenge under equality law. notbe factor abuilding
should be mandated to enact EEIS - rather all buildings should be included.
If we d EEIS+in stay-put policies,
ofthe built Given that
replaced with EEIS under these proposals in this
category of building, disabled be than before."
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31 Thestatement that relevant person' whom the domesti isesis their only or the FSO will to reflect the new interpretation
principial resid fa ‘relevant resident'in FSOPart 1, 2. relevant person'and how the FSO will be amended to resolve the
which states “relevant persons” means— conflict.

(a) any person i i y h ises; and
(b) any person in the immedi isat risk from a fire on the premises,
applies to all people legally on the residentia premises”

le, in practi i adisabled child with contact arrangements that
split his/her ti parental homes or avisitor frequently ily beleft
without an evacuation plan.

32 that RP must identify relevant residentsi toawide d luded
interpretation. N.B. Phase 2, Chapter 6 The Deceased of the Phase 2 Grenfell Tower Report mining of and i i ications, social
RBKC/TO were fully aware that 15 of the 19 disabled resident who died were evacuation impaired.

The LGAEEIS their EEIS:
“TheLGA i importance of h; in placeto ensure
peoplewith disabilities can navigate arenot placed at adisadvantage dueto
impai Thi i i of being proactivein terms of identifying people, which
would also better fulfil the Equality Act considerations, as well as offeri to
people with arange of disabilities.

on q "
See: hitp local.gov. i iefings-and i ion-resp

32¢ The FSO mak istinction on i on itisdifficult how [Include guid how ill b ithout impacting on fire safety for

without isi forall all esidentsirrspective on their tenureor time spentinthe building.

3.3(a) & (b) Refer to commentsin 3.1 ludeil the FSO will to reflect the new interpretation
of relevant person'and the timescales on how the FSO will be amended to resolve the
conflict.

4.1 of Liberty ) used for a person with i irment who |Amend dei i VP i be

cannot consent to their Although DoLs iated with Dols de guid: and highlight the role of
and hospitals, they arealsoi for general needsand d living Adul
environments.

s The guidance states that a trusted person can engage on behalfof the disabled resident but failsto and trusted personsin relation to
highlight y . Th Iso no referenceto trusted personsin [ children under the ageof 18.
relation to children under the ageof 15.

6.1 Thi of 3.2, please ref in3.2 Either remove this para or para3.2

6.4 The duty is on the Responsible Person's (RP) to identify disabled and vulnerable relevant persons. Please | Refer to proposed changein 3.2
refer to commentsin para3.2.

73 (An RP would to has been identified and it is difficult to Id be
identify ameasure that would not be reasonable and proportionate. disproportionate.

7.5/1.6 Charging for a disabled person for a reasonable adjustment is prohibited under Equality Act 2010, The guidance must make it clear that all identified risk are mitigated irrespective of
Section 20(7). Whether a resident can or is willing to pay or state which guidance documents will be

amended to reflect the Regulation.
Ifthe RP identifies a hazard but fails to the RP could be held
unmitigated hazards n the event of a fire that causesinjury or death to the disabled resident, other | The guidance must also makeit clear which mitigation strategies would be considered a
residents or firefighters. Thereisno other guidance that states that on ident paying for adisabled person and which onesare not (e.. additional
for the mitigation of risks. An exampleis Section 6.15 of the Lacor Housing - Fire Safety which states | electrical points for amobility scooter or of )
that all hazards should removed whereit is practicable o do so and where they cannot they|N.B The EHRC ised a disabled resident that an assisted escape device (AED) could
should be reduced as far as possible. beseen by the courts asa reasonable adjustment.
sockets used for mobility scooter, hearingimpaired residents
unableto hear an alarm; ygen cyli pads; unableto
afford an assisted escape device.
Hazards will be formally but remain unmitigated if a di ident is
unable or refusesto pay raises the following risks:
Coroner’sInquest fatality caused by but hazard with potential
of referring the for criminal i
Risks to the building, other residents and firefighters.
Damageto ilding resultingin i lai ing refused.
Claims for di i under the Equality Act 2010. N.B. the upper band on the Vento scale
£36,400 to £60,700 (the most serious cases) per(lilm with the most !x(aplmnil cases capable of
700. Sea: httes:/ injury-to-feelings-award
Vento-guidelines
7.9 A ion plan for a disabled or y from when the person hould isthat the primary legilation will be
heref to the FSO to include domesti iseswill have  in place priorto ion beingin f ion will be
on how to exit ic premises, i begiven to the knock-on effect of including domestic
does not currently apply. premisesto the FSO.
Although an i ion and th y
through fth y Act 2021, thisis not to the Equali
Act 2010 and the Housing Act 2004.

7.1 The guidance conflates PEEPs and PCFRAS, which have two different functions. The London Fire Brigade [Amend the guidanceto includea clear defintion of both PcFRASand an emergency
Fireafety Guidance Note GNS3 states that a PEEP and a PcFRAhave function: plan (PEEP) stating that on its' own a PcFRAs does not meet the requirements
see: lumis.co. ff 22-03/GN_93_LFB.pdf. of FSO Article 14(2)(b).

Although 2 PcFRAisa welcome additionallayer of protection for disabled and vulnerable relevant
person, on its' own, it does not meet Tower Inquiry
Functions of aPCFRAR a PEEP
APCFRAsasi process, with idents, that
characteristics, behavi d Thisis to identify those that may have a ‘higher
risk’ from fire, and to help consider what actions/control measures may need to be taken to reduce
toa
whereas
APEEP is a documented plan of action agreed with resid h bili
impairment or reduced capacity to self evacuatein the event of a fire.
7.15 The gui ils to highlight th FSO Article 21: Training which makes it a egal Highlightin icle21: Training
i that il must ith adequate
safety training—

(a)at the time when they are first employed; and
(b Jon their being exposed to new or increased risks because of—

(i) their givenach
undertaking;
See: legislation.gov. /1541 /article/21
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7.17 Thereis no reference to the requirements of the FSO Article 21: Training, 1 i ity that ing PCFRAS i
and sufficient i i d traini i i d actions to be
See: https://www.legislation.gov.uk/uksi/2005/1541 /article/21 taken by the employee in order to safeguard himself and other relevant persons on the
premises.
7.17 i heck should ith i i i should i i i i firm with their insurance
carry out a PcFRA etc but fail: should also check on identified but hazard: not affect aclaim.
i e ing i ified but iti causea ingi
insurance claim.
7.18 Triple A i by i i PEEPs since 2009 that inc! ide gui the use of volunteers to include safeguarding and cuckolding.
i was part of th i i discussing the use of inan Inc! eto referralsto ing Adult
evacuation. Section 9.3 of the NFCC Temporary Changeto Simultaneous Evacuation 4th Edition
that residents can manage an i ire Risk
Means of Escape for Disabled People, Section 1.1 Legal Overview in Section 10.
See:
NFCC Temporary Change to Temporary to Simultaneous Evacuation 4th Edition:
P fia.uk firechiefs-council-nfcc-publish-4th-edition-of-the-
simultaneous-evacuation-guidance.html
on the use of i that it is the resi ision of
'what to do in the event of afire.
Thereis arequest for RPsto contact the National Resilience and Fire safety Unit with detailsof new
practices however although the toolkit provid 1 ing PEEPs, these
include Westminster Council, Waltham Forest, Lewes District and Eastbourne Borough Council -
Homes First. beagood MHCLG to theuseof
7.22¢ i i with i i Health & safety at Work Act 1974 and the Management of Work
under Residential PEEPs (such ing Watch However, many buildings eith ions 1999 for Waking watch personnel and employees undertaking the
already in place or employ i evacuation of 28.3% of disabled residents in social housing and 16.4% in privately
owned buildings.
7.23 The Toolkit provides examples of PcFRAs but fails to provi an 'Emergency i Inc foran ion Statement in the toolkit.
espil ich includi isati h i PEEPs. The lack of
I i ion that an ion Statement' should in will cause
confusion and inconsistent information being provided to FRS.
7.25(b) Applvmg the Residential PEEPsSoclaI Housing Fund only to social hnusm‘ renters introduces | Amend statement on Residenti: ial
bl A Tt oo v
buildings.
Theallocation of taxpayer funds to assst soial meeting their legal
for dutyand ility. Thi:
legal
aplan ivil servants,
could i loyed elsewhere. Social i
legal duty fall relevant persons, including vlnerableand
disabled indivi i of financial il i ply with basic reg y
7.25(d) If the resident is required to pay for the cost, it is likely that ident will p ir own AEDs ide gui housing provi i for AEDs and therisks
from thei , which may i either or both the disabled person or the physi with a disabled person procuring their own AED.
location. Theriskisthat an device will block th P i
residents and access by fire fighters.
Please note: One size of AED does not fit all Slluatlonswllh an AED depending on the:
igh their AED: weight limits. E.G. Aperson
with ininjury requi AED to restrain li i ith |
injury/osteoporosis requires additional support etc.
« Operator of the AED: A friction-based AED requires the operator to be heavier than the occupant to
control the AED on the stairs. If not, then a tracked AED with a braking system or a motorised AED is
required.
* Physical environment: Many AED will not turn lhewmeron landings or on certain stair surfaces with
potential for blocking fos
of AEDs by ionsi formal process, including:
eldentification of a supplier with a range of devices.
«Checkson quality (CE marking), insuranceetc.
ided as part of the pr
*Supplier ion that the AED i infull.
Many unregulated devices, new and d-hand,
Disabled/vulnerable residents required to fund their own AED will purchase their own much cheaper
| AEDs resultingin:
isati | over the provision, traini; d mai of AEDS;
ices for the occupant, operator or i i blocking
for all residents and fire-fighters.
7.25(¢) The guil id heri decli inwhich ide gui Section 20(7) of i 2010 will to
may not bei i ing identi ahanrd but not mitigated it - refer to i i iated with fire
earlier comments. safety.
Equality Act 2010, Section 20(7] ibi jing of a di for
associated with their impairment.
7.26 The RP may consider that hould fall, considering what i proporti Amend ingin i to meet i fall primary
may differ depending on the length of stay. Thisd t meet i f Article 14(2)(b) and
itisdifficult to how the FSOcan to support this wi legal challenges.
See: legislation.gov. 9 /1541/article/14
7.29 Personal i (f ) industry i il SO came on to i i theterm ion Statement'and PEEP are
in2007. Thei i the term i
all gui i i ill haveto to reflect this, i i f
isati h as the NFCC/FIA/FPA and i
7.30 Section 70: Scheduled of the Data (Use and Access) Act 2025 introduces  new legalbasisforprocessing [ Amend the guidance toreflect the new legal bass for llowing processing of personal
personal data under UK GDPR Article, allowi suchas data under UK GDPR Article 6 for d i needing
esp i i still requiri consent.
i d; i FRS if resi ef their i i
inaPremises Information Box. Highlight the risk RPsand i i fnoti i ifthe
resident isunable or unwilling to pay.
See: http: 2ov. i d 20254 ion-and-privacy-chang
if ident agrees to pay ri ion of the
RP and the housing provider. In the event of an |nquuyaneraerenleurowmypeme, itisdifficult to
see how anyoneinvolved in drafting or d justify
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7.31 The fact that an RP has formally recorded it to ioninthe |Amend i hat it would i RPsnot ts
event of injury or a fatality and unpatd insurance claims - see earlier :ommeﬂt&

7.33 it fails to providei of of refer to earlier i ion on th of
comments

9.1 Mobility impaired people often visit other flats in quil i to thisin i that a plan must be developed for all

for i i locations within the building that a disabled person might visit.

9.3 The FRS will have thisinformation in advance of all disabled personsin a building and will need to Review and amend this guidance so that it matches that in the PIB guidance.
operationally plan for assisting them in the event of a total evacuation of the building. This transfers the
duty of care for ion of disabled resi thefirefi will require traini how to
evact i i C Codeof Prxtlcefnr the Provision of Premlses

Information Boxes in Residential Buildings, Annex A 1.8 provid
PIB guidance, which do not match the statements madein this Code of Practice.

This can b from: tor ion.co.uk/code-of-practicefor-the-
{on-of-premi i in-residential-buildings/

p p s/

FRS will require additi i ional staffto follow this gui d they will haveto

train significant numbers of operational staff to effect the evacuation of all disabled residents from in-

scope buildings.

The Government has stated that 28.3% of residents in social housing and 16.4% in private housing fall
under the scope of this Regulation. In the case of Grenfell Tower, it is worth noting that LFB should have
assigned between 75 and 125 i just to safely evac:

follow this guidance.

9.4 ingi i di i or inabuildingin a Premises i i ion provided in a P box should
ion Box ri: intheevent that thei ion fallsinto thewrong. be coded so that it does not identify ion of di:
hands. ildingin hei ion fallsinto the
96898 lating to 7.30 regarding i for consent involvi i (Amend the gui to reflect the new legal basis for allowing processing of personal
and ponse in Section 70: Schedule 4 of the Data ( d Access) Act 2025, d: der Data (Use and ) Act 2025 for safeguarding and response
without needing consent.
See: https; gov. i d £-2025-dat. i d-privacy-chang:
Highlight the risks to RPs and housing providers of not i i ifthe
resident is unable or unwilling to pay.
9.12 Premi ion Bo; i of ion 4 of the Fire Safety (England) i Remove the wording "I 3 secure information box is not installed...” as these are a legal
for all in-scope buildings. requirement under Regulation 4 for all in-scope buildings as referenced in 9.14 of this
guidance.
See:
hups//www legislation.gov.uk/uksi/2022/547, i ~:text=(4)%20The%
20must, any’: 20t0%20those’:
9.13&9.14 t07.30 regarding. i for consent involvi (Amend i to reflect the new legal basis for allowing processing of personal
d response in Section 70: d of d ) Act 2025. dataunder Data (Use and Access) Act 2025 for ing and response
without needing consent.
Highlight the risks to RPs and housing providers of not implementing measuresifthe
resident is unable or unwilling to pay.
9.15 In the event of  fire, the local Fireand icewill fight the fire, and yusethe  |Amend i to re-enforce the legal requirements of the FSO on the RP and
information provided on residentsto asist their operations plan which may include theinitiation of _clarify FRS ibilities for i
evacuation of parts or whole of ilding or ion or rescue of
relevant residents as required. This transfers the Duty of Care for the safe evacuation of all mobility
impaired rﬁldantsun to khe Fireand Rescue Services which risks legal claims from both disabled
ident i urduringan ion using unsui AEDs.
104 The example emergency evacuation plan does not match Section 5 of the NFCC ises il i Amend thi ildi ion plan to reflect the NFCC Premises
Box Code of Practice, which states: Information Box Code of Practice, Section 5 & Appendix A.
EMERGENCY RESPONSE PACK (ERP)
5.1ThePIB isa facility for fire-fighters and the content should be restricted to information relevant for
the FRS during an incident. L yand unclear i i 1d delay the F
Building plans should be A3 size and b or placed insid ic wallets so that theycan
stand up to the i fuse. b fall plans.
ins i ion that i ired for
rescue. i h to be “tailor made” for the building and
residents in question, but should alw:yscomnnse, asaminimum:
2 for occurin respect of the PIB system including
emergency use, system updatuetc‘
*an Off The Run’ noti ils of any fi i i i available for use
and/or unresolved fire safety issues;
*aSummary of information useful to the Fire & Rescue Service on arrival at an incident;
ean plan, showing of th relation
other reference points (e.g. roads) and also water supplies;
« abuilding layout plan shoy I layout, i g plans;
-aslmplelayout plan (if not provided i i water supplies for
emergency water supplies, wet riser supplies etc.;
. smpl: layout plans showmglx-lmso(prucular relevance to operational firefighting and rescue
ing relevant i hrusebytheFRS
.i i ith mobility, cognitive or sensory i
fire safety i y ion, external wall system or other fire safety issues
\which may affect iourin i
+adescription of the current evacuation strategy, e.g., stay put, simultaneous evacuation.
111 FRS will be unableto enforce for even a serious a hazard if a resident is unable/unwilling to pay and are de guid how the FSO will ded to i ded ic premises

only be able to enforce the Regulation after the FSO has been extended to include domestic premises. |without impacting existing legal requirements.

h, ill have to be up to reflect
See:
service.gov.uk/medi 2 i ement
2005.pdf
12 The Toolkit id I failsto id fan 't i Includeatemplate for an i in
i includ isati havei PEEPs. Thelack of
an thatan i ' should in will cause

confusion and inconsistent information being provided to FRS.
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