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M37. Would Policy D5 provide a justified and effective strategic framework for 
delivering accessible housing?  

 

 
37.1 Yes. The 2012 NPPF is clear that local planning authorities should plan to create safe, 

accessible environments and promote inclusion and community cohesion, and it 
requires local planning authorities to take account of evidence that demonstrates a 
clear need for housing for people with specific housing needs, and to plan to meet this 
need.1 It also highlights the need to deliver a wide choice of high-quality homes and 
create sustainable, inclusive and mixed communities. Paragraph 50 requires 
development plans to enable a mix of housing based on current and future 
demographic trends, taking into account the needs of different groups, including older 
people and disabled people, and paragraph 159 requires development plans to address 
the requirement for all types of housing, including housing for families with children 
and older and disabled people. 

 
37.2 Following the Government’s Housing Standards Review (2015) new ‘optional’ building 

regulations for accessible housing were introduced. These standards are ‘optional’ in 
so far as the requirement for them has to be set out in the development plan. They are 
contained within Approved Document M volume 1 of the Building Regulations2 and 
are known as: 

 

• M4(2) Category 2: Accessible and adaptable dwellings 

• M4(3) Category 3: Wheelchair user dwellings 
 
37.3 Approved Document M volume 1 also contains the non-optional mandatory baseline 

standard M4(1) Visitable dwellings.3 This is the standard that would be applied to new 
build dwellings via the building control process, where no optional standard (i.e. M4(2) 
or M4(3)) is required. 

 
Wheelchair user dwellings (M4(3)) 
 
37.4 The performance standard contained within Approved Document M for M4(3) states 

that ‘in the Secretary of State’s view, optional requirement M4(3) will be met where a 
new dwelling makes reasonable provision, either at completion or at a point following 
completion, for a wheelchair user to live in the dwelling and use any associated private 
outdoor space, parking and communal facilities that may be provided for the use of 
the occupants’.4 M4(3) represents a very similar standard to the Wheelchair Housing 
Design Guide standard that it replaced in 2015, and which had been a requirement for 
10 per cent of new dwellings in London since 2004. 

 
37.5 The requirements of Policy D5 are informed by evidence of historical under provision 

of accessible housing in London. Official statistics show that twenty two percent of 
homes in London were built before 1900 (compared to 16 per cent nationally).5 Nearly 
half of London’s existing housing stock was built prior to 1939, and homes of this age 
are not likely to accord with modern accessible and adaptable housing standards. 

                                                 
1 NLP/GD/03: DCLG, National Planning Policy Framework (NPPF) 2012, Paragraph 58 
2 HM Government, Approved Document M: access to and use of buildings, volume 1: dwellings, 2015 
3 ibid 
4 ibid, Page 23 
5 Valuation Office Agency, Dwellings by Property Build Period and Type, LSOA and MSOA, 2015   

 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/540330/BR_PDF_AD_M1_2015_with_2016_amendments_V3.pdf
https://data.london.gov.uk/dataset/property-build-period-lsoa


 
 Mayor of London | M37 Accessible housing 

Page 2 of 6 
 

Eight-five per cent of London’s housing stock was built before the concept of Lifetime 
Homes was developed in 1992 and 90 per cent was built before the policy requirement 
for Lifetime Homes was introduced in the 2004 London Plan.6 

37.6 Even assuming 100 per cent policy conformity for the period 2004-2015 (which 
monitoring data confirms has not been achieved), and given the housing stock 
characteristics cited above, it is reasonable to estimate that less than one per cent of 
dwellings in London in 2015 will be specifically designed wheelchair user dwellings. 

37.7 NHS statistics state that there are currently around 1.2 million wheelchair users in the 
UK7, which would suggest that 1.8 per cent of London’s population are wheelchair 
users (assuming an even distribution nationally, which Government disability 
prevalence estimates8 suggest would be appropriate). Statistically this means that, at 
best, nearly half of London’s wheelchair users would not be able to live in a specifically 
designed wheelchair accessible dwelling. In fact, many wheelchair user dwellings will 
not have a wheelchair user living in them, so being able to access suitably designed 
housing in London is likely to be an even more significant problem for wheelchair users 
in London than this would suggest. It should also be noted that not all wheelchair 
users will be ‘known’ to the NHS, or access NHS wheelchair services, so these 
statistics, which are based on NHS user data, are likely to underestimate this housing 
deficit. To increase the likelihood of London’s housing stock being able to provide for 
this need and increase the level of choice for wheelchair users, the policy requirement 
for 10 per cent of dwellings in London to be wheelchair user dwellings has been 
maintained. 

 
Accessible and adaptable dwellings (M4(2)) 
 
37.8 As identified in the GLA’s evidence of need study9, standard M4(2) accessible and 

adaptable dwellings provides a suitable level of accessibility and adaptability for nearly 
all Londoners, including people/households who would not be considered disabled, 
families with children, those experiencing an injury or temporary impairment, as well as 
many disabled or older Londoners (although they are unlikely to be suitable for many 
wheelchair users). M4(2) dwellings therefore represent an important component of the 
draft Plan’s approach to delivering Policies GG1 and GG4. In particular, this dwelling 
type is important in supporting and promoting the creation of an inclusive London, 
minimising barriers and challenging inequalities (GG1), and creating mixed and 
inclusive communities, with good quality homes that meet high standards of design 
and provide for identified needs (GG4).  

37.9 The performance standard for M4(2) states that ‘In the Secretary of States view, the 
optional requirement M4(2) will be met where a new dwelling makes reasonable 
provision for most people to access the dwelling and incorporates features that make it 
potentially suitable for a wide range of occupants, including older people, those with 
reduced mobility, and some wheelchair users.’10  

                                                 
6 Valuation Office Agency, Dwellings by Property Build Period and Type, LSOA and MSOA, 2015   
7 NHS England, Improving Wheelchair Services, Accessed via https://www.england.nhs.uk/wheelchair-services/  
8 Office for Disability Issues and Department for Work and Pensions, Disability Prevalence Estimates 2011/12, 
January 2014  
9 NLP/HOU/010: David Lock Associates, Housing standards review: evidence of need study, May 2015 
10 HM Government, Approved Document M: access to and use of buildings, volume 1: dwellings, 2015, Page 10 

https://data.london.gov.uk/dataset/property-build-period-lsoa
https://www.england.nhs.uk/wheelchair-services/
https://www.gov.uk/government/statistics/disability-prevalence-estimates-200203-to-201112-apr-to-mar
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/540330/BR_PDF_AD_M1_2015_with_2016_amendments_V3.pdf
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37.10 M4(1) is not considered to be a suitable or appropriate standard for housing in 
London, as it does not ensure that level access is provided into dwellings, it does not 
provide an entrance level WC that is usable for many disabled people, including 
wheelchair users, and it does not incorporate features to allow adaptations to be easily 
undertaken. The House of Commons Women and Equalities Select Committee report 
‘Building for Equality’ supported this stance by, when questioning what the minimum 
appropriate standard is, concluding that:  

‘The evidence to us is clear that the minimum standard set in Approved Document 
M4(1) is simply too low to meet the needs of the population, and should be retained 
only for those properties where the higher standards would demonstrably make 
development unviable. While we recognise that there are additional costs involved, 
those resulting from meeting M4(2) make up only a fraction of the cost of building a 
new home.’11 

37.11 M4(2) dwellings also allow for basic adaptations to be undertaken easily, so in 
ensuring that the majority of new homes meet M4(2) standards, Policy D5 helps create 
a stock of homes that can meet a wider range of Londoners’ requirements, reducing 
the need for expensive or difficult adaptations in the longer term. 

37.12 Government research has found that the cost of adapting homes not built to Lifetime 
Homes standards (now replaced by M4(2)) for use by a disabled person can be 
substantial. 12 The 2014 Accessible London SPG13 highlights that around 240,000 
households indicate that the disability of a household member requires a home 
adaptation. This constitutes around eight per cent of all households in London and, of 
these, around 10 per cent (25,000 households) indicate that they are attempting to 
move to a more suitable home in order to cope with the disability, compared to a 
national percentage of eight per cent.14 

37.13 The GLA’s evidence of need study highlights additional benefits of accessible housing 
(based on DCLG research), including a number of positive health and cost benefits, as 
well as a range of indirect health benefits, including the promotion of psychological 
wellbeing and independence and supporting a good quality of life.15 

 
37.14 The requirements of Policy D5 will also increase the proportion of London’s housing 

stock that disabled people can visit, removing a significant barrier to inclusion that 
many people experience, and creating more inclusive communities and more 
opportunities for social integration. 

 
37.15 The provision of accessible and adaptable homes is especially pertinent in London, 

considering the generally flatted nature of new build housing in the capital. If M4(2) 
and M4(3) were not switched on by Policy D5 there would be no requirement for level 
access into new dwellings, which would result in negative outcomes for many 
Londoners, including disabled people, older people, families with young children and 
people carrying luggage or large items.  

                                                 
11 House of Commons women and equalities committee, Building for equality: disability and the built environment, 
ninth report of session 2016-2017, April 2017, Paragraph 121 
12 DCLG, The Future of the Code for Sustainable Homes, 2007, Page 46 
13 NLP/HOU/029: Mayor of London, Shaping Neighbourhoods Accessible London, Achieving an inclusive 
environment SPG, October 2014 
14 NLP/HOU/010: David Lock Associates, Housing standards review: evidence of need study, May 2015 
15 ibid 

 

https://publications.parliament.uk/pa/cm201617/cmselect/cmwomeq/631/631-large-print.pdf
https://publications.parliament.uk/pa/cm201617/cmselect/cmwomeq/631/631-large-print.pdf
https://webarchive.nationalarchives.gov.uk/20120919225448/http:/www.communities.gov.uk/documents/corporate/pdf/Makingaratingmandatory.pdf
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37.16 The requirements of Policy D5 were incorporated into build costs in the GLA’s London 

Plan viability study 2017.16 Paragraph 5.8.13 of the study explains that to reflect draft 
London Plan policy requirements, it has been assumed that 10 per cent of new 
dwellings are M4(3) wheelchair user dwellings, and the remainder of dwellings are to 
meet M4(2) accessible and adaptable dwellings standards. This is consistent with the 
Planning Practice Guidance (PPG) requirement to consider the impact of standards on 
Plan viability.17  

 
 
Accessible housing in London 
 
37.17 The requirements of policy D5 and its supporting text are a continuation of the current 

London Plan policy. The evidence for these requirements was presented at EiP for the 
Minor Alterations to the London Plan in 2015 and the Inspector’s report concluded 
that this evidence to support the policy requirements was proportionate and 
sufficiently robust.18  

37.18 Policy D5 is also important to the delivery of Policy D3 Inclusive design, which requires 
developments to achieve the highest standards of accessible and inclusive design, and 
submit an Inclusive Design Statement, which in the case of residential developments 
would provide information on how the proposals satisfy the requirements of Policy D5.  

 
37.19 In recognition of the difficulties many Londoners face in finding accessible 

accommodation that suits their requirements, the Mayor has developed an online 
locator tool. Using information from the GLA’s London Development Database (LDD), 
the locator tool is available on the London.gov website and will enable members of the 
public to easily access and filter planning data by location and type of housing, making 
the following information publicly accessible from the point of launch (December 
2018): 

• Number and percentage of M4(2) Accessible and adaptable dwellings provided 
within a development; 

• Number and percentage of M4(3) Wheelchair user dwellings provided within a 
development; 

• Location and details of specialist older persons housing developments. 
 

a) Would Policy D5 provide an effective and justified strategic framework for the 
preparation of local plans and neighbourhood plans in relation to this 
matter? 

 
37.20 Yes. Policy D5 provides an effective strategic framework to ensure that new build 

homes can meet the accessible housing needs of Londoners, allowing for a consistent 
approach that maximises the availability of accessible housing for those who require it. 
In line with the PPG19, the GLA’s evidence of need study20 demonstrates the 
requirement for optional accessibility standards in London, taking into account official 

                                                 
 
17 MHCLG, Planning Practice Guidance (PPG), Paragraph: 001 Reference ID: 10-001-20180724 
18 NLP/HOU/012: PINS, Report on the Examination in Public into the Minor Alterations to the London Plan, 
December 2015 
19 MHCLG, PPG, Paragraph: 007 Reference ID: 56-007-20150327 
20 NLP/HOU/010: David Lock Associates, Housing standards review: evidence of need study, May 2015 
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statistics on the number of older and disabled people in London; GLA household 
projections; the quantity and quality of specialist accommodation for older people; and 
the accessibility and adaptability of the existing housing stock.  

37.21 In addition, a consistent approach to the application of the ‘optional’ building 
regulations provides certainty for the development industry speeding up the planning 
process. As discussed in paragraph 37.15, the requirements of Policy D5 were taken 
into account as part of the London Plan viability study. 

37.22 Without Policy D5 there could be significant variation between boroughs in accessible 
housing provision, which would limit the ability for many Londoners to lead dignified 
and independent lives and result in geographical inconsistences, with some parts of 
London not addressing the need for accessible housing. These requirements are 
already set out at London Plan level, so removing them could lead to a vacuum in 
provision, with the needs of many Londoners not being met.  

37.23 Policy D5 positively works towards the aim of London’s housing stock becoming 
progressively more suitable for all Londoners, and more capable of responding to the 
requirements of London’s diverse population. The London Plan integrated impact 
assessment21 states that the requirements of Policy D5 will have a positive impact on 
the ability of Londoners to live in a dignified and independent manner, therefore 
playing an important role in overcoming discriminatory practices, and encouraging 
equal opportunities for all residents. It also states that there would be tangible 
benefits for many demographic groups. In line with the GLA’s duties under the 
Equality Act22, D5 will assist in advancing equality of opportunity and removing/ 
minimising disadvantage experienced by many disabled and older people, and help to 
meet the specific housing needs of these protected characteristic groups in particular.  

 
b) Would it provide an effective framework for development management? In this 

regard, would the requirements set out in Policy D5A, in relation to meeting 
Building Regulations requirement M4(3) and M4(2) be justified? Would this 
be an effective approach?  

 
37.24 The Government-prescribed framework provides an effective system involving 

planning and building control stages of the development process, once ‘switched on’ 
by the adoption of planning policy (in this case D5). Requirements for M4(2) and 
M4(3) housing are conditioned on planning consent; once approved, the developer 
notifies their appointed building control body of the condition, and the building 
control body then checks on plan and on site that these requirements have been met, 
advising the local planning authority accordingly and informing the discharge of the 
condition. This provides an effective structure and mechanisms to ensure that 
accessible housing is delivered in London. 

37.25 The optional accessible housing standards M4(2) and M4(3) are contained within Part 
M volume 1 of the building regulations, and the extent of their application via the 
planning process is limited to works to which Part M of the Building Regulations apply, 
as stated in the Statutory Instrument 2010 No. 221423. This ‘limits’ the application of 

                                                 
21 NLP/CD/04: Arup, Integrated Impact Assessment for the draft New London Plan, November 2017, Paragraph 
9.2.5 
22 HM Government, Equality Act 2010 c.15 Part 11 Chapter 1 Section 149  
23 Building and Buildings, England and Wales, Statutory Instrument 2010 No. 2214, The Building Regulations 2010 

https://www.london.gov.uk/sites/default/files/draft_london_plan_iia.pdf
https://www.legislation.gov.uk/ukpga/2010/15/section/149
http://www.legislation.gov.uk/uksi/2010/2214/pdfs/uksi_20102214_en.pdf
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Policy D5 to new build dwellings, and these limitations are clearly referenced in the 
policy to assist in the policy’s interpretation and implementation. 

37.26 Paragraph 3.5.8 of the draft Plan provides a clear explanation of how the policy will 
work in practice and suggests wording for planning conditions to ensure that they can 
be easily interpreted by the Building Control Body at building regulations application 
stage. By providing a clear policy requirement for accessible housing and the necessary 
guidance on this unique system, the Policy provides an effective framework for 
development management. 


