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Introduction 

1.1 In August 2017 the Gateshead and Newcastle upon Tyne Strategic Market Assessment (SHMA) 2017 was 

published.  At paragraph 6.135 in relation to the need for housing for people with disabilities the report 

noted that: 

Given this context, the evidence supports the need for at least 90% of all dwellings in Gateshead 

and 60% of all dwellings in Newcastle upon Tyne to meet Category 2 requirements, providing that 

this does not compromise viability. 

1.2 The origins of the figures for each area were not explored in detail.  Therefore, this supplementary report 

has been produced to outline the explanation behind the figures set out in the SHMA 2017.   

Housing for People with Disabilities 

1.3 Paragraph 61 of the NPPF identifies that local planning authorities should plan households with specific 

needs, and PPG states: 

Households with specific needs 

There is no one source of information about disabled people who require adaptations in the home, 

either now or in the future. The Census provides information on the number of people with a long-

term limiting illness and strategic policy-making authorities can access information from the 

Department for Work and Pensions on the numbers of Personal Independence Payment (replacing 

Disability Living Allowance) / Attendance Allowance benefit claimants. Whilst these data sources 

can provide a good indication of the number of disabled people, not all of the people included within 

these counts will require adaptations in the home. Applications for Disabled Facilities Grant will 

provide an indication of levels of expressed need, although this could underestimate total need. If 

necessary, plan-making authorities can engage with partners to better understand their housing 

requirements. 

Planning Practice Guidance (September 2018), ID 2a-020 

1.4 Personal Independence Payments started to replace the Disability Living Allowance from April 2013, and 

these are awarded to people aged under 65 years who incur extra costs due to disability (although there is 

no upper age limit once awarded, providing that applicants continue to satisfy either the care or mobility 

conditions).  Attendance Allowance contributes to the cost of personal care for people who are physically 

or mentally disabled and who are aged 65 or over.  Nevertheless, PPG recognises that neither of these 

sources provides information about the need for adapted homes as “not all of the people included within 

these counts will require adaptations in the home”. 

1.5 Disabled Facilities Grants (DFG) are normally provided by Councils and housing associations to adapt 

properties for individuals with health and/or mobility needs who are owner occupiers, or renting from a 

private landlord, housing association or council.  Grants cover a range of works, ranging from major 

building works, major adaptations to the property and minor adaptations,  

1.6 However, PPG notes that whilst patterns of DFG applications “provide an indication of expressed need” it 

cautions that this could “underestimate need”.  Of course, it is also important to recognise that DFGs 

typically relate to adaptations to the existing housing stock rather than new housing provision. 
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1.7 The Government’s reform of Health and Adult Social Care is underpinned by a principle of sustaining people 

at home for as long as possible.  This was reflected in the recent changes to building regulations relating to 

adaptations and wheelchair accessible homes that were published in the Building Regulations 2010 

Approved Document Part M: Access to and use of buildings (2015 edition incorporating 2016 amendments 

– for use in England).1  Three standards are covered: 

» M4(1) Category 1: Visitable dwellings – Mandatory, broadly about accessibility to ALL properties 

» M4(2) Category 2: Accessible and adaptable dwellings – Optional, similar to Lifetime Homes 

» M4(3) Category 3: Wheelchair user dwellings – Optional, equivalent to wheelchair accessible 

standard. 

1.8 Given that the existing stock is considerably larger than projected new build, adapting existing stock 

through DFGs is likely to form part of the solution.  However, the English Housing Survey identifies that 

approaching half of all existing dwellings could not be adapted or would require major works in order for 

them to be made fully visitable.  On this basis, adapting existing stock alone is unlikely to provide sufficient 

properties to meet the needs of a growing older population. 

Figure 1: Level of work required to create full visitability (Source: EHS 2014-15 Annex Figure 2.5) 

 

1.9 In terms of new developments, Part M states that: “Where no condition is imposed, dwellings only need to 

meet requirements M4(1)” (Paragraph 0.3).  Local authorities should identify the proportion of dwellings in 

new developments that should comply with the requirements for M4(2) Category 2 and M4(3) Category 3 

as part of the Local Plan, based on the likely future need for housing for older and disabled people 

(including wheelchair user dwellings) and taking account of the overall impact on viability. 

1.10 Planning Practice Guidance for Housing optional technical standards states: 

                                                           
1 https://www.gov.uk/government/publications/access-to-and-use-of-buildings-approved-document-m  

https://www.gov.uk/government/publications/access-to-and-use-of-buildings-approved-document-m
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Based on their housing needs assessment and other available datasets it will be for local planning 

authorities to set out how they intend to approach demonstrating the need for Requirement M4(2) 

(accessible and adaptable dwellings), and / or M4(3) (wheelchair user dwellings), of the Building 

Regulations. 

To assist local planning authorities in appraising this data the Government has produced a  

summary data sheet.  This sets out in one place useful data and sources of further information which 

planning authorities can draw from to inform their assessments.  It will reduce the time needed for 

undertaking the assessment and thereby avoid replicating some elements of the work. 

Planning Practice Guidance (March 2015), ID 56-007 

1.11 Building Regulations for M4(2) Category 2: Accessible and adaptable dwellings states that reasonable 

provision should be made for people to gain access to and use the facilities of the dwelling and that: 

“The provision made must be sufficient to- 

(a) meet the needs of occupants with differing needs, including some older or 

disabled people, and; 

(b) to allow adaptation of the dwelling to meet the changing needs of occupants 

over time.” (Page 10) 

1.12 On this basis, in establishing the need for M4(2) Category 2 housing it is important to consider the 

population projections and health demographics of the area. 

1.13 When considering the housing mix, it was identified that many households moving into new housing are 

likely to be younger at the time that they form.  However, these will include some households with mobility 

problems.  Furthermore, it is likely that the needs of these households will change over time – partly 

through progressive change as health deteriorates with households get older, but also immediate change 

following an accident or health condition impacting mobility.  Some households may also gain additional 

members with existing conditions, including children born with disabilities. 

1.14 It was also identified that there will be a substantial growth in older households, although many of these 

will not move from their current home and will make adaptations as required to meet their needs.  

However, a large number of older households will still choose to move to an accessible home and others 

may have to move where it is not viable for their current home to be adapted.  Not all of these households 

want to live in specialist older person housing, so it is important to ensure that accessible general needs 

housing that is suitable for older people is also provided.  This will often free up family housing occupied by 

older households. 

1.15 Not all health problems will affect households’ housing needs.  Data from the English Housing Survey 

identifies that 70.9% of households have no limiting long-term illness or disability with a further 20.3% 

where there is a household member with an illness or disability but this does not affect their housing need.  

Nevertheless, around 8.8% of households (around 1 in every 12) have one or more persons with a health 

problem which requires adaptations to their home.  The proportion is markedly higher in affordable 

housing than in market housing (19.8% and 6.5% respectively). 

1.16 Within this group, the substantial majority of households (82.6%) live in a home that is suitable for their 

needs (either having already moved or adapted their existing home).  Nevertheless, just over 17% of 
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households with a disability that affects their housing need either require adaptations or need to move to a 

more suitable home, which equates to 1.5% of all households. 

Figure 2: Households with a long-term illness or disability that affects their housing needs (Source: English Housing Survey) 

 
Market  

housing 

Affordable  

housing 
TOTAL 

Households without limiting long-term illness or disability 75.2% 50.2% 70.9% 

Households with one or more persons  

with a limiting long-term illness or disability 
   

Does not affect their housing need 18.3% 29.9% 20.3% 

Current home suitable for needs 5.4% 16.2% 7.3% 

Current home requires adaptation 0.6% 1.6% 0.8% 

Need to move to a more suitable home 0.5% 2.0% 0.7% 

Total households where a limiting long-term illness or 

disability affects their housing need: 
6.5% 19.8% 8.8% 

Of those households where a limiting long-term illness or  

disability affects their housing need: 
   

Current home suitable for needs 83.1% 81.9% 82.6% 

Current home requires adaptation 9.4% 8.1% 8.9% 

Need to move to a more suitable home 7.4% 10.0% 8.4% 

1.17 Through combining the national data from the English Housing Survey with data about relative levels of 

limiting long-term illness and disability in Gateshead and Newcastle upon Tyne, it is possible to estimate 

the number of households likely to require adaptations or needing to move to a more suitable home. 

1.18 Figure 3 identifies that there were around 33,200 households living in Gateshead in 2015 with one or more 

persons with a limiting long-term illness or disability, with a further 41,000 households in Newcastle upon 

Tyne.  In Gateshead this included around 10,900 households where their health problems affected their 

housing needs, but the majority of these households (around 8,969) were already living in a suitable home.  

Meanwhile, in Newcastle upon Tyne, nearly 13,400 households had their housing needs affected, but 

10,945 of these live in a suitable home. However, at the start of the Plan period in 2015, it is estimated that 

there were around 999 households needing to move to a more suitable home due to a disability or another 

long-term health problem in Gateshead and 1,276 households needing to move in Newcastle upon Tyne.  

These households would represent an existing need for M4(2) housing, however some of these households 

would be wheelchair users needing M4(3) housing.  A further 941 households needed adaptations to their 

current home in Gateshead and 1,171 households needed adaptations in Newcastle upon Tyne. 

Figure 3: Households with a long-term illness or disability in Gateshead and Newcastle upon Tyne in 2015 by effect on housing 

need (Source: ORS Housing Model. Note: Figures may not sum due to rounding) 

 Gateshead Newcastle upon Tyne 

Households with one or more persons  

with a limiting long-term illness or disability 
33,221 41,009 

Does not affect their housing need 22,313 27,617 

Current home suitable for needs 8,969 10,945 

Current home requires adaptation 941 1,171 

Need to move to a more suitable home 999 1,276 



 
 

Opinion Research Services | Gateshead & Newcastle upon Tyne Housing for People with Disabilities September 2017 

 

 

 7  

Total households where a limiting long-term illness or disability affects 

their housing need: 
10,909 13,392 

1.19 The identified need for adapted homes at the start of the Plan period is based on households’ current 

needs.  The M4(2) standard also requires “the changing needs of occupants over time” to be considered.  

Therefore, even without any change to the number of households in Gateshead and Newcastle upon Tyne, 

the number of households with one or more persons with a limiting long-term illness or disability will 

increase over time as people get older. 

1.20 Whilst around 10,900 households living in Gatershead and 13,400 housing in Newcastle upon Tyne in 2015 

had a health problem that already affected their housing requirement, it is likely that a further 4,340 

households in Gateshead and 5,488 households in Newcastle upon Tyne would develop health problems 

within 10 years.  These households would also require adaptations to their current home or would need to 

move to a more suitable home. 

1.21 Based on the household projections we can establish the future need for adapted housing based on the 

projected household growth and the changing demographics of the area. 

1.22 Further modelling of health needs suggests that by 2030 there will be an additional 9,984 households in 

Gateshead and 12,661 households in Newcastle upon Tyne either already experiencing health problems or 

likely to develop health problems within 10 years.  Some of these will be new households, but many will be 

existing households resident in 2015 whose health has deteriorated over the Plan period. 

1.23 Therefore, considering the needs of households resident at the start of the Plan period together with the 

projected household growth and changing demographics (in particular the ageing population), there will be 

a total of 14,324 households in Gateshead and 18,149 households in Newcastle upon Tyne either needing 

adaptations to the existing housing or suitable new housing to be provided.  This is in addition to the 

households needing to move or needing adaptations based on their current health at the start of the Plan 

period. 

Figure 4: Households with a long-term illness or disability in Gateshead and Newcastle upon Tyne in 2015 by effect on housing 

need (Source: ORS Housing Model. Note: Figures may not sum due to rounding) 

 Gateshead Newcastle upon Tyne 

Households where an existing illness or disability affects their housing 

need in 2015 
 

 

Current home suitable for needs 8,969 10,945 

Current home requires adaptation 941 1,171 

Need to move to a more suitable home 999 1,276 

Total households where a limiting long-term illness or disability affects 

their housing need in 2015 
10,909 

13,392 

Existing households in 2015 likely to develop health problems that affect 

their housing need within 10 years 
4,340 5,488 

Additional households in 2030 projected to experience problems or likely 

to develop problems within 10 years 
9,984 12,661 

Additional households in 2030 where illness or disability affects their 

housing need or will develop within 10 years 
14,324 18,149 

1.24 To provide M4(2) housing for all of the identified need would require housing for over 16,200 households in 

Gateshead and over 21,500 households in Newcastle upon Tyne to be provided. However, not all 
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households will want to move to new housing – some will adapt their current homes and others will move 

to another dwelling in the existing stock. 

1.25 Although some households would prefer not to move, Figure 1 identified that many existing homes were 

not suitable for adaptation to the M4(1) Category 1 standard and others would require major works.  Fewer 

dwellings would be adaptable to the M4(2) Category 2 standard given the additional requirements.  Based 

on the housing mix in the housing market area, it is likely that around 55% of all dwellings in Gateshead and 

51% in Newcastle upon Tyne could be converted to meet the M4(1) standard. 

1.26 Whilst the proportion that could be converted to meet the M4(2) standard would be lower, this provides a 

reasonable upper estimate of the number of households likely to be able to adapt existing homes rather 

than move to new housing.  On this basis, we could assume that at least 45% in Gateshead and 49% in 

Newcastle upon Tyne of the additional households where illness or disability affects their housing need 

would move to new housing.  Together with the households identified as needing to move at the start of 

the Plan period, this would represent a total of 7,435 households in Gateshead and 10,099 households in 

Newcastle upon Tyne.  These figures represent 93% of the OAN for Gateshead and 65% of the OAN for 

Newcastle upon Tyne, so are completely in line with the findings of the Gateshead and Newcastle upon 

Tyne SHMA 2017.  

Figure 5: Households with a long-term illness or disability in Gateshead and Newcastle upon Tyne in 2015 by effect on housing 

need (Source: ORS Housing Model. Note: Figures may not sum due to rounding) 

 Gateshead Newcastle upon Tyne 

Existing need in 2015   

Households where an existing illness or disability affects their housing 

need and need to move in 2015 
999 1,276 

Projected future need 2015-30   

Additional households in 2030 where illness or disability affects their 

housing need or will develop within 10 years 
14,324 18,149 

Maximum need for adapted housing 2015-30 

(households) 
15,323 19,429 

Less households living in dwellings adaptable to  

M4(1) standard 
7,887 9,325 

Minimum need for adapted housing 2015-30 

(households) 
7,435 10,099 

1.27 There is inevitably uncertainty about how many households will be able to meet their housing needs 

without moving and how many will move to existing homes rather than new housing.  Nevertheless, the 

figures identified in Figure 5 provide an appropriate range for the local authorities to consider.   

1.28 It is important to recognise that this would represent the combined need for both M4(2) Category 2 and 

M4(3) Category 3 housing; for households with a wheelchair user would be included within those 

households counted as having a health problem or disability that affects their housing need. 

Housing for Wheelchair Users 

1.29 Building Regulations for M4(3) Category 3: Wheelchair user dwellings also states that reasonable provision 

should be made for people to gain access to and use the facilities of the dwelling and that: 

“The provision made must be sufficient to- 
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(a) allow simple adaptation of the dwelling to meet the needs of occupants who use 

wheelchairs, or; 

(b) to meet the needs of occupants who use wheelchairs.” (Page 23) 

1.30 On this basis, in establishing the need for M4(3) Category 3 housing it is again important to consider the 

population projections and health demographics of the area, but with specific reference to households with 

wheelchair users. 

1.31 The CLG guide to available disability data2 (referenced by PPG ID 56-007) shows that around 1-in-30 

households in England (3.3%) currently have at least one wheelchair user, although the rate is notably 

higher for households living in affordable housing (7.1%).  The rates are also higher for older households. 

Figure 6 identifies the proportion of households in England with a wheelchair user currently living in market 

housing and affordable housing by age of household representative. 

Figure 6: Percentage of households with a wheelchair user by type of housing and age of household representative 

(Source: English Housing Survey 2013-14) 

Housing Type 
Age of Household Representative 

15-24 25-34 35-44 45-54 55-64 65-74 75-84 85+ 

Housing type         

Market housing < 0.1% 0.4% 1.0% 1.6% 3.0% 4.0% 6.1% 9.3% 

Affordable housing 0.3% 2.0% 2.9% 6.0% 6.0% 10.3% 12.7% 19.9% 

1.32 Figure 7 compares the proportion of disability benefit claimants in receipt of mobility award (the majority 

of whom will be wheelchair users) for Gateshead and Newcastle upon Tyne against the figures for England.   

Figure 7: Disability benefit claimants in receipt of mobility award by age (Source: DWP, May 2016) 

 

                                                           
2 https://www.gov.uk/government/publications/building-regulations-guide-to-available-disability-data 
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1.33 Through combining the information on local rates with the national data, we can establish the proportion 

of households in Gateshead and Newcastle upon Tyne likely to have a wheelchair user by the age of the 

household representative in market housing and affordable housing (Figure 8). 

Figure 8: Percentage of households with a wheelchair user by type of housing and age of household representative 

Housing Type 
Age of Household Representative 

15-24 25-34 35-44 45-54 55-64 65-74 75-84 85+ 

Gateshead         

Market housing < 0.1% 0.4% 1.0% 1.7% 3.3% 4.8% 9.0% 12.8% 

Affordable housing 0.3% 2.0% 3.0% 6.2% 6.6% 12.0% 17.9% 25.8% 

Newcastle upon Tyne         

Market housing < 0.1% 0.4% 1.0% 1.8% 3.6% 5.1% 9.5% 18.4% 

Affordable housing 0.3% 2.1% 3.1% 6.5% 7.0% 12.5% 18.7% 37.4% 

1.34 Figure 9 identifies the net change in the number of households with a wheelchair user over the period 2015 

to 2030.  It is evident that the number of households likely to need wheelchair adapted housing in 

Gateshead is likely to increase by 760 over the 15-year period, with the equivalent figure in Newcastle upon 

Tyne being 1,430 households. 

Figure 9: Households needing Wheelchair Adapted Housing (Source: ORS Housing Model. Note: Figures may not sum due to 

arithmetic rounding) 

Modelled Need for 
Wheelchair Adapted 

Housing 

Households aged under 75 Households aged 75+ 
Overall 
change 
2015-30 

% of  
OAN 2015 2030 

Net 
change 
2015-30 

2015 2030 
Net 

change 
2015-30 

Gateshead         

Market housing 1,110 1,210 +100 860 1,170 +300 +400 9.0% 

Affordable housing 1,370 1,470 +100 930 1,190 +260 +360 11.3% 

Total 2,490 2,680 +190 1790 2,360 +570 +760 10.0% 

Newcastle upon Tyne         

Market housing 1,400 1,570 +170 1,150 1,580 +430 +600 5.6% 

Affordable housing 1,990 2,300 +310 1,280 1,810 +530 +830 14.1% 

Total 3,390 3,870 +480 2,430 3,390 +960 +1,430 8.7% 

1.35 The evidence supports the need for a target of 10% of all housing to meet M4(3) Category 3 requirements 

in Gateshead and 9% in Newcastle upon Tyne.   

1.36 it is important to recognise that two thirds of the identified growth in households with wheelchair users 

(570 households in Gateshead and 960 households in Newcastle upon Tyne) are aged 75 or over, and it is 

likely that many of these households would also be identified as needing specialist housing for older 

persons.  Whilst not all households needing wheelchair adapted housing will live in specialist older person 

housing, at any point in time it is likely that around a quarter of those living in specialist housing will need 

wheelchair adapted homes – but it is likely that some older households will start using a wheelchair whilst 

living in specialist housing if their health deteriorates.  On this basis, it may be appropriate to adopt higher 

targets for specialist housing for older persons that is wheelchair accessible, and this could reduce the 

proportion of general needs housing that would need to meet the Category 3 requirements.  The evidence 

supports the need for a target of at least 25% and ideally 50% or more of specialist housing for older 
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people to meet M4(3) Category 3 requirements; and all specialist housing for older people should meet 

M4(2) Category 2 requirements. 

 


