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Specialist Disability Accommodation (SDA) refers to 
accommodation that may be funded under the 
National Disability Insurance Scheme (NDIS) for 
eligible participants who have an extreme functional 
impairment or very high support needs. 

Through development of SDA, the NDIS have sought 
to create an objective that ensures that all people with 
disabilities have the same rights as any other member 
of Australian society. This is done by enabling 
independence, social participation and exercising 
control and choice, in matters that affect their life 
i.e. the house in which they reside.

The design standards have been crafted with the 
intention of improving the lives of participants. They 
do this by assisting participants to live in a home that 
meets their individual needs. The homes are situated 
in communities that facilitate social connections, 
which helps to create a sense of belonging.

About SDA



Not all buildings are suitable for SDA, so it’s important 
to understand which types of buildings are eligible. 
Table 3 of the NDIS Price Guide outlines definitions of 
‘Building Types’ which include:

• Apartment
• House/Dwelling
• Villa
• Duplex
• Townhouse
• Group Home

At least one private room must be available to each 
long-term resident and an Onsite Overnight 
Assistance (OOA) room (however, this is not 
considered a bedroom). The maximum number of 
residents includes both participants and any other 
residents being accommodated at that dwelling.

In determining the appropriate ‘Building Type’ it is 
important that consultation be sought from a 
qualified building practitioner, such as a Building 
Certifier or Building Surveyor. Incorrect classification 
may result in designs that do not satisfy the relevant 
building legislation, such as the Building Code of 
Australia or specific State or Territory Acts/Regulations.

Buildings suitable for SDA

For a detailed definition and criteria for suitability of a ‘Building Types’ 
please refer to the NDIS Price guide.

 ✓ Kitchen
 ✓ Bathroom
 ✓ Living/Dining Area
 ✓ Entrance/Exit
 ✓ At least one bedroom

Dwellings of all 
‘Building Types’ must 
include a minimum of:



The design standards of SDA dwellings have been 
crafted with the intention of improving the lives of 
participants, by assisting them to live in a home that 
meets their individual needs. The homes are situated 
in communities that facilitate social connections which 
helps to create a sense of belonging.

To ensure that buildings are capable of meeting the 
needs of participant’s who will be residing in the 
dwelling, it’s essential that all designs include features 
to enhance livability for participant’s appropriate to 
their needs. The relevance of a design category in 
relation to the proposed SDA shall be determined in 
conjunction with the users of the building.

Choosing the appropriate Design Category is very 
important as this establishes the amount paid for a 
dwelling. These prices are found within the NDIS Price 
Guide. 

Design Categories do not include an assessment to 
Disability Access Standards such as AS1428.1 – 2009 
(Design for access and mobility) as it is expected that 
these will be reviewed as part of the building 
certification process.

Design Standards



Improved Livability

Robust

Fully Accessible

Housing that has been designed to improve 
‘Livability’ by incorporating a reasonable level 
of physical access and enhanced provision for 
people with sensory, intellectual or cognitive 
impairment.

Housing that has been designed to incorporate 
a high level of physical access provision for 
people with significant physical impairment. 

High Physical Support

Housing that has been designed to incorporate 
a reasonable level of physical access provision 
and be very resilient, reducing the likelihood of 
reactive maintenance and reducing the risk to 
the participant and the community.

Housing that has been designed to incorporate 
a high level of physical access provision for 
people with significant physical impairment and 
requiring very high levels of support.

SDA Design Categories



Included as part of the SDA and formulated under the NDIS 
(SDA) Rules 2016, is a document titled ‘NDIS Price Guide 
– Specialist Disability Accommodation’, in which various 
requirements including suitable building types, design 
categories and minimum requirements are detailed for 

funding eligibility.

The Price Guide may be downloaded directly from the NDIS 
website at: 
https://www.ndis.gov.au/providers/housing-and-living-sup-
ports-and-services/housing/specialist-disability-accommoda-
tion/sda-pricing-and-payments
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