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Matter 3D
Policy 3.5 Quality and design of housing developments and Table 3.3

1.  This statement supports Lifetime Homes and wheelchair accessible housing and sees Policy 3.5 as important for these. Lifetime Homes is an established policy and is essential to help improve the supply of accessible housing urgently needed by disabled people.
2.  Inclusion London is a pan-London organization supporting equality for Deaf and disabled people in London. Our submission to the consultation on the Mayor’s draft replacement London Plan supported Lifetime Homes. We also called for a number of improvements. This followed London-wide consultation with Deaf and disabled people’s organizations.
Question a) ‘Have the implications of the proposed space standards been considered relative to housing supply (Policy 3.3) and density (Table 3.2) and other objectives such as affordability, key worker housing and lifetime housing standards?’
3. The proposed space standards are consistent with Lifetime Homes standards and therefore the implications are positive for the delivery of lifetime homes. As the London Plan states, these space standards are the minimum necessary for Lifetime Homes. Inclusion London wants to see homes built beyond the minimum space standards as often as possible so as to meet the widest range of needs to the highest standards: e.g. higher space standards for larger numbers in a household; higher standards to allow for wheelchair user households; higher standards to allow for households to be occupied by more than one disabled person and allow for varying requirements of individuals and families. We want the Plan to be as clear and forthright as possible in its advice that these are minimum standards and for policy 3.5 to include reference to the London Housing Design Guide and the range of standards within it. This would help guide the work of boroughs and developers. Space standards are essential to help address the unmet housing need of disabled people, including the many who are wheelchair users.
4.  The standards are consistent with affordability. Our consultation with disabled people’s organizations in London highlighted concerns about the availability of affordable housing: these concerns require delivery of more affordable homes for rent, social housing and homes to buy. We do not believe that the space standards, and the Lifetime Homes that they are part of, have any significant negative implications for affordability: research shows that Lifetime Homes standards may represent as low an additional cost per home as £547
. Provision of homes with adequate space will allow developers and boroughs to meet market need: the Annual Population Survey (2009) showed that there were 784,700 disabled people in London of working age alone, a huge market for developers to positively exploit by provision of accessible, inclusive housing. 

5. For disabled people adequate space is not an optional extra – it is essential in order to ensure that houses are accessible and useable. The inaccessibility of housing means that there continues to be a very high level of unmet housing need for disabled people in London. For wheelchair users alone, a recent study by Habinteg estimated unmet need at 12,517 households in London, or 18 per cent of wheelchair user households
.  Disabled people need both affordable and accessible homes. 
6. With regard to density, there is no point in building homes in which many people cannot live. London already has space standards near the bottom of the European range
 and the highest overcrowding rates in the UK and rising
. Evidence collated in CABE’s ‘Space Standards – the benefits’ report
 details the negative impact that overcrowding has on health and education. Good space standards must be in the London Plan in order to deliver greater equality in housing for disabled people, to deliver the Mayor’s stated objectives to reduce health inequalities and to improve upon the average space standards for housing in London relative to other European cities and in so doing improve London’s international reputation as a good city in which to live.
Question b) ‘What is the evidence base from which the space standards in Table 3.3 have been derived and have the implications on viability been sufficiently considered? Is it appropriate to seek to embody an element of the “Lifetime” housing standards produced by others in a statutory Development Plan?’

7. The space standards have been derived from Lifetime Homes Standards, which have been widely adopted, and are consistent with the standards being promoted by the Homes and Communities Agency. Disabled people support them but want much stronger delivery and more robust monitoring and regulation. They must be in the Plan and be strengthened by reference to the range of standards in the London Housing Design Guide.
8.  Space standards make homes viable for disabled and older people by making housing accessible and able to be adapted for different circumstances that arise over a lifetime, including the impacts of impairment and ageing. At the moment much housing is not usable by disabled and older people – either they are totally unable to access it or they use it but are unable to get in and out easily, become trapped in their homes, can’t get up and down stairs, don’t have the space to make essential adaptations, can’t invite friends round, can’t use bathrooms, don’t have room to turn wheelchairs inside, face restrictions in getting from room to room, can’t reach power points and surfaces, and face many other restrictions. Disabled people face complete under-provision of accessible homes in every sector of housing. The ways in which space standards contribute to viability and sustainability is recognized in the London Housing Design Guide and by extensive research by Shelter, CABE and others. For example: ‘only by setting a minimum floor space standard will housing be sustainable in the long term, as achieving sustainability means ensuring that London’s housing stock offers flexible accommodation that can adapt to the changing needs and lifestyle of the city’s population’
. 
9. It is ‘appropriate’ and essential to include the Lifetime housing standards, and the space standards that are part of them, in the London Plan. We propose that more prominence is given by inclusion of examples of their positive impact within the supporting text. 
10. Strategic leadership is needed on the space standards for homes in London so that disabled people across London can access housing to a greater degree than at present and so that the barriers that exclude people from housing are tackled. Disabled people need the space standards so that they can install the adaptations, extra furniture and equipment they need, still have the room necessary to have a family life, have room to invite friends to their homes so that they are not denied a social life, or if necessary, so that assistants can stay overnight. If disabled people do not have adequate space in their homes their homes are not useable, or even if they squeeze in the aids they may need this may be at the expense of no room left to do anything else. Many of us will become disabled over our lifetime. An ageing population means increasing numbers of older people with impairments, who do not deserve to be face inaccessible, unsuitable housing that is not built in a sustainable way. 
11. The Lifetime Homes standards have become very widely accepted, being not only an established policy in the London Plan but promoted by housing organizations and national government. This is an established policy in the London Plan. To take this policy out or to downgrade or taking out essential details (such as space standards) would be highly disadvantageous to disabled people in London. Such a downgrading or abandoning of this policy may be judged as placing the GLA in breach of its duty to pay due regard to the need to advance disability equality
. 
Question c) ‘To the extent that space standards might be appropriate, are they a matter for determination at Borough rather than Strategic level, and for SPG rather than policy?’

12. No: space standards are a strategic London-wide issue that needs to be addressed in the Plan. A disabled person who needs accessible housing will need it whether they live in Islington or Bromley or anywhere else in London. Disabled people also must have the same right as other people to choose where they live and not be effectively segregated into a few areas that build accessible homes. The London Plan must continue to set London-wide standards for accessible, lifetime, and also wheelchair-accessible homes and space standards are the foundation of these. This policy gives necessary leadership to boroughs and developers. It would be a major blow to disabled people if the new London Plan were to remove these standards and the vision of an inclusive city of which they are part. 
13. In line with this, we would like to see amendment of Clause D so that it reads ‘Development proposals which compromise the delivery of this policy will be rejected unless compensatory arrangements are made by developers or boroughs to provide accessible homes incorporating the minimum space standards’. 
Question d) ‘Should there be standards for smaller units of accommodation?’
14. There should be standards for all types of housing, including smaller units of accommodation. Space standards are integral to Lifetime Homes and these are intended to allow for changing needs over the lifecycle. Housing needs change in terms of unit size needs as well as individual impairments: from single occupancy to households that can accommodate children or older parents, to smaller units that may be suitable later in life. Demographic trends mean that there will be more older people in the future, more disabled older people, more adults living alone and more disabled adults living alone. Research from the Survey of English Housing indicates that 32 per cent of wheelchair user households are single person, 45 per cent are two person households and 23 per cent contain three or more children, with 13 per cent of wheelchair user households having dependent children
 indicating that smaller units through to larger units all need to be covered by minimum space standards. 
15. If smaller units are not covered there will be a barrier to older disabled who may wish to downsize their housing doing so. This will prevent larger units of housing being made available for households for whom it would be more appropriate.
16. Social policy also supports independent living and the right of disabled people to exercise personal choice equal to others. Independent living is a right within the UN Convention of Persons with Disabilities (2006), at Article 19, to which the UK government is a signatory. Article 28 of the Convention also commits signatories ‘To ensure access by persons with disabilities to public housing programmes’. These rights require the provision of accessible housing, in the full range of dwelling sizes, in order to be realised. 
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