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M36  Would Policy D4 provide a justified and effective strategic framework for 
delivering quality housing?  

In particular:  
a)  Would Policy D4 focus on matters of strategic relevance? In this respect, 

would it provide appropriate flexibility in relation to housing standards in 
light of the planned amount of quality housing and local circumstances? 
(outdoor space, internal space, balconies, single aspect) Would it effectively 
address matters of daylight and sunlight? 

 
36.1 Yes. Significantly more homes must be delivered to meet Londoners’ housing needs, 

as evidenced in the GLA’s response to Matter 17. This will necessitate higher density 
development in many places to make the best use of land and ensuring that these 
homes are of good quality and fit for purpose to meet the identified housing need is 
therefore a strategically-important issue. Housing standards are one of the most 
effective available tools in ensuring that new housing is sustainable and of high 
quality, and the approach set out in the draft Plan gives consistency and certainty to 
developers across London. The requirements of Policy D4 have been tested in the 
London Plan Viability Study 2017.1   

36.2 The 2012 NPPF core planning principles include that of planning always seeking to 
secure high-quality design and a good standard of amenity for all existing and future 
occupants of land and buildings.2 Policy D4 applies this core principle to the design of 
new housing in London. It aims to set clear expectations for developers and assist local 
planning authorities in the assessment of the housing quality and standards elements 
of applications. 

36.3 The Policy accords with paragraph 58 of the 2012 NPPF, which states that policies 
relating to the design quality of development should reflect an area’s ‘defining 
characteristics’ and ensure that developments function well over their lifetime. It 
directly responds to paragraph 56 of the 2012 NPPF in requiring housing development 
to be of high-quality design, by setting out qualitative aspects to be addressed, and 
space standards and minimum design standards to be met.  

 
36.4 The housing standards and qualitative aspects of housing development detailed in 

Policy D4 and its supporting text are a continuation of the current London Plan policy 
and the housing design guidance in the Housing SPG 2016.3 The evidence for these 
standards was presented for the Examination in Public into the Minor Alterations to 
the London Plan in 2015, when the Plan adopted the Nationally Described Space 
Standards (NDSS), following the national housing standards review. The Inspector’s 
report concluded that this evidence was proportionate and sufficiently robust.4 

36.5 The history and justification for the adoption of the space standards is extensively 
covered in the Housing Standards Review evidence of need study5, which also 
addresses the requirement to take account of need and timing6. Since this time, the 
pressure for more development has only increased, which, as discussed below, makes it 

                                                 
1 NLP/VI/001: Three Dragons Turner & Townsend Housing Futures Ltd, London Plan Viability Study, 2017 
2 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012 
3 NLP/HOU/003: Mayor of London, Housing SPG, March 2016 
4 NLP/HOU/012: PINS, Report on the Examination in Public into the Minor Alterations to the London Plan, 
December 2015 
5 NLP/HOU/010: David Lock Associates, Housing Standards Review: Evidence of need study, May 2015. 
6 MHCLG, Planning Practice Guidance (PPG), Paragraph: 020 Reference ID: 56-020-20150327 
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more crucial to maintain the standards. These standards were included in the 2011 
Plan and informed the development of the NDSS. As required by planning practice 
guidance (PPG), the impact of adopting the space standards was considered as part of 
the London Plan Viability study.  

36.6 Since the publication 2011 of the London Plan, housing standards in London have 
applied equally to both market and affordable housing. The rationale for this equal 
treatment is that the minimum amount of space needed per person does not vary by 
tenure, and all homes should be fit for purpose now and into the future. Moreover, 
units can change tenure over their lifetime. Affordable housing and increasingly 
private rent generally have higher occupancy rates than owner occupied housing, and 
thus there is greater imperative for the amount of space provided to be fit for purpose 
for the intended occupancy of the home.   

36.7 The GLA Housing Standards Review evidence of need study 2015 states with 
reference to previous housing standards for London that ‘over the past five years 
space standards have not had a discernible negative impact on housing delivery in 
London, nor have they been seen to negatively impact the affordability of new build 
housing’7. The same study stated that space standards can actually help to stabilise the 
housing market by providing ‘certainty to developers so they can be sure of the 
floorspace to be required and the number of units a site could yield and factor this into 
the gross development values assumed for a site and the potential price paid for the 
land.’8  

36.8 It also states that ‘Standards may even be able to reduce the risk of market failure – 
smaller homes have a narrower market and a focus on a smaller market is inherently 
risky for builders, and in turn for buyers who may find it difficult when it comes to 
resale.’ 9 Additionally, the cross-tenure nature of the housing standards provide 
flexibility in the market by creating homes that can change tenure over time and, if 
necessary, during the development process as market and funding circumstances 
change.  

36.9 A housing space study for the GLA in 2006 identified that ‘in the absence of controls, 
developers (both public and private sector) will tend to reduce the size of dwellings 
being developed whilst trying to minimise any reduction in value’10.  In the absence of 
space standards, the lack of pricing by floor area (housing is primarily marketed by 
number of bedrooms rather than by floor area), combined with a tendency for 
developers to reduce dwelling size, would likely lead to developers delivering smaller 
flats at a higher price per square metre than larger dwellings with the same number of 
bedrooms. The price advantage of smaller dwellings for developers will inevitably feed 
through into them being prepared to pay more for sites and consequently increase 
land values. This has the potential to erode housing quality as other developers reduce 
dwelling sizes in order to compete for land.  

36.10 The draft London Plan supports higher densities in appropriate locations to 
accommodate more housing. Housing standards will be a vital means of ensuring that 
the quality and sustainability of that housing is high. The history of housing in the 20th 
century has shown that pressure for more housing leads to a reduction in housing 

                                                 
7 NLP/HOU/010: David Lock Associates, Housing Standards Review: Evidence of need study, May 2015, Page 34  
8 NLP/HOU/010: David Lock Associates, Housing Standards Review: Evidence of need study, May 2015, Page 33 
9 NLP/HOU/010: David Lock Associates, Housing Standards Review: Evidence of need study, May 2015, Page 9 
10 NLP/HOU/008: HATC Ltd, Housing space standards, August 2006, Page 7 
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quality and size when housing standards are absent or weakened. The importance of 
housing standards and their justification is highlighted in the Greater London 
Authority Housing Standard Review report ‘..housing standards are one of the most 
effective tools to ensure that new homes are of good quality, fit for purpose and meet 
the needs of residents now and in the future. Essentially, it is clear that the principle 
and main justification for the housing standards remains the same as it always has, as 
evidenced by the 1919 Housing Act and the 1944 Dudley Report – namely the quality 
of homes and the well-being of their residents must be ensured, despite the pressures 
that arise from the need to build significant numbers of homes’11.  

36.11 The qualitative aspects of housing design referenced in D4 are of particular 
importance to achieving sustainable, comfortable and functional homes. The criteria 
for assessing these qualitative aspects enable housing development to be effectively 
scrutinised to ensure it will deliver Good Growth. This effective scrutiny of the 
proposed design operation of a housing development is particularly important for 
higher density development. Thus, scrutiny of these qualitative aspects is a 
requirement of Policy D6 C (Optimising density) for higher density development.  

36.12 The Policy assists developers by setting clear expectations and standards that new 
housing developments are expected to meet. It allows boroughs flexibility to apply 
local higher standards where appropriate. For example, in D4 GA9, paragraph 3.4.5D 
provides flexibility on how outside space, including balconies, is delivered to ensure a 
functional and usable space is achieved.  

36.13 The minimum requirement for private outside space is considered an essential element 
in ensuring that new housing provides sustainable, comfortable and functional homes 
that meet the needs of Londoners. Evidence for London’s housing design standards 
highlighted the importance residents attach to having some private outside space, and 
it is considered vital in making high-density living acceptable12. In many developments, 
balconies will be the most practical form of outside space to provide. The minimum 
area and depth set out in D4 GA9 is important to ensure the space is useable by the 
occupant and visitors, with space for seating and a wheelchair turning circle.  

36.14 The importance of providing dual aspect homes, owing to the problems associated 
with single aspect homes, is set out in paragraphs 3.4.4-5 of the draft Plan, and in the 
evidence base13, and addressed in Appendix 1of this statement. The draft Plan 
recognises that on some sites it may not be practical to provide only dual aspect 
housing, so D4 E sets out clear criteria for determining when single aspect homes will 
be acceptable, which will ensure that housing developments make the best use of 
land.  

36.15 The Policy provides an effective strategic approach for planning for daylight and 
sunlight in London’s diverse urban environment. There is a clear relationship between 
daylight/sunlight and aspect, outlook and overheating and these factors need to be 
considered together. The policy identifies, and sets out criteria for assessing, the key 
design issues and their interactions when working to deliver sustainable, comfortable 
and functional homes. In addition to Policy D4 F, daylight and sunlight is addressed iin 
the requirement to maximise duel aspect dwellings in Policy D4 E and paragraphs 

                                                 
11 NLP/HOU/010: David Lock Associates, Housing Standards Review: Evidence of need study, May 2015, Page 23. 
12 NLP/HOU/009: Debbie Mathieson et al, Housing Design Standards evidence summary, July 2010, Paragraphs 
3.6.20-21 
13 NLP/HOU/009: Debbie Mathieson et al, Housing Design Standards evidence summary, July 2010 
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3.4.4-3.4.5, as well as being a qualitative consideration of Table 3.2 iii, which is linked 
to Policy D4 C. Paragraph 3.4.5A explains how a building’s form and layout and ceiling 
height can be designed to optimise daylight and sunlight and make the best use of 
land. Detailed guidance on applying national BRE guidance on daylight and sunlight in 
the London context will be provided in the new housing design SPG that is referred to 
in Policy D4.  

b)  In this respect, would it provide an effective and justified strategic 
framework for the preparation of local plans and neighbourhood plans in 
relation to this matter?   

 
36.16 Yes. The Policy provides an effective and justified strategic framework for the 

preparation of local plans and neighbourhood plans. Policy D4 provides a strategic 
framework for the design of new housing to ensure that it is fit for purpose, and of 
sufficiently high quality consistently across London, so that all Londoners can access 
these minimum standards, regardless of their location. Detailed minimum space 
standards have been included in the London Plan since 2011 and the draft Plan seeks 
to ensure continuity in this area.  

 
36.17 The London-wide minimum housing standards that apply to all tenures of self-

contained housing are in accordance with national policy, as addressed in paragraphs 
36.2-36.3 above. The Policy will ensure that homes will be of high quality and will help 
to create sustainable, inclusive and mixed communities, as required by paragraph 50 of 
the 2012 NPPF.14   

 
36.18 Table 3.2 of D4 (minor suggested changes15) describes the qualitative design aspects 

that should be addressed in planning for housing developments. It provides guidance 
on what housing developments should achieve in terms of layout, orientation and 
form, outside space, usability and ongoing maintenance.  

 
36.19 The Policy provides certainty and consistency by setting out a London-wide approach 

that can be applied at the local or neighbourhood level without a requirement to 
duplicate evidence in order to adopt the standards at those more local levels. For 
example, the minimum space standards enable an effective assessment to be made of 
the amount of housing that can be delivered on an allocated site, and in particular, 
how varying the proposed mix of housing sizes will affect the amount of housing 
delivered on the site.  

 
c) Would it accord with national policy particularly in light of the Nationally 

Described Space Standards? 

36.20 Yes, Policy D4 accords with national policy. The NDSS16  cited in planning practice 
guidance17 are essentially the same as the GLA’s 2010 standards, being based on the 
functional approach taken by the GLA and earlier iterations of space standards. As 
detailed in paragraph 36.4 above, the housing standards in Policy D4 are a 
continuation of the current London Plan policy. 

                                                 
14 NLP/GD/03: DCLG, NPPF 2012, Paragraph 50 
15 NLP/CD/09: Table of Changes - Minor Suggested Changes to the Draft new London Plan, August 2018, 
MSC.3.59 
16 NLP/HOU/011: DCLG, Technical housing standards- nationally described space standard, March 2015 
17 PPG, Paragraph: 018 Reference ID: 56-018-20150327, Revision date: 27 03 2015  



Mayor of London | M36 Housing Quality and Standards 

Page 5 of 8 
 

36.21 Policy D4 GA8 requires a minimum floor to ceiling height of 2.5m for at least 75 per 
cent of the Gross Internal Area of each dwelling, rather than the lower 2.3m specified 
in the NDSS, in order to address the distinct density and flatted nature of residential 
development in London and to take account of the unique urban heat island effect. 
The 2.5m ceiling height has been the expected minimum height in London since the 
2011 London Plan was published.  

36.22 The requirements of Policy D4 GA8 are considered to be consistent with the 2012 
NPPF, in particular its core planning principle that the planning system should ‘always 
seek to secure high quality design and a good standard of amenity for all existing and 
future occupants of land and buildings’18. It also appropriately reflects paragraph 10 of 
the 2012 NPPF, which states that ‘plans and decisions need to take local 
circumstances into account, so that they respond to the different opportunities for 
achieving sustainable development in different areas.’ Moreover, it accords with 
paragraph 58 of the 2012 NPPF, which requires that policies relating to the design 
quality of development should be based on an understanding of an area’s ‘defining 
characteristics’ and ensure that developments function well over their lifetime.  

36.23 Further justification for the adoption of the NDSS and the 2.5m minimum ceiling 
height, which has been the minimum requirement in London since the 2011 London 
Plan can be found in Appendix 1 of this statement, along with further background 
information on policy requirement D4E and its maximisation of dual aspect dwellings. 

                                                 
18 NLP/GD/03: DCLG, NPPF 2012, Paragraph 17 
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Appendix 1: Minimum ceiling heights and single aspect 
 
36.24 The housing standards in Policy D4 include a requirement for minimum ceiling heights 

of 2.5m. The viability study for the draft London Plan19 and MALP20 assessed the 
viability of requiring a minimum ceiling height of 2.5m, rather than the lower 2.3m 
specified in the NDSS. The minimum ceiling height of 2.5m has been the expected 
minimum in London since the publication of the London Plan in 2011. 

36.25 Marginally taller ceiling heights within the London Plan are an important element of 
residential quality within higher density schemes. The GLA’s evidence of need, drawing 
on a range of research undertaken by RIBA21, shows that taller ceiling heights, 
together with appropriate space provision, can significantly enhance the amount of 
daylight, ventilation and personal space provided22 and comfort23 provided within 
higher density development. 

36.26 This requirement responds to the predominant and unique flatted nature and higher 
density of new build housing provision in London and also seeks to address 
overheating within homes, which can be a significant issue during summer months of 
the year due to the distinct heat island effect experienced in the capital. It also aligns 
with the 2012 NPPF’s core planning principle to ‘always seek to secure high quality 
design and a good standard of amenity for all existing and future occupants of land 
and buildings’24. In addition, paragraph 10 of the 2012 NPPF recognises that ‘plans 
and decisions need to take local circumstances into account, so that they respond to 
the different opportunities for achieving sustainable development in different areas.’ 
The higher ceiling height requirement reflects the particular local circumstances faced 
in London and the requirement to take these factors into account when preparing 
plans. 

36.27 The 2011 Census shows that flats comprise just over half of London’s accommodation, 
compared to less than 20 per cent in the rest of the country25 and the London 
Development Database (LDD) shows that they make up the large majority (7/8th) of 
new dwellings being built in London.  

36.28 Increased ceiling heights are one of a number of design measures to reduce potential 
overheating and reliance on air conditioning systems.26 The use of high ceilings 
increases the volume of air within a dwelling, meaning that it is likely to take longer for 
internal temperatures to increase to uncomfortable levels within a home. To be 
effective during the hotter summer months, this measure needs to be linked to other 
cooling measures that can reduce overheating such as ventilation (window openings 
and the provision of dual aspect units for natural cross ventilation), shading devices 

                                                 
19 NLP/VI/001: Three Dragons Turner & Townsend Housing Futures Ltd, London Plan Viability Study, December 
2017 
20 NLP/HOU/006: David Lock Associates, Housing Standards Review Viability Assessment, May 2015 
21 RIBA, The case for space, September 2011; and RIBA, Without Space + Light,  2015 
22 Greater London Authority, Housing Standards Review: Evidence of Need, 2015, Pages 16, 26 
23 NLP/HOU/010: David Lock Associates, Housing Standards Review evidence of need study, 2015 
24 NLP/GD/03: DCLG, NPPF 2012, Core Planning Principles, Paragraph 17, third bullet point 
25 Mayor of London, Housing in London 2014 – the evidence base for the Mayor’s housing 
Strategy, 2014, Page 17 
26 Mayor of London, Creating Benchmarks for Cooling Demand in New Residential Developments, July 2015, Page 
34 

https://www.architecture.com/-/media/gathercontent/space-standards-for-homes/additional-documents/ribacaseforspace2011pdf.pdf
https://www.london.gov.uk/sites/default/files/housing_in_london_2014_-_final.pdf
https://www.london.gov.uk/sites/default/files/housing_in_london_2014_-_final.pdf
https://www.london.gov.uk/sites/default/files/gla_cooling_benchmarking_study_final2.pdf
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(external/internal blinds, shutters or balcony overhangs), orientation and fenestration 
(glazing percentage and glazing design) and albedo devices and green 
roofs/walls/shading. 

36.29 Academic research illustrates the urban heat island effect experienced by London, 
showing the temperature difference between central London and nearby rural 
locations is 2.8°C during the summer, with nocturnal temperatures 6 to 8°C higher 
during heat wave conditions.27 Climate change projections suggest that such extreme 
weather events are likely to increase over the life of new buildings28 (see paragraph 
36.32 below). The heat island effect also means that temperatures in London take 
longer to reduce, especially in the evening and cooler hours of the day. For example, 
during the August 2003 heatwave, the difference between the night time air 
temperature of London and the surrounding areas was observed to be 9°C.29  

36.30 Kings College London research has led to the development of a methodology for 
spatially analysing the levels of vulnerability to overheating in London based on the 
exposure to heat and the sensitivity of residents, based on, for example, age and 
health. This shows that large areas of London are estimated to have a higher 
vulnerability to heat wave conditions. More vulnerable areas are found across London, 
with particular concentrations in central and inner London, but higher risk areas can 
also be found in outer London, especially around town centres. Across London the 
locations that are identified as being suitable for higher density, mixed use, 
residential-led development are generally more at risk of overheating during peak 
summer temperatures.  

36.31 The GLA’s evidence of need study also shows that the effects of climate change are 
likely to exacerbate the impact of London’s urban heat island effect, with UK Climate 
Projection modelling anticipating an increase of 1.5°C by the 2020s and of 2.7°C by 
the 2050s. 30 Average summer temperatures in London have warmed by over 2˚C since 
1977.31 

36.32 Single aspect units, which are more at risk from overheating due to the absence of 
natural cross-ventilation, are also common in London due to the densities that are 
typically achieved on large sites. GLA research in 2011 (prior to the adoption of 
housing standards in the London Plan and Housing SPG) showed that around 64 per 
cent of new build private housing units approved in London were single aspect32. It 
also found that nearly two fifths of family units (3 bed plus) were single aspect33. This 
analysis drew on a representative sample of different sized market housing approvals 
across London to help support the introduction of the original standards through the 
2011 London Plan EIP. In addition, greater numbers of single aspect units are typically 
provided in higher density mixed use schemes in more central and urban locations and 
in more accessible locations, such as transport nodes and town centres. Generally, 

                                                 
27 Wolf and McGregor, The development of a heat wave vulnerability index for London, Weather and Climate 
Extremes, September 2013, Vol 1, Pages 59-68 
28 Mayor of London, Delivering London’s Energy Future: The Mayor’s Climate Change Mitigation and Energy 
Strategy, October 2011, Page 4 
29 Doick and Hutchings, Air temperature regulation by urban trees and green infrastructure, Forestry Commission, 
2013 
30 NLP/HOU/010: David Lock Associates, Housing Standards Review evidence of need study, May 2015, Page 27 
31 Mayor of London, Delivering London’s Energy Future: The Mayor’s Climate Change Mitigation and Energy 
Strategy, October 2011 
32 HATC, London Housing Standards 2009/10, 2012 
33 HATC, London Housing Standards 2009/10, 2012, Page 15 

https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/Energy-future-oct11.pdf
https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/Energy-future-oct11.pdf
https://www.forestry.gov.uk/PDF/FCRN012.pdf/$FILE/FCRN012.pdf
https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/Energy-future-oct11.pdf
https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/Energy-future-oct11.pdf
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these locations are also more at risk from overheating due to the intensity of 
commercial uses and activities. While the 2011 London Plan and associated SPG 
discourages single aspect dwellings, there are still pressures that lead to the provision 
of these types of home, and higher ceiling heights are important in addressing their 
propensity to overheat.    

 


