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INTRODUCTION

The application site is part of the area allocated for residential development under Policy BO4 in the Eastleigh

Borough Local Plan. The policy sets out a broad framework for the development of the site.

The site has been the subject of two relatively recent planning applications. The first application for 31 dwellings,
F/19/85604 was appealed on grounds of non-determination. The appeal was dismissed in October 2021. A copy

of the Appeal Decision is attached at Enclosure 2.

A revised planning application for 25 dwellings, F/21/89989 was refused by Eastleigh Borough Council in March
2023.

The proposed development has had due regard to the adopted policies, the appeal decision and the recent
refusal. The proposal involves the erection of retirement apartments aimed at the over 60s who are seeking to
downsize and who wish to benefit from a safe, secure environment with like-minded people. The proposal would
provide a total of 52 apartments, dedicated parking spaces for use by residents and their visitors. A buggy and

cycle store is also provided for residents.

The proposed building in its totality has been designed to respect its setting as fully explained in the Design and
Access Statement. In addition, the approach to security for the retirement apartments is explained in the

attached document at Enclosure 1 entitled Safe and Secure.

In addition, it is also posed to erect a pair of detached dwellings to the south of the RL building and to the west
of Oak Cottage and Appletree Cottage. It is proposed that these dwellings will be offered on the open market,

and this is reflected within the FVA submitted with the application.

The proposed development with the associated highway improvements would provide the opportunity for a
high-quality residential development that would positively contribute to meeting a local housing need for older
people. It represents a sustainable development, with wide ranging social and planning benefits, both for

potential residents and the community.

NATURE AND CONCEPT OF RETIREMENT HOUSING

Retirement housing (Category Il type sheltered housing) is a proven option for those older people who need to
move into accommodation, which provides them with greater comfort, security and the ability to manage
independently to a greater extent. It enables older people to remain living in the community and out of

institutions while enjoying peace of mind and receiving the care and support, which they need.

The scheme provides a needs-based choice for residents to downsize and move to an age restricted form of

accommodation of like-minded people. People seeking to downsize from larger houses can achieve comfort,



care, security and the ability to manage independently in housing that is future proofed as they themselves age.
It enables older people to remain living in the community and out of more institution type accommodation while

enjoying peace of mind.

Moreover, retirement housing releases existing under-occupied housing (i.e., family houses that have become
too large for small elderly households) and thereby helps make better use of the housing stock in general. The
majority of residents of retirement schemes generally originate from the “local” area (45% of sheltered residents
originate from within a 5 miles radius (approximately 72% within 20 miles) and thus the move to retirement
accommodation aids in freeing up local under occupied housing stock. Itis probable that the potential occupiers

of this development will have a similar “origin” profile.

All McCarthy & Stone developments are specifically designed to provide specialised housing accommodation for
the elderly, with communal facilities and specific features within the apartments designed to meet the particular
needs of the elderly. While anyone may purchase an apartment, the apartments are sold on the basis of a 999-
year lease requiring the accommodation and subject to each apartment being occupied by persons over 60 years
of age or in the case of a couple that one of the occupants is over the age of 60 years and the other is over the

age of 55 years.

This is a reasonable and caring approach to the limitation on occupancy of retirement housing in that it
recognises and allows for those exceptional cases where a spouse, who is in the need of special accommodation,
may have a younger partner. Such occurrences are, in fact found to be extremely rare as between 60 and 70%
of occupants are aged 78 years or more with about 30% aged 80 years or more. The vast majority of McCarthy
& Stone residents (some 85-90%) are widowed or single, with approximately 75% comprising single, female

households.

THE SOCIAL AND ECONOMIC BENEFITS OF RETIREMENT ACCOMMODATION

The proposal provides a valuable form of specialised accommodation, which meets a specific housing need. In

so doing, it gives rise to significant planning and social benefits accord with national planning objectives.

In terms of social benefits, the Institute of Public Care (IPC) produced a report entitled ‘Identifying the Health
Gain Benefits from Retirement Housing’, the executive summary of the report has been appended to this
statement at APPENDIX 1. As the report states it considers the benefits in terms of health gain from specialised
accommodation for older persons compared to the general market housing stock. The report identifies that

retirement housing results in the following benefits:

e Specialist housing is associated with a reduced level of expected nights spent in hospital. This

is estimated as producing an annual cost saving to the NHS of £2,598 per resident per annum.



e On average residents of retirement living schemes experience a 35% improvement in mobility
and 20% in functions of daily living. There is also a 25% reduction in the use of medication by
residents.

e Over 50% of residents believe that private sheltered housing helps to promote good health.

More than half of all residents (55%) consider their health to be good or very good.

The above report supports earlier findings by ORB in its report entitled ‘A Better Life: Private Sheltered Housing
and Independent Living for Older People’, the Executive Summary is appended to this Statement at APPENDIX

2. In respect to health care benefits the report identified:

e The average number of visits per annum to a GP from current residents of retirement housing
is 4.2 compared to 6 visits amongst the national population aged 75+.
e 41% of residents of retirement housing felt that their health had improved from making the

move into retirement housing.

With respect to the economic benefits of proposals, the Institute of Public Care (IPC) produced a report entitled
‘Local Area Economic Impact Assessment” which economic considered the benefits of specialist

accommodation for older people.

The report, attached at APPENDIX 3, identified that:

e £7.53 million of housing stock was released of which 66% was under occupied.

e An increase in local spending of £125,000 per annum compared to a general needs
development.

e 1,419 directly attributable to savings on health and social care.

e £5,000 of social capital i.e. involvement in local community groups.

SUPPORTING LOCAL HOUSING MARKETS AND FREEING UP UNDER-OCCUPIED HOMES

The UK is facing a crisis in housing provision. However, it is not just a question of supply; it is also about the way
in which existing housing provision is made available to future generations. While millions of families and young
people struggle to find and own property large enough for their needs, there are more than 25 million empty
bedrooms in under-occupied homes in England. Very many of these are in the homes of the over 50s and

retired; by 2026 empty bedrooms in the homes of older people will exceed 10 million.*

The scheme provides a needs-based choice for residents to downsize and move to an age restricted form of
accommodation of like-minded people. People seeking to downsize from larger houses can achieve comfort,

care, security and the ability to manage independently in housing that is future proofed as they themselves age.

1 Intergenerational Foundation, Hoarding of Housing: Fairness for Future Generations, October 2011



It enables older people to remain living in the community and out of more institution type accommodation while

enjoying peace of mind.

Moreover, retirement housing releases existing under-occupied housing (i.e. family houses that have become
too large for small households) and thereby helps make better use of the housing stock in general. The majority

of residents of the scheme are anticipated to originate from the area.

The solution to both better health and more downsizing relies on increased choice for older people. Specialist
accommodation for older people such as this provides this choice. It is particularly important that any new
provision focuses on accommodation built for owner-occupation. Nearly 80% of older people currently own

their own, and few wish to move into social or rented accommodation at this time in their lives.

Housing Markets and Independence in Old Age: Expanding the Opportunities by University of Reading
(Professor Michael Ball May 2011) concluded that policy makers must act now if they are to avoid a growing

crisis in the provision of housing for older people. The Executive Summary is attached at APPENDIX 4.

The document highlights that there are only 100,000 specialist private retirement homes in the UK. Yet by 2033,
there will be an extra 3.5 million households aged over 65 years, a 60% increase on today. Without suitable and
affordable accommodation, these demographic changes could result in significant housing problems for the

elderly.

The report comments that private retirement accommodation, referred to in the report as owner occupied
retirement housing (OORH), can address this problem. OORH is a form of retirement accommodation designed
specifically with older people in mind and purchased on a leasehold basis, which has high levels of consumer
satisfaction. OORH can also help reduce public expenditure, particularly health costs, and provide wider benefits

to society.

However, the report notes that due to policy restrictions surrounding housing and planning, the supply of OORH
does not meet present or growing demand. Build rates are low and need to grow four times from that achieved

before the 2007/8 downturn to cope with just a moderate increase in demand.

The report states that the primary reason for the limited supply of OORH is ‘strategic neglect' by policy makers,
with public policy directly responsible. The report notes that a large number of planning applications by
developers for OORH are refused by local authorities who fail to understand its benefits. This “strategic neglect”
is referred within the NPPG which states that accommodation for older persons is “critical”.

Lack of government guidance also means that often there is no stimulus for Councils to start thinking properly

about this sector. There are also difficulties associated with the specialised nature of OORH, including land



taxation in the form of affordable housing and increased building costs not incurred by more traditional house

builders. These difficulties could be addressed with simple supply-side inducements.

The report included an analysis of the sales records 5,000 older people who bought McCarthy & Stone properties
between 2007 and 2010. They show how specialist housing frees up under-utilised family-sized housing in the

local area.

e For every 5,000 owner-occupied retirement homes sold, family housing to the value of £1.1
billion is released back onto local housing markets.

e For an individual retirement housing scheme of 40 dwellings, this equates to the release of 40
family-sized homes — the majority of which are in the local area — worth nearly £9 million.

e The average value of the individual dwellings released is just under £220,000. Two thirds had
three or more bedrooms.

e Property vacated is then usually bought by younger people and often used to raise families. In
this way, local housing stock is recycled through the generations.

e Provision of specialist retirement housing has a multiplier effect through the housing chain.
For each individual specialist dwelling built, housing for six people is provided; the classic family
of four in the vacated property, and the couple downsizing into specialist accommodation.

e A wider chain of moves is also triggered. As the initial property vacated is likely to be quite
substantial, additional moves further down the chain occur. On many occasions, six or more
moves can be stimulated.

e First time buyers also benefit. It is estimated that within six moves, a first time buyer is able

to enter the housing market.

Figure 5.6: Characteristics of previous homes

Number of bedrooms in previous home Previous type of accommodation
3% 5% 19 19% (where known)

B unrecorded Ebungalow

i H det house
H semi house

w2 M terr house

m3 H flat
Hretire flat

L J!

*Figures from the University of Reading report

THE LOCAL NEED




The PfSH Strategic Housing Market Assessment (SHMA 2014) examined the future housing needs in the Borough
and identified that due to an ageing population and falling household sizes, thre was/is a requirement for

specialist housing. The mix of housing required within the Borough is reflected in Policies DM24 and DM25.

In fat the LPA recognition of the needs of older people was and is also addressed in an SPD document from 2011
entitled Accommodation for older people and those in need of care’. This document will be touched n

elsewhere in this Planning Statement.

In addition, the Local Plan at A.16 cross references to the County Council’s Older People’s Well Being Strategy
(see https://www.hants.gov.uk/socialcareandhealth/publichealth/jsna/ageingwellsummary) that seeks to
address issues they face in remaining independent. The County Council also seeks to ensure the provision of

accommodation for older people across the county, and produced their Older People’s Housing Study in 2009.

It is clear that the LPA appreciates the accommodation needs of older people and that it seeks to ensure

appropriate provision.

Attached at APPENDIX 5 is the Compendium of Reports Promoting Specialist Housing for Older People which

outlines the various reports supporting the provision of specialist accommodation.

NATIONAL PLANNING POLICY GUIDANCE AND RELATED DOCUMENTS

The National Policy Framework 2023 requires the planning system to deliver sustainable development in

terms of:
e Planning for prosperity (an economic role)
e Planning for people (a social role), and

¢ Planning for places (an environmental role)

The three components need to be pursued in an integrated way looking for solutions which deliver multiple
goals. Itis therefore clear that the National Planning Policy Framework wishes to see is balanced decision making

with all factors considered rather than decisions made in isolation of the three overriding principles.

The development is a very sustainable form of development in a sustainable location. By achieving positive
improvements in the built, natural and historic environment as well as the quality of older people’s lives, in this
particular case, there should be “a presumption in favour of sustainable development.” Furthermore for
decision makers (paragraph 11 NPPF) this means approving development proposals that accord with the

development plan without delay.



In this respect it is notable that paragraph 38 states: “Local planning authorities should approach decisions on
proposed development in a positive and creative way. They should use the full range of planning tools
available, including brownfield registers and permission in principle, and work proactively with applicants to
secure developments that will improve the economic, social and environmental conditions of the area.
Decision-makers at every level should seek to approve applications for sustainable development where

possible”.

The Core Planning Principles set out in the NPPF include the following relevant ones that planning should
proactively drive and support sustainable economic development to deliver the homes that the country needs.
It is also seeking to secure high quality design and a good standard of amenity for all existing and future
occupiers of land and buildings. A further principle is to encourage the effective use of land by reusing land that

has been previously developed (brownfield land), provided that it is not of high environmental value.

Set out below are comments on some of the key sections of the NPPF.

Section 4 - Decision-making: This advises LPA’s to approach decisions in a positive and creative way and should

seek to approve applications for sustainable development where possible.

Paragraph 44 advises LPA’s to only require supporting information which is “relevant, necessary and material”.

Planning Conditions and Obligations: Paragraph 55 advises that planning conditions should only be imposed

where they are “necessary, relevant to planning and to the development to be permitted, enforceable, precise

and reasonable in all other respects”.

If contributions are sought under the auspices of Section 106 of the Act then Paragraph 57 sets out the legal
tests under CIL Reg. 122, which requires that planning obligations should only be sought where they meet all of
the following tests:

e Necessary to make the development acceptable in planning terms

e Directly related to the development

e Fairly and reasonably related in scale and kind to the development

Section 5 — Delivering a Sufficient Supply of Homes: The proposed development will provide specialist

accommodation for older persons who area significantly and growing sector of the local population.

Paragraph 60/61 of the NPPF outlines the need to boost the supply of dwellings and within this context,

paragraph 62 states:



“..the size, type and tenure of housing needed for different groups in the community should be assessed and
reflected in planning policies (including but not limited to, those who require affordable housing, families with

”

children, older people, people with disabilities....) ...
Paragraph 61 also sets out that LPAs should determine by the minimum number of homes and that strategic
policies should be informed by a local needs assessment. Paragraph 74 sets out the 5 year housing land

requirement and associated paragraphs the housing delivery tests.

Section 9 — Promoting Sustainable Transport: paragraph 113 states that Travel Plans should only be required

where developments generate “significant amount of movement”. The proposed development will not result

in any significant traffic movements.

Section 12 Achieving Well Designed Places: paragraph 126 seeks that developments high quality and beautiful

buildings. It reinforces the importance of Good Design in the built environment. Good design being a key aspect
of sustainable development contributing positively to making places better for people. Paragraph 126 seeks to
ensure that design policies in terms of detail and prescription should be tailored to the circumstances in each

place and should allow a suitable degree of variety where this would be justified.

The proposed development has been the subject of public consultation as detailed in the accompanying SCI.

The design is fully explained and justified in the accompanying DAS statement.

Section 14 — Meeting the Challenge of Climate Change, Flooding and Coastal Change: Paragraph 157 advises that

new development should comply with policies for decentralised energy supply unless it is not feasible and viable
and take account of land form, layout, building orientation, massing and landscaping to minimise energy

consumption”.

The proposed development is highly sustainable and will be constructed to meet the latest government and

policy requirements.

Paragraphs 159-165 deal with flood risk, identifying that developments ought to be sited whenever possible in
zones at lower risk of flooding and that Sequential and Exception Tests may need to be accordingly applied.

The site is in FZ1.

Annex 2 — Glossary: Older People are defined as “people over or approaching retirement age, including the

active, newly retired through to the very frail elderly; and whose housing needs can encompass accessible,
adaptable general needs housing through to the full range of retirement and specialised housing for those
with support or care needs” (my emphasis). Clearly the proposed development will meet these aims and the

NPPF as a whole.



The National Planning Policy Guidance up to 2018 in the section entitled The Identifying the Need for Different
Types of Housing: Housing for Older People identified the “critical” need to provide housing for older people

and housing for older people features heavily in the guidance.

The issue was considered so significant that on 26™ June 2019, predating the NPPF update of July 2019, that a
separate guidance Housing for Oder and Disabled People was issued (June 26" 2019). This identified and re-
emphasized the need to cater for older people by offering a better choice of accommodation to suit charging
needs and to help them maintain their independence. And that the relationship between ageing and housing
need should be understood from plan making to decision taking. This emphasis has been maintained in

subsequent revisions to the NPPG. It states:

The need to provide housing for older people is critical. People are living longer lives and the proportion
of older people in the population is increasing. In mid-2016 there were 1.6 million people aged 85 and

over; by mid-2041 this is projected to double to 3.2 million. Offering older people a better choice of

accommodation to suit their changing needs can help them live independently for longer, feel more
connected to their communities and help reduce costs to the social care and health systems. Therefore,
an understanding of how the ageing population affects housing needs is something to be considered
from the early stages of plan-making through to decision-taking.

Paragraph: 001 Reference ID: 63-001-20190626 Revision date: 26 June 2019

Itis clear that the proposal would meet the fundamental aims of the NPPF and the NPPG. These broader benefits

are explored below in the following sections.

Health and Wellbeing - paragraph 005. The scheme actively promotes a healthy community in that the
retirement scheme creates a healthy living environment adaptable to the needs of the increasingly ageing
population. As set out in the main submission the community / communal nature of these specialist forms of
accommodation/housing creates a safe and secure environment for people to live together s rather than being

a burden upon hospital or local care facilities.

Design - paragraph 001 as well as reinforcing that “good quality design is an integral part of sustainable
development” it states that achieving good design is about creating places, buildings or spaces that work well

for everyone, look good, will last, and adapt for the needs of future generations.

Similarly in line with paragraph 002 the scheme delivers a wide range of planning objectives enhances the quality
of buildings and spaces, by considering amongst other things form and function; efficiency and effectiveness and

their impact on well-being addresses the need for different uses sympathetically.


https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections

Paragraph 004. LPAs are instructed to give great weight to outstanding or innovative designs which help to raise
the standard of design more generally in the area. This could include the use of innovative construction materials
and techniques. Planning permission should not be refused for buildings and infrastructure that promote high
levels of sustainability because of concerns about incompatibility with an existing townscape, if those concerns

have been mitigated by good design.

Paragraph 005 acknowledges that to achieve good design the use of expert advice from appropriately skilled in

house staff or consultants may sometimes be required.

Paragraph 007 Design should promote local character “Development should seek to promote character in
townscape and landscape by responding to and reinforcing locally distinctive patterns of development, local

man-made and natural heritage and culture, while not preventing or discouraging appropriate innovation.”

The scheme successfully integrates into its surrounding context. The DAS sets out clearly how new building due

to its design and form contributes to the surrounding area.

The scheme also promotes access and inclusion (paragraph 012) being in a sustainable location as it enables

many older local people to downsize and remain very much part of the local community if they so wish.

Paragraph 023 sets out the five key design considerations:
e layout —the way in which buildings and spaces relate to each other
e form —the shape of buildings
e scale — the size of buildings
e detailing —the important smaller elements of building and spaces
e  materials — what a building is made from
.

These are assessed in the submitted Design and Access Statement.

In addition, there are economic benefits flowing in relation to the specialist accommodation as outlined in
Annexe B of A Better Life which is attached at APPENDIX 2 and an IPC Report entitled Local Area Economic
Benefits which is attached at APPENDIX 3. They outline the spending power of a traditional sheltered scheme
which one would expect to be similarly applicable to an Assisted Living development. One would also envisage

an economic boost with respect to the general market accommodation.

The clear expectation of the NPPF is that development should be encouraged except where this would
compromise key sustainable development principles set out in national policy. The current appeal proposal

would not compromise national policy, indeed it is wholly in concern with its aims.



The proposed development would provide specialist accommodation which would cater for the ageing
population. It would increase consumer choice, create a more balanced community by having greater housing

choice available to it.

It would result in the occupants of the development shopping locally thus assisting in the economic well being
of the area. The construction phase would create employment approximately 50-80 jobs as well as some in

related support industries.

The Community Infrastructure Regulations gives the former Circular 5/05 Planning Obligations tests legal force
in that Regulation 122 provides that “a planning obligation may only constitute a reason for granting planning

permission if the obligation is:

a. necessary to make to the development acceptable in planning terms;

b. directly related to the development; and

c. fairly and reasonably related to the scale and kind to the development.”

Even when a contribution could in principle apply, the decision maker must apply planning balance and assess

whether its absence or failure to meet requests in full would justify the withholding of planning permission.

The tests set out in the circular are explicit, restrictive and place the burden upon the decision maker not only to
justify each and every request, but to then assess and apply “planning balance” to the matter having regard to
whether the absence of a contribution(s) or a failure to meet such a contribution in full is such that planning

permission ought not to be granted. The applicant will of course consider any requested contribution.

Lifetime Homes, Lifetime Neighbourhoods: A National Strategy for Housing in an Ageing Society (February
2008). This document sets out the government strategy for an ageing society and it recognises that the number
of households increasing to growth and that by 2026 over 50% of all householders will be aged over 65 years of
age. In order to meet this challenge, the government wants to ensure that there is a right range of choices of
specialised housing available to those who need more support. It recognises that housing is central to health

and well-being.

The summary of chapter 2 identifies and recognises that the vast majority of householders (68%) own their own
homes and this is expected to rise to around 75% by 2026. As such, these people are expected to wish to

maintain their own independence by owning their own accommodation/homes.

The government expects Local Authorities to plan for the housing needs for the whole community. This effect
reiterates PPS3, Paragraph 23, now repealed but superseded by the NPPF, which still requires that the full range

of housing provision be considered.



Chapter 11 specifically deals with specialised housing such as retirement accommodation for the elderly. The
guidance identifies that there is a continuing need for specialised housing and that such accommodation will
continue to offer a certain advantage over private housing, particularly to those who need a physical environment
designed for those with impairments, better access to help and care, company and a sense of safety. In the
provision of appropriate accommodation for the elderly it is also recognised that the private sector has a major

strategic role in this.

“HAPPI — Housing our Ageing Population: Panel for Innovation”, published in December 2009, said “The time
has come for a national effort to build the homes that will meet our needs and aspirations as we all grow older”
and “we should all plan ahead positively, creating demand for better choice through a greater range of housing
opportunities”. The proposed development would achieve the broad aims of the report and would also be in

concert with national guidance which seeks to provide housing choice for the elderly.

THE DEVELOPMENT PLAN

The Development Plan, as far as is relevant to this planning application, comprises of the Eastleigh Borough

Local Plan 2016-2036 Adopted 2022.

EASTLEIGH BOROUGH LOCAL PLAN 2016-2036 ADOPTED 2022.

S1 DELIVERING SUSTAINABLE DEVELOPMENT

Policy Response Evidential Justification

The policy sets out the principles of sustainable | Achieved/ The proposal meets the aims of the NPPF.
development and detailed in the NPPF. (author’s | Addressed It is a scheme set within a sustainable
summary) location and of an appropriate design

having regard to all design matters. It
meets the 3 broad aims of the NPPF in
terms of sustainability — Economic — Social
-Environmental.

S$2 APROACH TO NEW DEVELOPMENT
S$3 LOCATION OF NEW HOUSINGS
BO4 LAND NORTH OF MYRTLE COTTAGE, WINCHESTER ROAD

Policy Response Evidential Justification
The preamble to Policy CS2 sets out a settlement | Achieved The site is within one of the areas allocated
hierarchy which includes the new urban for residential development.
extension at Boorley. The application site itself
is covered under Policy BO4. Accordingly the Although the policy refers to the site being
expanded settlements meet the criteria of being cable of accommodating 22 dwellings,
sustainable and of course are provided to meet there is no particular reason for this figure
the Council’s housing (author's summary). as is made clear in the Inspector’s decision
letter with regards to an application for 31
Policy S3 refers to new housing provision dwellings (see ENCLOSURE 2). Rather the
including that at Botley which includes the issue is one of context/townscape.
application (author’s summary)
It is considered that the prpsal although
resulting in 54 new dwellings, the layout




Policy BO4 is the specific planning policy
affecting the application site. Itis a broad policy
identifying site as being capable of
accommodating approximately 22 dwellings
(author’s summary)

and in particular the fact that 52 are
sheltered units, in fact results in a much
more “open” development that the likely
assumption that the site would be
developed for detached/semi detached
dwellings. The design of the scheme is
fully explained in the accompanying DAS.

The development of the site principally for
specialist housing can be considered a
windfall site which would contribute to
meeting the Council’'s broad housing
requirements.

Please also see the section setting out a
more detailed response to BO4.

S$9 GREEN INFRASTRUCTURE

Policy

The policy sees through new development and
other initiatives the Borough Council will seek to
achieve the provision, retention and/or
enhancement of  multifunctional green
infrastructure (author’s summary)

Response
Addressed

Evidential Justification

The proposed development will obviously
result in construction on what is a green
field site. However, the trees along the
boundaries of the site will be retained. In
addition, the site will of course be
landscaped and such will be done in such a
manner in order to minimise the need for
off site BNG habitat units.

POLICY DM1, GENERAL CRITERIA FOR NEW DEVELOPMENT

Policy Response The Design, Access, and Sustainability
This is a broad general policy which requires | Addressed Statement explains the design.
developments to respond positively to the site | Achieved
and its surroundings having regard to matters The scheme has been designed by an
such as the historic character, local identity, experienced and qualified Architect, with
vegetation while optimising the development particular regard to the constraints and
potential of a site. (author’s summary) opportunities presented by the site and its
surroundings.
It is considered that the proposal will not
give rise to any demonstrable harm to
interests of acknowledged importance but
would result in a building which would sit
comfortably on its plot and in its
surroundings.
The site is specifically identified for
residential development in the local plan
and in accordance with the NPPF, the
normal presumption of allowing
development should prevail.
POLICY DM2, ENVIRONMENTALLY SUSTAINABLE DEVELOPMENT
Policy Response Evidential Justification
The application is accompanied by an
DM2, requires that: all new build residential | Addressed Energy Statement detailing how the

development (C3 Use Class only) must achieve at
the time a Reserved Matters or Full Planning
Application is submitted: This requires a 19%
improvement in predicted carbon emissions,

proposed development would meet the
latest Building Regulation requirements
which exceed planning policy aspirations.




compared with the building regulations standard
current at the time, through increased energy
efficiency of the building fabric, unless this is
superseded by an updated building regulations
requirement equivalent to ‘zero carbon homes’;
and a predicted mains water consumption of no
more than 110 litres/person/day. (author’s
summary)

The development is proposed to adopt a
‘fabric first’ approach to the specification
and as detailed above, the proposed U-
Values are a significant uplift on the
minimum requirements under Part L1A
2022.

As part of the design proposals, the
development at Winchester Road, Boorley
Green will include a Solar PV array to
contribute to total energy demand and
reduce CO2 emissions in operation.

The report also includes details of how the
water efficiency standard of 110L per head
would be met.

POLICY DM3, ADAPTATION TO CLIMATE CHANGE

Policy

The policy seeks that all development should be
designed to adapt to the predicted climate
change impacts for the Borough including:

e reducing the potential impacts of
surface water flooding,

e sustainable drainage systems need to
be implemented as part of an
integrated SuDS strategy for the site in
accordance with policy Sustainable
surface  water management and
watercourse management

e acooling strategy

e adapt to water stress thus , new
development should be designed to
reduce demand (author’s summary).

Response

Addressed

Evidential Justification

In part aspects relation to the cooling
strategy (Part O of Building Regs) is
something which the applicants are well
aware of. This and reducing water
consumption to meet the latest Building
Regulations is as set out in the submitted
Energy Statement.

With reference to matters of drainage, the
site has a high water table and thus SuDs
are not possible. These matters are
detailed in the DRAINAGE AND FRA
REPORT BOORLEY JULY 2024 ESO-2977-
03-CE-RP-0500-P03  which refers to
supporting documentation which have
investigated the ground conditions. The
report details how the site would be
drainage and how such features will be
managed.

DMS5 MANAGING FLOOD RISK

POLICY DM6, SUSTAINABLE SURFACE WATER MANAGEMENT AND WATERCOURSE MANAGEMENT

POLICY DMS8, POLLUTION

Policy

The policy DM5 is more specifically for areas of
flood risk identifying that development will only
be permitted within the areas at risk of flooding,
now and in the future, as identified on the
Environment Agency most recent flood maps
and the Council’s Strategic Flood Risk
Assessment provided that:

a. it meets the sequential and exception test
(where required) as outlined in Government

guidance;

Response

Evidential Justification

The application is accompanied by a
DRAINAGE AND FRA REPORT BOORLEY
JULY 2024 ESO-2977-03-CE-RP-0500-P03.

The report sets out that the site is in FZ1
but that there is a high water table. Th
drainage strategy has taken account of this
allied to other facts such as invert levels of
the sewerage drainage system.




b. a site—specific flood risk assessment
demonstrates that the development, including
the access, will be safe without increasing
flooding elsewhere, and where possible, will
reduce flood risk overall;

c. the scheme incorporates flood protection,
flood resilience and resistance measures
appropriate to the character and biodiversity of
the area and the specific requirements of the
site (Author’s summary).

Policy DM6 is a more general policy which seeks
to ensure that sites are appropriately drained,
and if needs be have an attenuated discharge
and ensure that water is filtrated before being
discharged to receiving waters in order to
maintain their quality (author’s summary)

Policy DM8 is to preclude pollution which in this
case is very much in relation to water quality
(author’s summary)

The reports demonstrates, the proposed
development would accord with the aims
of the policy.

The application is also supported by:

e AIR QUALITY ASSESSMENT
JULY 2024
332611606_Boorley
Green_AQA_Final_lssued_

e NOISE IMPACT
ASSESSMENT JULY 2024 -
Boorley Green Southampton

The reports demonstrate that the site can
be appropriately developed without
detriment to neighbours or to itself.

POLICY DM11, NATURE CONSERVATION GENERA

Policy

The policy seeks to ensure that planning
applications will be determined with due regard
to protect the natural environment including the
protection of Special Protection Area (author’s
summary)

Response
Addressed
Achieved

Evidential Justification

The landscape scheme has been designed
with due regard to the BNG requirements.
Please see the various relevant reports:

e ECOLOGICAL IMPACT
ASSESSMENT JULY 2024
INTERIM REPORT Land at
Oak & Apple Tree Cottage,
Boorley Green .pdf

e Boorley Green_Biodiversity
Net Gain Assessment_JULY
204 SWTC.pdf

e Boorley

e Green_Statutory_Biodiversity
_Metric_Condition_Assessm
ents_JULY 2024 SWTC.xlIsx

e Boorley
Green_The_Statutory_Biodiv
ersity_Metric_Calculation_To
ol_-
_Macro_enabled_SWTC_V2
JULY 2024.xIlsm

Landscape drawings have also been
supported in support of the application.

With regards to financial contributions
towards the Solent and New Forest SPAs,
the applicant is willing to meet such




obligations. However it is considered that
a bespoke charge should be applied in the
case of the New Forest mitigation due to
the low occupancy rate and lower car
ownership evident in specialist
accommodation.

DM13, GENERAL DEVELOPMENT CRITERIA - TRANSPORT

POLICY DM14, PARKING

Policy Response Evidential Justification

Policy DM13 that all new development must | Addressed The transportation characteristics of the

have safe and convenient access to the highway proposed development are explained in

network (authors summary). the Transport Statement which includes
lower private car ownership and usage.

Policy DM14 requires that new residential

development will be required to provide off- The statement also includes details

highway parking which is adequate in terms of regarding the improvement the existing

highway safety/traffic management. Provision vehicular access onto Winchester Road.

will take account of the adopted Eastleigh

Borough Council’s Residential Parking Standards It is considered that the proposed develop

SPD and that applications with parking levels as detailed in the TS makes appropriate

which deviate away from the expected standard parking provision and would have a safe

should be substantiated by robust evidence access and egress to Winchester Road.

contained within the transport

statement/assessment/travel plan (author’s

summary)

DM24 HOUSING MIX

DM25 DELIVERING OLDER PEOPLES HOUSING

Policy Response Evidential Justification

The policy seeks the creation of a mix housing in | Addressed/ The proposal meets one of the housing

order to address the Housing Market Area, | Achieved objectives of the SHMA, that s

informed by the current need, current demand accommodation for older people. Such

and existing housing stock including homes accommodation needs to achieve a critical

suitable for first time buyers or for example mass of units in order for such to be viable

downsizers. (author’ summary). and deliverable.

Policy DM25 seeks that development should The proposed development has

seek to respond to the requirements of an ageing considered the various site constraints and

population by increasing the supply of specialist achieves a form of development of an

housing. (author’s summary) appropriate density and one which meets
the aims of both policies.

POLICY DM28 DELIVERING AFFORDABLE HOUSING

Policy Response Evidential Justification

The policy sets out that the Council will seek the | Addressed

maximum reasonable amount of affordable
housing with a headline rate of 35%.

The policy recognises that the provision is
subject to economic viability. (author’s
summary)

Accordingly accompanying this application
is a detailed Financial Viability Assessment
which has considered the scheme in
detail. The conclusion is that there is no
headroom for a financial contributions
towards Affordable Housing as the
appraisal is negative by approximately
£201,000. This postion may need updating




once BNG off site crediats and other
ecological contributions are bottomed out.

A Nil AH demonstrated by a detailed
appraisal does meet the policy
requirements. However should the LPA
wish to audit the report, it is requested
that it be carried out with some urgency.

It should of course be noted that the
appraisal incorporates within in
approximately £392K of contributions
towards what can be effectively be termed
mandatory “ecological” measures.

DM29 DWELLINGS WITH HIGHER ACCESS STANDARDS

Policy Response
The policy seeks that open market schemes | Achieved
should meet higher national access standards as
set out in Part M of the building regulations for
new build residential development (or future
equivalent)

a. 100% of dwellings meet at least Part M4(1)
standard (Visitable dwellings); including

b. atarget of 80% of dwellings on each site meet
Part M4(2) standard (Accessible and adaptable
dwellings)

For major new-build development of 40
residential units and above, b. should include: i.
ii. at least 2 dwellings or 7% (if higher number)
of all market housing meeting the Part M4(3)
(2)(a) standard for wheelchair adaptable
dwellings (author’s summaryy);

Evidential Justification

The policy is slightly out of date in that all
dwellings are required under Building
Regulations to meet M4(1). Hence 100%
of units meet the standard. In fact 48
(88.9%) of the Retirement Living
apartments meet M4 (2) and 4 (7.4%) meet
M4 (3). The percentages relate to the
whole scheme. Accordingly the policy
aspirations are met.

Please see Enclosure 3 which sets out the
Inspector’s modification to what was then
draft policy DM31, that M4(3) should not
apply to market dwellings ie “..MM58
clarifies that the requirements in relation
to wheelchair accessible homes only
applies to dwellings where the local
authority is responsible for allocating or
nominating a person to live there”.

DM30 INTERNAL SPACE STANDARDS FOR NEW RESIDENTIAL DEVE

LOPMENT

Policy Response
The policy requires that all new dwellings meet | Achieved
as a minimum the Nationally Described Space
Standards (or future equivalent). (author’s
summary)

Evidential Justification

The prosed development meets the space
standards, further details are set out in the
DAS.

FURTHER COMMENTARY TO POLICY BO4

Land north of Myrtle Cottage, Winchester Road Policy BO4, Land north of Myrtle Cottage, Winchester

Road 1.




An area of approximately 1.1ha to the north-west of Boorley Green, as defined on the policies map, is
allocated for development to include approximately 22 dwellings. Planning permission will be granted
provided that the detailed proposals comply with the development plan, and comply with an approved

masterplan for the whole site which addresses the following specific requirements:-

a. arange of housing types, sizes and tenure;

The site area of the propped development would exclude the existing residential dwellings, Oak Cottage and
Appletree Cottage amounts to 0.90 hectares. It should be noted that Appletree Cottage is not connected with
the development site and thus it fully retains its current domestic curtilage. Oak Cottage which has an

approximative floor area 112sg.m would have a rear garden of 128 square metres.

The proposal comprises of 52 Retirement Living apartments (30 x 1 bed & 20 x 2 bed) and two 3 bed detached
dwellings. All dwellings would meet National Space Standards and accessibility standards as specified in Policies

DM29 and DM30.

The need for a mix of housing including specialist accommodation is set out under Policies DM24 and DM25.

The proposed scheme would address these requirements.

b. the provision of vehicular access from Winchester Road (B3354);

The existing access point would be used but improved to provide safer access and egress. Full details are set

out in the Transport Statement.

c. the provision of contributions to, or delivery of, off-site highway improvements considered

necessary to serve the development;

As identified above, the vehicular access would be improved. In addition a pedestrian access towards the north

eastern corner of the site is proposed.

d. the provision of pedestrian and cycle links both within the site and to connect the site with the
surrounding area, including enhancement of connections with Boorley Green, with the permitted
development to the west and to Hedge End Railway Station in accordance with strategic policy

$11(1)(b);

At the pre-application meting it was assumed that the suggested link was to serve the development itself rather
than the public at large. If this the case, the applicant can provide such a link assuming that the LPA/Council can
provide rights of access to the footpath. This is not to say that the applicant considers the link to be essential to

the success of the proposed development, particularly given the low incident of cycle usage by its residents.



However, if the link is to be for general access for all members of the public, such is not considered appropriate
as it would enable the public to wonder through the garden/amenity area and car park serving the Retirement
Living complex. Such a link is no essential given the availability of the public footpath which runs close to the

northern boundary of the application site.

e. to preserve water quality and flows details of Sustainable Urban Drainage shall be provided in

accordance with policy DM6 as part of any application for outline or full planning permission;

Please see the submitted document DRAINAGE AND FRA REPORT BOORLEY JULY 2024 ESO-2977-03-CE-RP-
0500-P03 which addresses on site drainage including ensuring that any surface water which is discharged is not

polluted.

f. the potential for relocating the existing low voltage electric pole is thoroughly examined in order to

maximise the development potential of the site and to create satisfactory residential amenity;

Correspondence with the SSE indicates that it is programmed to remove the power lines in the Autumn of 2024.

The correspondence is attached at Enclosure 4.

g. ensure avoidance or mitigation of direct and indirect adverse impacts on habitats or species
protected by legislation or identified as of principal importance within the NERC Act 2006 541 lists

and that there is a net gain in biodiversity;

The application is accompanied by a full suite of documents which have assessed the ecological baseline and the

appropriate BNG position. Please see the submitted reports as referedto previously.

With respect to the SPA mitigation, the issue of nitrates is addressed in the submitted Nitrates Statement
together with the NE Calculation Sheet. The development as detailed in the submission is required to mitigate

for 36.65 kg/TN/yr.

The applicant is content for the mitigation to be by way of the Councils mitigation scheme and an application

will be submitted as soon as the planning application is registered.

With regards to the recreational impact on the Solent, contributions, the relevant contributions which at least in

part recognises different occupancy levels are accepted and will need to be included in a Sec 106 Agreement.

Based on the Pre-application response of 17t June the charges are as follows:



¢ 1 bedroom property - £465; 2 bedroom property - £671 ; 3 bedroom property - £875

The proposed development comprises of

2 x 3 bed houses. £875x2 =£1,750

32 x 1 bed retirement apartments. 32 x £465 = £14,880

20 x 2 bed retirement apartments. 20 x £671 = £ 13,420

TOTAL £29,650

With reference to the impact on the New Forest SPA, it is noted that the cost quoted of £2,200 per dwelling
relates to a standard fee. While there is no issue regarding the need to mitigate the impact, the flat rate fee does
not address the lower occupation levels of RL schemes, its lower car usage and in turn the potential recreational

impacts.

Bespoke rates are in fact recognised by the NFNPA in Mitigating recreational impacts on New Forest designated
sites Supplementary Planning Document July 2020 which notes “retirement accommodation will require
mitigation unless the developer can provide conclusive evidence to demonstrate that the occupants will not add
to recreational pressures in combination with other new and planned developments in the Local Plan and

neighboring areas. Each development proposal will be considered on a case by case basis,..”

The applicant requests that the contribution level be applied in a manner which is proportionate to the nature
of the scheme. Typically the standard open market occupancy level adopted is 2.4 persons per dwelling. This is
acceptable with regards to the two detached dwellings but it is considered that with respect to the RL units the
occupancy level should be set at a maximum of 1.2 units per dwelling. The reasons for this can be found in the

Nitrate Statement. Hence:

° Detached 2 x £2,200 =£4,400 **Pre_App Response 17/6/24
. 52 RL units x £2,200 = £57,200
° 2

h. the provision of a good quality landscape setting for the development (including buffer planting on
the Winchester Road frontage) and maintaining and reinforcing existing boundary hedgerows,

compatible with adjoining uses;

A detailed scheme is submitted and dovetails with the BNG assessment proposals.

i. ensuring an acceptable noise environment for new homes through appropriate siting of

development and the provision of suitable noise mitigation measures; and



A noise assessment has been undertaken, please see NOISE IMPACT ASSESSMENT JULY 2024 - Boorley Green
Southampton. The report details that the proposed development will not be impact by noise nor unduly result

in unacceptable noise levels which would adversely impact oneself or its neighbours.

j. occupation of the development is phased to align with the delivery of any necessary wastewater
network reinforcement, in liaison with the service provider, and layout is planned to ensure future access

to the existing wastewater infrastructure for future maintenance and upsizing purposes

It is understood that there are no issues regarding wastewater infrastructure.

OTHER BACKGROUND DOCUMENTS

Affordable Housing (July 2023) this is a general document outlining the council's position in respect of affordable

housing provision including financial contributions.

This application is accompanied by a financial viability assessment which details the financial aspects of the
proposed development. The applicant is of course willing for the submission to be audited and would respectfully

request that this be done with some urgency.

Accommodation for Elderly People 2011. This document sets out the general demographics of The United
Kingdom as well as Eastleigh Borough Council, identifying the need for specialist accommodation for older

people.

It provided additional information to the interpretation of planning policies which at the time comprised of the
Eastleigh BoroughLocal Plan Review (2001-2011). This local plan as since been replaced, but
the general principles outlined in the document remain pertinent and are in fact reflected in the adopted local
plan by way of policy DM25. The proposed development accords with the basic principles within the document

and of course policy DM25.

Biodiversity (December 2009) The document set out additional guidance on the legal and policy basis for the
Nature Conservation chapter and its policies within the Eastleigh Borough Local Plan Review (2001-2011). This

local plan has since been superseded.

The basic principle set out in the document do remain valid but they too have in essence been superseded by
the mandatory requirements to achieve a 10% net biodiversity gain. The application is accompanied by the

relevant ecological surveys and biodiversity calculation tool.

The adopted policy is therefore addressed by the submitted documentation and the recognition that should

planning approval be granted, that offsite biodiversity credit will need to be achieved.



Character Area Appraisal for Hedge End, West End and Botley (2008). This document is no longer relevant
given the approved urban extension to the west and to the north of the site, as well as its allocation for

development.

NEIGHBOUR RELATIONSHIPS & AMENITY SPACE

McCarthy and Stone is the market leader in the provision of this form of specialised housing and therefore in
assessing the functional requirements of its purchasers/residents. Put simply, if the Company were to provide
sub-standard accommodation in this regard, then quite simply, it would experience difficulty in selling the

apartments and in maintaining its position in this specialised field of housing.

The proposed development be sited an appropriate distance from neighbouring properties as illustrated on the
submitted layolt plan. While the applicant considers that the various relationships are satisfactory, the applicant

will of course consider any specific issues which may be raised.

With respect to on site amenity space, a supporting report entitled STATEMENT ON AMENITY SPACE PROVISION
IN RESPECT OF McCARTHY STONE SHELTERED HOUSING DEVELOPMENTS-March 2007 is attached.

With respect to the proposed detached dwelling houses, as the layout drawing illustrates, each would have a

domestic curtilage which is commensurate to the nature of the accommodation.

The dwellings are orientated in a broadly North to South direction, hence any views towards Oak Cottage or

Myrtle Cottage would be at an oblique angle such that their privacy would not be compromised.

Both dwellings would retain ample gardens/amenity space. An initial assessment of the properties has

identified the following:

e Oak cottage has a floor area of approximately 112sqm. Its rear garden area is approximately 128sq

e Appletree Cottage has a floor area of approximately 172 sqm and a rear garden area of approximately

551sgm.

The rear gardens of the above properties alone exceed the general aspiration that the amenity space available

should equate to approximately 60% of the habitable floor area.

CAR PARKING & ACCESS




It is considered that the level of car parking proposed on this site, will accommodate the needs of the proposed

development. Further information is set out in the Transport Statement.

CONCLUSION

The development of this allocated site should be optimised, commensurate with environmental considerations

and such is, of course, supported by extant Local and Government guidance.

This is best achieved by the beneficial development of the site. This well designed development would provide
for much needed specialised accommodation (and 2 general market dwellings) within the expanded urban

settlement.

The proposed development represents a sustainable development, with social and planning benefits, both for

potential residents and the community as a whole. In summary, these are:

Balanced View of Policy and Other Material Considerations

. The development contributes to the wide spectrum and much needed housing for the older
population. In doing so it thereby helps to prevent new housing on greenfield land and freeing
up of existing under-occupied stock.

. A highly sustainable form of development that optimises the use of valuable previously
developed land.

. Brings land into more beneficial use. Maximises use of scarce residential land.

° Net environmental benefits in built form, streetscene and character.

. The provision of much-needed owner occupied accommodation that helps meet a recognized
housing needs of an ageing population and the housing stock that is ill equipped to deal with its
needs.

. Greater security and convenience and reduced feelings of isolation and vulnerability. Improved
independence, health and well-being whilst maintaining an independent lifestyle.

. Most residents have family and friends in the locality and are able to remain an important part
of the core of the local community.

. Reduced demand on public sector resources and health services. Residents manage better and
spend fewer nights in hospital. Reduced impact upon NHS resources.

. Increases the availability of much needed family housing in areas of shortage boosting the
supply in the local housing market.

. A land use, which is entirely passive and a “good neighbour”.

. A new building that provides substantial energy efficiency advantages over the existing and most
open market residential schemes.

. Boost the local economy by the spending power of the residents.



The proposed development successfully achieves a balance between the potentially competing objectives of

development whilst respecting townscape setting and residential amenities.

This proposal will:

. Accord with national planning guidance in relation to sustainable development;
. Accord with the relevant and material provisions of the development plan; and

. Not cause any demonstrable harm to any interests of acknowledged importance.

Furthermore, there are significant planning merits associated with the proposals, which further sustainability

goals. Accordingly, the presumption in favour of granting planning permission in the NPPF should prevail.



ENCLOSURE 1:

SAFE AND SECURE — THE APPROACH TO SAFETY
AND SECURITY



Safé & S-e'-cure.» |

_ The concept of designing-a Development to Safe & Secure standards, s to prov1de an

enhanced security perimeter, with greater emphasrs on the external shell of the
‘building. This should encourage people with criminal intentions to stay away from .

. the Development, so that our owners are able to enJ oy the1r surroundmgs in peace and -

P

"\\J“

h -safety, free. from the fear of’ crlme

 Main Entrance Door.

Shall be manufactured with enhanced: security in'mind, from'hardwood. AlL glaimg

- -to.be toughened glass to Pait N critical zones, toughened to the outer pane in all other-
- areas.- All beading shall be internal, pinned and: :glued. The door should be supplied

with matching hardwood frame and any. matchmg srde 11ghts shall be to the same

- standard as the mam door and frame

Doors and frames. shall be des1gned and manufactured w1th full regard to DDA

o _requlrements

mechamsm shall consist of:a lock, certified to BS3621 or BS EN 1303: grade

3 Th yhnder mechanisim shall bel0 pin high security euro cylinder with a patented -

master key system. New keys will only be available from the patent holder; or-their
agents. In‘certain: developments, an electronic tag may be used for authorised access
in lieu of a key and euro.cylinder combination. Access will also be authorised from

. the dwners apartment electromcally, via the door control system. Exit through the
.main entrance door will be via thumb turn control.. A heavy duty door closer shall be -

ﬁtted to maintain the door in. the closed posmon when not bemg used

Where there is a nieed for automatrc openmg doors, they shall be manufactured from

: 'powder coated aluminium, to a secutity standard equal to, or above the standard of -

wooden doots. Access will normally be via.an electromc tag, or viathe owners .
apartment electromcally . .y :

CCTV allowing v1sual and audlo 1dent1ﬁcatlon shall be lrnked to an access control

» system, allowing entry photie and door release from. wrthm owners flats, or by the -

House Manager

-' Other extcrnal e’xit doors.

Often referred to as “shoppers Doors”; shall be to the same security standard as the
main entrance door, but will not include any remote access facility.



- Fire exit- doors.

.Shall be to the same manufacturmg standard as the main entrance door, but with no.

external access. Exit shall be via an approved:panic latch. There will be an electrical

aconnecnon between the fire door and the fire.panel, to. provide an audio and visual

"open alert" alarm, if the fire door is open. - All ;glazing to be toughened glass to Part .

' N critical zones, toughened to the outer pane in-all other areas.

" Refuse room doors.

“The internal refuse room door from the development into the refuse area shall be to
‘the same standard as other exit doors. The external refuse room doors-shall be a pair -

of 30 minute fire rated framed ledged and braced doors, with monkey tail bolts to one

~-leaf and the locking mechanism shall consist of a1ock, certified to BS3621, or BS EN -

1303 grade 3. The cylinder mechanism shall be:10 pin high security euro cylinder

- "'with a patented master key systern.-No other forin-of doot, .such as louvred, are-

acceptable. The lock shall have the facility to- change the combination, lf required to
maintain securlty o . _

Patio Doorsl '

. Patio doors shall be to the: enhanced security- standard BS7950 and ﬁtted with a mult1- |
- pomt deadlockmg system comprising hook bolts and/or shoot bolts. Internal S

ironmongery shall include operating handle #nd:lock cylinder which shall be to the

-'same standard as the-mainentrance door. No external means of securing or-opening to

be provided to prevent residents using them as-a means of access/egress on ground -
floors. All glazmg to be toughened glass to Part N critical zones, toughened to the

_oouter pane in all other areas. Hinges shall ihcorporate an anti-lift secunty device. All .
glazing beads shall be internal. "Contacts shall be fitted to each opening l1ght

connected to the apartment alarm panel

Frenéh Doors.

French doors shall be to the enhanced secutity: standard BS7950: and ﬁtted Wlth a’

multi- point deadlocking system, comptising hook: bolts and/er shoot bolts. The ﬁxed N
leaf will be secured by a bolt mechanism. Internal i ironmongery shall include ’
operating handle and lock cylinder, which shall be to the.same- staridard as the main
entrance door. No external means of securing or.opening to be provided to prevent

‘residents using them as a means of access/egress on ground floors. ‘Hinges shall "
‘incorporate an anti-lift security device. All glazmg to be toughened glass.to-Part N

critical zones, toughered to the outer pane in‘all other areas. All glazing beads shall
be internal. Contacts shall be fitted to each i opemng hght connected to the apartment
alarm panel ,



Communal windows & Doors

There are some communal areas, such as the residents lounge, where window & Door

- contacts.connected to: the alarm panel may not be-appropriate. -In these circumstances

an open alert alarm may be fitted, which may: be ovemdden by. key operatlon

- controlled by the House Manager. - S

Windoufs.

Groun ﬂoor w1nd_ows orf]
-~ from the ground floor, shall

s windows tha would be:deemed: eas1ly accessrble
manufac

All glaz’mg to be toughened glass to Part N crit-i’cal:zones, ‘toughened to the' outer pane’
in all other areas. *All glazing beads-shall be internal. All windows are considered - -

- potential fire escape windows, therefore restrictors will only be used for top hung

kitchen windows. -Contacts shall be fitted to each opering light, connected: to the
apartment alarm-panel where the wmdow is on: the ground floor, or easily accessible
externally S . .

- -_Elat;Entrance Doors.

.Shall be of solid construction to an enhanced security standard and comply with 30

_minute fire rating. "The door should be fitted with adoor viewer at a height of .

- 1,350mm, to facilitate final security prior to door: opehing. Lockmg mechanism shall -
~ consist of a lock, certified to BS3621, or BS EN 1303 grade 3. Anti dtill devicesare =

not requlred The cylinder. mechamsm shall be 10 pm high securlty euro. cylmder

,the door jam. Entrance may: only be via the patented securlty key, though ex1t may be '

via a thumb turn mechanism. The door should-be fitted with a letter plate which is-
fire rated, fitted with.a fire "collar" and fixed at-least 400mm ffom the lock -

B mechanlsm The door will be closed by a Perko or snmlar approved door closing. -
- device. : : :
Extr'a Flat sec.urity

- All external opemng wmdows and doors to the ground ﬂoor and those areas easily.
. accessible by external means, will be fitted with: intiuder alatm contacts; which ate

connected to-the intruder alarm within each flat. ‘The alarm panel will conmeeted to

- the master intruder alarm.panel to facilitate action, should-the ownet be-absent: from
" .- the premises. It should be noted that PIR’s are not considered a: sultable substitute for
- door and window contacts, as they may set off a false alarm if the owner moves

around the apartment durmg the mght when the alarm is set..

- editoienhanced security standard BS. 7956 T
~for UPVC windows . The equivalent standard for trmber is BS644 or BWF-Timber
window accredrtatron scheme L .



“External security lighting.

: Lighting should be designed to 1l1um1nate external doors and vulnerable areas, such-as

the car park and landscaped areas. Control will be via a photo.electric cell, or a time

‘switch and lamps should be fitted with low energy lamps. Where lighting bollards.are
‘used within the car park, they should be a minimum of 1 etre away from the edge of
the parkrng area to prevent damage when parkmg a'vehicle. Itisalso good practice to .
‘position lighting to feduce glare, light: pollution:and deter vandalism. In‘certain

circumstances a sensor controlled time llmrted hght may be ﬁtted to 1llummate car

- park afeas.

"'.":j“-"i_'f'External Flood Lrghtmg should not be: fitted t ,
' posts or similar separated from the building. External l1ght1ng should not cause a

nuisance to adjacent ﬂats

Layout and access.

- The footprint of the bulldlng, vehlcular and pedestrlan access, should be de31gned in
- such a way to ensure visual openness. Careful consideration should be given to
. features such as change of road surface, or path materials, by colour or texture to.
- create a psychological barrier between public access and legltrmate access by owners
;.i'.-and their. visitors. :

~"./Boundaries.

Boundaries to the front and side should show a clear deinarcation between public and
private areas. Walls, fences and plantlng should be kept low to mamtam clear

visibility.

 Side and rear boundanes are normally more Vilnerable and require more defenswe
- solutions. Walls and fences should be a minimuri.of 1.8 metres high, except where.

more open fencing would provrde mors effective surveillance.- Fencing w1th the

& i Bl bt be installedon ~

: addrtron of trellis afﬁxed may provrde better visibility.

Careful cons1derat1on should be given: to plantrng thorny bushes and- shrubs in more
vulnerable areas. All plantmg should comply- with MSL. Standard Spemﬁca’uons

Chmbmg Ards ’ S

Spec1al consideration should be: used to desrgn out: anythmg that could assist wﬂh

climbing to gain access'to a property, such as: boundary walls close to doors and

- windows, low flat roofs, balcomes etc



Car Parking

Car parking areas should be demgned to provide maximum visibility from adjacent
and overlooking flats. Lighting should be adequate to provide good visibility, as - .
detailed in security lighting above. If garage parking is included, the garage door
should face towards the apartment windows to.provide useful surveillance.

-Plantmg and Landscapmg

()

The landscape des1gn and plantmg arrangements should be cons1dered integral thh
' secunty and survelllance and to provide an attractwe external env1ronment

Spiny or thorny plants should be- con31dered for-areas s of potent1a1 nsk w1th broader

leaved, lower growing: plants to provide more natural survelllance Care’ should be.
taken to avoid the creation of natural- hiding places. - ' :

' Carefully selected trees and shrubs can be used-to. “green up” environments, providing

horizontal and vertical interest, without addirg to the crime risks, or-the use for

‘chmbmg All plantlng should’ comply with MSL Standard Spec1ﬁcat10ns

Seatmg and External Furnlture.

' 'All seatmg, garden furnlture planters and pots should be sited with good v1s1bll1ty

within the development.. Where possible, they should be securlty marked and

- secm‘ely fixed to prevent/ dlscourage theft.

' Gable Ends

“Blank gable ends should be avoided and at least one window, at ﬁrst ﬂoor or above;:

should be included within the des1gn to prov1de views over the area, where possible - )

: w1th1nflllanmng -requirements

~ Regulations

This security specification has been written to take into account the requirements and
recommendations of all currently known regulations, including Health & Safety -
Executive, Fire Regulations and the Disability Discriminiation Act. For the avoidance
of any doubt, should there be any conflict between the securlty spec1ﬁcat10n and any '
regula’uon the regulation shall prevail. S o






ENCLOSURE 2

PLANNING APPEAL DECISION LAND AT OAK
COTTAGE, WINCHESTER ROAD, BOORLEY
APP/W1715/W/20/3254715 - LPA REF PA
F/19/85604



' The Planning Inspectorate

Appeal Decision

Site visit made on 22 June 2021
by R J Jackson BA MPhil DMS MRTPI MCM1

an Inspector appointed by the Secretary of State
Decision date: 7 October 2021

Appeal Ref: APP/W1715/W/20/3254715
Land at Oak Cottage, Winchester Road, Boorley Green

e The appeal is made under section 78 of the Town and Country Planning Act 1990
against a failure to give notice within the prescribed period of a decision on an
application for planning permission.

e The appeal is made by Foreman Homes Ltd against Eastleigh Borough Council.

e The application Ref F/19/85604, is dated 18 April 2019.

e The development proposed is residential development of 31 No dwellings, associated
landscaping, amenity areas and a means of access from Winchester Road following
demolition of 1 no dwelling and associated outbuildings.

Decision

1. The appeal is dismissed and planning permission for residential development of
31 No dwellings, associated landscaping, amenity areas and a means of access
from Winchester Road following demolition of 1 no dwelling and associated
outbuildings is refused.

Application for costs

2. An application for costs was made by Eastleigh Borough Council against
Foreman Homes Ltd. This application is the subject of a separate Decision.

Preliminary matters

3. In its Statement of Case the Council did not formally indicate what its position
would have been had it been able to determine the appeal application.
However, it set out a number of issues where it considered that the proposal
was deficient or that, because the Council had not undertaken an Appropriate
Assessment under the Conservation of Habitats and Species Regulations 2017
(as amended) (the Habitats Regulations), it would not have been in a position
to grant planning permission. From this it is reasonable to conclude that it
would have refused the application had it been in a position so to do.

4. A revised National Planning Policy Framework (the Framework) was published
on 20 July 2021. As a result of this I asked the main parties for any comments
pertaining to this; only the appellant responded indicating that it had no further
comments to make.

5. The appellant submitted a Planning Obligation by way of Unilateral Undertaking
pursuant to Section 106 of the Town and Country Planning Act 1990 (as
amended) dated 16 August 2021. This was forwarded to Eastleigh Borough
Council (the Council) for it and Hampshire County Council (HCC) to make
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representations. The Council did so and as a result the appellant submitted a
Supplemental Unilateral Undertaking dated 14 September 2021. The Council
made comment and the appellant a final response.

Main Issues

6. The main issues are:

e whether the site represents a suitable location for residential development;

e the effect on the character and appearance of the area and whether the
layout would meet development plan policies;

e whether the proposed layout would result in appropriate living conditions
for the future occupiers in terms of dwelling and garden sizes, including
whether gardens would be overshadowed, privacy, noise and odour;

e whether the proposal makes appropriate provision for accessible linkages to
facilities;

e whether the proposed development can be appropriately drained in respect
of both foul and surface water;

e whether the proposal makes appropriate provision for public open space;

e whether the proposal makes appropriate provision for affordable housing
and infrastructure; and

e the effect on habitats sites.

Reasons

Whether a suitable site for residential development

7.

Under the terms of the Eastleigh Borough Local Plan Review (2001 - 2011) (the
Local Plan) the appeal site lies both within the countryside, where Policy 1.CO
applies, and within a Local Gap, where Policy 3.CO also applies. Under the
former of these policies planning permission will not be granted unless it falls
within a short list of exceptions; the proposal does not meet any of them.
Similarly, under the terms of the latter policy permission will only be granted
for appropriate development which cannot be located elsewhere and would not
diminish the gap physically or visually. The appellant agrees that this proposal
would not meet either of these criteria. Consequently, the principle of the
proposal is contrary to the terms of the development plan.

However, since the Local Plan was adopted circumstances have changed
materially. Two outline planning permissions have been granted on land which
was countryside at Land to the north and east of Boorley Green, and at Land to
the north west of Boorley Green, with the former for some 1,400 dwellings and
the latter for 680 dwellings. The Local Gap will effectively disappear with the
construction of the latter site which abuts the appeal site.

Furthermore, the Council is in the process of reviewing its Local Plan. Firstly,
this was through the Eastleigh Borough Local Plan 2011 - 2029, but the
appointed Inspector concluded that this provided for insufficient housing and,
while it has not been formally withdrawn, has not been progressed. The policies
in this plan are of negligible weight.
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10. More recently the Council has published the Eastleigh Borough Local Plan 2016
- 2036 (the EBLP). The latest situation I have been advised is that the Council
is pursuing modifications, with adoption anticipated at some point in 2021.
Paragraph 48 of the Framework indicates that weight may be given to relevant
policies in emerging plans according to the stage of preparation, the extent
that there are unresolved objections and the degree of consistency with the
policies in the Framework.

11. Under Policy BO4 of the EBLP the appeal site is allocated for residential
development of approximately 22 dwellings, subject to various criteria. These
criteria deal with how the site would be developed rather than the principle.

12. Given the change in context to the appeal site and the emerging development
plan situation, to which I am able to give significant weight, I am satisfied that
these matters provide material considerations to outweigh the presumption of
determining the principle of the appeal in accordance with the development
plan as set out in Section 38(6) of the Planning and Compulsory Purchase Act
2004 (as amended). Consequently, I am satisfied that the principle of
developing the site residentially is acceptable. The Council does not take a
contrary view as its concerns relate to the layout and other effects.

Character and appearance

13. The appeal site lies on the western side of Winchester Road, the B3354. It is
approximately rectangular in shape, with the longer sides adjacent to
Winchester Road and opposite that. The appeal site is generally flat although
sloping slightly down to the northwestern corner. The appeal site is surrounded
by vegetation on the boundaries, with two dwellings, attached to one another,
towards the southern end on the side closer to the road. There are a number of
other outbuildings in various locations around the site, but most of the site is
laid to grass. There is a pole on the western side carrying low voltage electric
cables running north/south across the site. To the north of the appeal site is a
narrow ditch with a low wire fence on the inside, and beyond that is a public
footpath that allows access to the west to Hedge End railway station. I am
advised, that the footpath will also provide access to the new facilities to be
provided as part of the Land north west of Boorley Green development. There
are a small number of dwellings to the south of the appeal site individually
accessed off Winchester Road.

14. Winchester Road in this vicinity runs through a short, vegetated corridor. On
the western side is the appeal site, and on the eastern is a wooded area
screening the car park of a hotel. Although single carriageway, the road is
relatively wide with a small central island and white lining to provide for a right
turn lane into the hotel. Provision for pedestrians is made along the eastern
side of the road but there is no footway on the western side. In this short
corridor at the northern end the footway is adjacent to the carriageway,
heading south there is then a section with a narrow grass verge, and finally the
footway is separated from the carriageway by a hedge. There is no dedicated
crossing from the public right of way (PRoW) to the footpath on the eastern
side of Winchester Road and users effectively have to cross three lanes of
traffic due to the right hand turning lane.

15. The trees on the northern boundary of the appeal site are in two rows either
side of the line of the electricity cables, although the gap is vegetated at a
lower level. There is a plank footbridge across the ditch allowing someone on
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the appeal site to climb over the low fence and gain access to the PRoW in the
western section of trees.

16. This full application proposes the demolition of one of the two existing
dwellings on site, the retention of the other with a garage extension on its
southern side, and the erection of 31 dwellings. These would be laid out off a
revised access to Winchester Road, with predominantly frontage development
to a new cul-de-sac, which is arranged as a ‘T’, although with dwellings at
either end. As the site is slightly wider at the northern end than the southern
there would be some dwellings in the northeastern corner backing on to the
PRoW. A drainage pond would be located in the northwestern corner.

17. The Council considers that the proposed development would represent an
overdevelopment of the site. This assertion is made, principally, on the basis
that the proposal would involve more dwellings than those identified in the
emerging EBLP policy, Policy BO4. However, none of the criteria in the
emerging policy deal specifically with the number of dwellings. There is a
requirement for a range of housing types, sizes and tenures, which subject to
securing affordable housing, I consider would be met, and another requiring a
good quality landscape setting including buffer planting along Winchester Road
maintaining and enhancing boundary hedgerows. In respect of this second
criterion the application was accompanied by a detailed landscaping plan that
shows landscaping along the main frontage and along other boundaries.

18. The Council’s landscape officer raises an objection due to the loss of some of
the landscaping along the Winchester Road frontage, particularly at the
entrance. However, the existing landscaping, particularly along Winchester
Road, is in some areas over mature and replacement and reinforcement would
be beneficial. In addition, if the site is to be developed there is going to need to
be creation of a suitable access and appropriate sight lines which would result
in the loss of some vegetation.

19. There is no prevailing character in the immediate area which the development
or layout of this site should replicate and the proposed layout in overall terms
ensures a single point of vehicular access, minimising accesses and highway
risk. However, the layout as proposed would involve the loss of some trees
along the Winchester Road frontage. Two trees are particularly highlighted, T36
and T39 as identified in the Arboricultural Impact Assessment!. These are both
oaks being categorised as B1 pursuant to BS5837:20122 and are thus of
moderate quality with an estimated remaining life expectancy of at least
20 years and are noted for their arboricultural qualities. Both of these trees are
noted for felling due to the proximity of Plots 3 and 4. The loss of these two
trees would be harmful to the character and appearance of the area.

20. Additionally, there is some confusion over the proposed boundary treatments
along the Winchester Road frontage. The Boundary Treatment Plan3 shows
1.8 m high brick walls inside the vegetation, but the Noise Impact Assessment*
says that “fencing at a height of 2.5m should be used in marked locations”;
effectively the same places. If 2.5m fencing were to be provided, and this
would be required to ensure living conditions for any proposed occupiers were

! Reference J1130.03

2 Trees in relation to design, demolition and construction - Recommendations.
3 Drawing No 19 027.15rev C

4 REC Reference: AC106494-1R1
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21.

22.

23.

24,

appropriate, this dichotomy could be resolved through planning conditions.
Landscaping could be allowed to grow to mitigate the effects of these taller
fences on the street scene.

Concerns have been raised about what is seen as the lack of any architectural
delight or formality in the design. The two dwellings either side of the access
road, Plots 10 and 11, would provide some formality (although there would be
other issues which I will consider below). In urban design terms there should
then be a sense of arrival and termination at the end of the access drive.
However, Plot 25 is understated in design (as would be all the buildings), would
be off-set to one side of the access road and at an angle. This means that it
would not create a sense of termination to create a sense of place. Then, when
turning to either side, there would be no focal point at either end of the
secondary cul-de-sacs. To the south the road would effectively run to the
southern boundary hedgerow, and to the north to two parking spaces beside
the drainage pond.

The Site Layout drawing® shows Plots 10, 11 and 14 to 17 would have short
paths at the front of the dwellings direct to Winchester Road. None of the paths
would link to a footway. In respect of Plots 10 and 11 this is an area where
vehicles would be prevented from parking through a Traffic Regulation Order
funded through the Planning Obligation. It seems to me that these pedestrian
links are therefore superfluous and represent poor design as part of the overall
layout. In relation to Plots 14 to 17 use of the pedestrian access in this location
could lead to parking on Winchester Road, since the Traffic Regulation Order
would not extend this far, which would be harmful and represents an element
of poor design.

The Council has expressed concern that there is insufficient landscaping within
the site, but within the layout proposed this has been satisfactorily addressed.
In addition, I consider the relocation of the electricity cables could be dealt with
by condition. However, these matters do not overcome the shortcomings in the
layout and design I have set out above.

Overall, the loss of the two trees along the Winchester Road frontage would be
harmful to the character and appearance of the area but, the additional
landscaping would off-set this harm to some small extent. What is of more
import is that the layout fails to provide a sense of place and would not take
the opportunities available for improving the character and quality of the area.
In these terms the proposal would be contrary to Policy 59.BE of the Local Plan
which requires development to be appropriate in terms of layout and design. It
would also be contrary to paragraph 130 of the Framework in that it would not
create a strong sense of place.

Living conditions

25.

The Council asserts that not all the dwellings would accord with the Nationally
Described Space Standard. However, it has not provided evidence of this, in
the sense of setting out how the Standard would not be met for individual
properties. In any event, footnote 49 of the Framework makes clear that the
use of these Standards should follow from planning policies where the need for
an internal space standard can be justified. I have not been directed to even an

5 Drawing 19.027.02 rev C
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26.

27.

28.

29.

30.

31.

emerging policy to this effect. Whether the dwellings meet the Nationally
Described Space Standard therefore is of little materiality.

The Council has also referred to its Quality Places Supplementary Planning
Document (the QPSPD). This indicates it is designed to support Policy 59.BE of
the Local Plan which requires development to be appropriate in terms of layout,
density and siting. In light of this I am able to give the QPSPD significant
weight.

The QPSPD indicates that private amenity space should be at least 60% of the
floor space of the dwelling and with minimum lengths when within 30 degrees
of north. The Council asserts that eight of the proposed dwellings fail to
achieve the minimum garden length set out in the QPSPD but the Council has
not set out where these eight dwellings would be. It seems to me that the
QPSPD does not take into account the width of gardens in making the
assessment. In looking at the layout, based on the information in front of me, I
am satisfied that the garden areas are of appropriate sizes for the dwellings
they would serve.

The Council has expressed a “specific concern” about the proximity of trees to
dwellings and later pressures to require pruning which would be harmful or
otherwise lead to unacceptable living conditions for the occupiers. However, no
details of where such concerns occur have been identified and it seems to me
that there would be sufficient space between the dwellings and retained trees
so that in this aspect the proposals would be acceptable.

However, in respect of overlooking I consider that the layout would be
deficient. There would be unacceptable overlooking from the habitable rooms
at first floor in the front of Plot 23 into the rear garden of Plot 13. Due to the
relationship between these properties there would be no private area
immediately adjacent to the rear of Plot 13; this would be harmful. The Council
also cites overlooking between Plots 5 and 7. However, it seems to me that
because these properties would be roughly at right angles to one another, any
overlooking in the most sensitive areas immediately to the rear of the dwellings
would be at an oblique angle; more direct overlooking would be to the rear of
the gardens which is less sensitive, and I consider this relationship would be
acceptable.

There would be a private packaged pumping station for foul water in the
northwestern corner between the drainage pond and Plot 31. In its consultation
response Southern Water states that due to the vibration, noise and potential
odour generated by sewage pumping stations, no habitable rooms should be
located closer than 15 metres to the boundary of a proposed pumping station
site. The appellant notes that this is a private, packaged underground pumping
station rather than a public pumping station. However, notwithstanding this,
there may be times at any point of the day or night when this needs
maintenance creating a high level of noise, vibration and odours. This would
give rise to unacceptable living conditions for the occupiers of Plots 30 and 31,
which are both within 15 metres of the proposed pumping station. I note that
the Noise Impact Assessment submitted with the application does not consider
this issue.

Taken together, the proposed development would not give rise to a high
standard of living conditions for the occupiers of Plots 13, 30 and 31. This
means that the proposal would be contrary to Policy 59.BE of the Local Plan
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and Policy DM1 of the emerging EBLP which require development not to have
an unacceptable impact on residential amenities of new residents. It would also
be contrary to paragraph 130 of the Framework which states that planning
decisions should ensure developments have a high standard of amenity for
future users.

Connectivity

32. As noted above, there are only pedestrian facilities on the eastern side of
Winchester Road. As part of the development of Land to the north west of
Boorley Green links to the Hedge End railway station would be improved. The
station is some 950 metres from the appeal site and thus within a reasonable,
if slightly elongated, walking distance. The appellant, as is discussed below,
would make a contribution to upgrade a forthcoming play area immediately to
the northwest of the appeal site rather than providing for one on site. There
are also facilities to the east of Winchester Road in the Land to the north and
east of Boorley Green development.

33. To gain access to the facilities to the north and west anyone living on the
appeal site would be required to cross the Winchester Road, a verge with a
non-accessible kerb, travel a short section to the north, and then re-cross,
including the right hand turning lane, to get to the PRoW. I note that the refuge
island is not located so that it would be of benefit to those crossing the road.
This double crossing in so short a distance would not encourage somebody to
walk to these facilities and would not provide a convenient access route.

34. Also, as noted above, there is a plank footbridge across the ditch leading
directly from the appeal site to the PRoW. This route is not shown on the site
layout and may not be of an appropriate standard to allow all sections of the
community to use it. This does not mean that a way through the northern
boundary could not be upgraded thereby providing a suitable link, and I
considered whether this could be delivered by condition. However, I have no
evidence as to what effect this may have on trees and ecology in this area, and
the gap between trees underneath the existing electricity lines is laid out as the
private garden for Plot 1 meaning a route could not go through this area. I
therefore consider that in light of the information in front of me that imposing a
condition would not be an appropriate course of action as implementing it may
have unacceptable effects.

35. That being the case, the proposal does not provide for an easy pedestrian
connection with the overall neighbourhood which would be formed with the
Land to the north west of Boorley Green development and beyond to other
facilities. As such it would be contrary to Policies 100.T and 59.BE of the Local
Plan and emerging Policies S1 and DM13 of the EDLP which indicated that a
site should have appropriate links to surrounding footpaths. It would also be
contrary to paragraph 104 of the Framework which indicates that development
proposals should promote walking and cycling.

Drainage

36. In respect of surface water drainage HCC as Lead Local Flood Authority
requested a list of information, describing the information provided with the
application as “schematic and provid[ing] insufficient level of detail”. HCC
indicates that it requires this information to decide on whether planning
permission should be granted.
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37.

38.

39.

40.

41.

In their appeal documentation the appellant indicates that had HCC's request
been provided to it, it would have been in a position to provide the information
and ensure an appropriate drainage system secured by planning condition or
Planning Obligation.

In looking to see whether this matter could be resolved by a planning
condition, it is necessary to look at the information requested and whether it
could be dealt with after permission has been granted. If it cannot be
ascertained that the resultant designed scheme could be delivered within the
constraints of the existing layout then such a condition would not be
reasonable and therefore would fail to meet the tests for conditions set out in
paragraph 56 of the Framework.

Information on the size of the attenuation pond and whether it would be
sufficient for the site, and how the overall system would mimic the current
drainage arrangements, particularly to off-site, has not been included. It may
be that this cannot be delivered. I am also concerned that it appears that only
a two-stage treatment model would be utilised, while a three-stage model is
required in emerging Policy DM6 of the EBLP.

In relation to foul water, from the response of Southern Water, it is clear that
the existing public sewer network will need to be reinforced, and that
partnership between Southern Water and any developer would be required.
Southern Water recommends a condition be imposed and that this would allow
the site to be satisfactorily drained of foul water. I consider that this would be a
reasonable approach.

While, subject to a condition, the proposal could be satisfactorily drained in
respect of foul water, at present there is insufficient information to show that
this could be the case in respect of surface water. As such the proposal would
be contrary to Policy 42.ES of the Local Plan and emerging Policy DM.42 of the
EBLP which require it to be demonstrated that adequate storage of water can
be made on site and as set out above.

Public open space

42.

43.

44,

Policy 147.0S of the Local Plan indicates that for schemes, such as the appeal
proposal, of between 24 and 44 dwellings open space provision will be sought
on site, unless the requirement can be accommodated by existing public open
space within a 300 metre walking distance of the development, in which case a
financial contribution will be sought. The financial contributions are set out in
the Council’s Planning Obligations Supplementary Planning Document (POSPD).
Emerging Policy EM35 of the EBLP requires similar provision.

The appellant seeks to make a contribution towards the new play area on the
Land to the north west of Boorley Green development immediately to the
northwest of the appeal site, and this is included in the Planning Obligation.

While in quantum terms this would secure the appropriate provision, because
of my concerns about the connectivity of the appeal site, in my view this would
not provide an appropriate location for users of this site. This play area may be
within 300 metres, but the awkward journey across Winchester Road, twice,
would discourage its use, particularly by those the play area seeks to serve,
children. Parents would, to my mind, be justifiably concerned about such a
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45,

journey, and consequently I do not consider that in this case such a financial

contribution would overcome a lack of provision on site.

Consequently, the proposal would not provide for sufficient open space to meet
the needs of the development. It would therefore be contrary to Policy 147.0S
of the Local Plan and emerging Policy EM35 of the EMLP as set out above.

Affordable housing and infrastructure

46.

47.

48.

49,

Policy 74.H of the Local Plan indicates a target of 35% of new development
should represent affordable housing on sites capable of accommodating 15 or
more dwellings. Emerging Policy DM30 of the EBLP sets a similar requirement
although at a threshold of 11 dwellings or more. The original Planning
Obligation makes provision for 10 of the dwellings are to be affordable with
65% of these for rental and 35% for shared ownership or equity. The
supplemental Planning Obligation provides for an additional dwelling to be
affordable should I, as Inspector, deem it to be necessary.

The Council indicates that it has not been shown which properties would be
affordable, whether they would meet Lifetime Homes equivalent standard, and
that the tenure mix would comply with its requirements.

The original Planning Obligation provides for 10 units, which would not meet
the 35% overall target; for 31 dwellings 35% would require 10.85 dwellings.
However, they would be provided to Lifetime Homes standard, and the mix
would be as set out in the Council’s Affordable Housing Supplementary
Planning Document. In this form the proposal would thereby not fully comply
with Policy 74.H of the Local Plan, emerging Policy DM30 of the EBLP and the
Affordable Housing Supplementary Planning Document. To meet the policy
requirement the additional dwelling secured in the Supplementary Planning
Obligation is necessary and I therefore take this into account. These
Obligations taken together would deliver slightly in excess of the policy
requirement. I give this limited beneficial weight rather than neutral weight
which would have been the case had the obligations precisely met the policy
requirement.

The Planning Obligations taken together, in addition to contributions towards
habitats mitigation considered below, also make provision for financial
contributions to various matters, including community infrastructure, services,
facilities and amenities, such as education, sustainable transport infrastructure,
sport and recreation facilities, community buildings and spaces, and public art.
I am satisfied that in each case these are necessary to make the development
acceptable, directly related to the development and fairly and reasonably
related in scale and kind to the development. As such they would comply with
Policy 191.IN of the Local Plan and emerging Policies S11, DM38 and DM40 of
the EBLP which all relate to the provision of necessary infrastructure.

Habitats sites

50.

51.

The site lies within 5.6km of the Solent and Southampton Water Special
Protection Area, a habitats site. In determining this appeal, I am the competent
authority for the purposes of the Conservation of Habitats and Species
Regulations 2017 (as amended) (the Habitats Regulations).

The proposed development would result in an increase in the number of people
living in proximity to the habitats site. It is not in dispute that this proposal, in
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combination with other plans and projects, is likely to have a significant effect
on the habitats site through increased recreational activity and increased
nutrient load. As the proposal is not directly connected with or necessary for
the management of the habitats site it is therefore necessary for me to
undertake an appropriate assessment of the implication of the proposal for the
habitats site in view of their conservation objectives. I can only grant planning
permission if I ascertain in that appropriate assessment the integrity of the
sites would not be adversely affected. Contributions towards the Solent
Recreation Mitigation Strategy and the Council’s Nitrate Mitigation Policy are
secured in the Planning Obligation.

52. As I am going to dismiss this appeal for other reasons, it is not necessary for
me to undertake an appropriate assessment or consider this issue further.

Other matters

53. Local residents have expressed concerns about road safety and the increase in
traffic in the area. I note that the highway authority is satisfied that, subject to
the Traffic Regulation Order referred to above and conditions, the access would
be safe. Although I have made comment about the location of the pedestrian
accesses to Plots 14 to 17, I consider that the additional traffic from the
proposed development overall could be accommodated within the highway
without an unacceptable impact on highway safety or so that the residual
cumulative impacts on the road network would be severe. These are the tests
set out in paragraph 111 of the Framework if permission is to be refused on
highway grounds.

54. The Council has indicated that because the ecological surveys are now over two
years old it considers that they are out of date and new surveys are required. 1
note the application was originally submitted in April 2019 and the appellant
lodged the appeal against the failure of the Council to determine the application
some fourteen months later, some months after the statutory period for
determining the application had passed; I therefore consider that this criticism
is somewhat disingenuous. The surveys do not show that ecology represent an
impediment to the grant of planning permission. Given the nature of the site
and the associated ecology I am satisfied that the surveys are sufficient to
allow me to make a decision, and this does not, of itself, represent an
impediment to the grant of permission.

55. The provision of 31 additional dwellings, with 11 being affordable, is a benefit
in both economic and social terms. In my view, notwithstanding the provision
of other dwellings in the vicinity, this should be given significant weight.

56. The proposal is for greater than the “approximately 22" dwellings set out in the
emerging EBLP and this should be considered a benefit. As paragraph 125 of
the Framework makes clear decisions should support developments that make
optimal use of the potential of each site. I have been provided with no
information to justify why “approximately 22" dwellings should be the
maximum number of dwellings that the site is able to deliver. As it will be clear
from my overall decision the layout proposed is not optimal as it has a number
of substantial defects.
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Planning Balance

57. The proposed development would deliver 31 dwellings, with 11 being
affordable. This is a significant benefit to be taken into account in determining
this proposal.

58. However, the proposal would result in the loss of trees and would fail to deliver
a sense of place. Consequently, it would be, overall, harmful to the character
and appearance of the area. The proposed layout would give rise to
unacceptable living conditions for the occupiers of Plots 13, 30 and 31. It would
not provide appropriate linkages to a PRoW and thus the contribution towards
off-site public open space would not be appropriate to allow for the required
open space to be provided off-site. I have insufficient information to allow me
to conclude that the proposal could be adequately drained in respect of surface
water. All of this therefore leads me to conclude that the layout would not
create a high quality, beautiful and sustainable place. The slight exceedance in
provision of affordable housing against the policy requirement does not
outweigh this harm.

59. While the proposal could be provided with appropriate drainage for foul water,
and would deliver the necessary infrastructure, these are required to make the
development function and be policy compliant. I therefore give these matters
only neutral weight in the final balance.

60. For the reasons set out above, I have not concluded in respect of the effect on
habitats sites, but even if I had concluded that the proposal was acceptable in
this regard this would, again, only be of neutral weight as it would not deliver a
benefit.

Conclusion

61. While I have given the benefits identified above significant weight, the harm
that would result from this proposal would outweigh these benefits.

62. For the reasons given above I conclude that the appeal would be contrary to
the development plan taken as a whole. As there are insufficient material
considerations to indicate a decision otherwise to the development plan, the
appeal should be dismissed and planning permission refused.

R J Jackson

INSPECTOR
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ENCLOSURE 3

EXTRACT FROM THE PLANNING INSPECTORS
REPORT ON THE EASTLEIGH BOROUGH LOCAL
PLAN



Planning and Compulsory Purchase Act 2004 (as amended)

Section 20

Report on the Examination of the Eastleigh Borough Local Plan 2016-2036
EXTRACT FROM THE INSPECTOR’S REPORT
Residential Space standards

172. Policy DM31## refers to the provision of dwellings with higher access standards. The policy
requires that 100% of new dwellings should meet at least Part M4(1) standard and (subject to the
modification set out below) sets a target that 80% of dwellings to meet Part M4(2) and 100% of all
specialist housing for older people to meet Part M4(3) standard. This is supported by the Accessible
Housing and Internal Space Standards Background Paper (HOUO13). Criticism levelled at this evidence
base centres largely on the fact that not all people over 65 will require their home to be adapted and
secondly that there is a difference between the aging of the existing population rather than new
residents of this age profile moving to the area.

## Notenow DM29

173. There is some merit in relation to these concerns, particularly given the fact that a number of
these residents will be existing residents. Consequently, in accordance with the government guidance
on optional technical standards, MM58 clarifies that the requirements in relation to wheelchair
accessible homes only applies to dwellings where the local authority is responsible for allocating or
nominating a person to live there. In addition, MM59 amends the reasoned justification to delete a
reference to the London Plan which was an error within the submission Plan. Housing Mix and
Density/Self Build Housing
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Subject: FW: Land at Oak Cottage Winchester Road Boorley Green

Date: 03 July 2024 11:26:52

Attachments: image008.png
image010.png
image012.png
imaae009.png
image013.png
image015.png
image016.png

Gian/Dan
Please see email trail below with the latest update on the cables at Boorley Green.
Good news insofar as the works is schedule to start in September.

Kind Regards

JAMES DAY
Associate Land Director
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From: 6en 0l I

Sent: Wednesday, July 3, 2024 11:22 AM

To: O'Connor, Julie (Distribution)_
Cc: James Day (Land)_; Smith, Nathan (Distribution)

<nathan.a.smith@sse.com>
Subject: RE: Land at Oak Cottage Winchester Road Boorley Green

Hi Julie

Thanks great news.
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Nathan, if you want to touch base with me ahead of the works taking place, | can guide you
through access arrangements to the site etc.

My contact details are as below.

Ben Olds

I
IMPERIAL HOMES

HOMES

IXSTAGRAM (—\ LINKEDS ® FACERCHO @ PINTEREST
(in) k

Company Number 10574678

DISCLAIMER: This e-mail contains information, some

or all of which may be confidential and privileged. If an addressing or transmission error has misdirected this e-mail,
please notify the author by replying to this e-mail. If you are not the intended recipient you must not use, disclose,
distribute, copy, print, or rely on this e-mail. Imperial Homes has endeavoured to ensure that this e-mail is free from
computer viruses, however, you are advised to carry out your own virus check prior to opening any attachments.
Imperial Homes does not accept any liability for any damage sustained as a result of any software viruses following
opening of any e-mail or attachments. This email may be monitored for quality and training purposes, in replying to
this message you are giving consent to this. Important communications should always be followed up with a phone call,
fax or printed copy by post.

Cybercrime Warning: Please be aware that there is a risk posed by cyber fraud. Emails containing bank
account details pose a significant risk. If you receive an email from us informing of changes to bank details,
whether this email is unpexpected or not, please get in touch with your contact immediately. Our bank details
WILL NEVER change without prior notice or without further security verifications. We cannot accept
responsibility if you transfer money into an incorrect account

From: O'Connor, Julie (Distribution)_

Sent: Wednesday, July 3, 2024 11:20 AM

To: Ben o/ I

Cc: James Day (Land) ||| G s ith. \athan (Distribution)
I



https://url.uk.m.mimecastprotect.com/s/q6bVC0gEwSgA8DySw2Bso?domain=instagram.com
https://url.uk.m.mimecastprotect.com/s/8oUjCg58RhwzkxBUoRLgp?domain=linkedin.com
https://url.uk.m.mimecastprotect.com/s/g6uBCj25XsGx9MOf5E5d7?domain=facebook.com
https://url.uk.m.mimecastprotect.com/s/pCBiCk5BYhXJN6wc9LO_Y?domain=pinterest.com

Subject: RE: Land at Oak Cottage Winchester Road Boorley Green

Hi Ben

The works are scheduled are for September and will be delivered by Nathan Smith

| have passed him your email address, but feel free to contact him directly if you haven’t
received any communication nearer the time.

Kind regards
Julie

Julie O’Connor Land Consent Manager,
CMI Wessex Region
P.0.Box 38, Totton, Southampton, Hampshire SO43 7P)J
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Scottish & Southern
Electricity Networks

POWER CUT? CALL 105 | ssen.co.uk

For information on how we collect and process your data, please see our privacy notice, www.ssen.co.uk/PrivacyNotice/.
If you do not have access to our website or would like a hard copy sent, please let me know.

From: 6en 0l I

Sent: Wednesday, July 3, 2024 10:52 AM

To: O'Connor, Julie (Distribution) ||| G
Cet ames Doy (Lonc)

Subject: [EXTERNAL] RE: Land at Oak Cottage Winchester Road Boorley Green

Thanks Julie
That would be really help and much appreciated.

Best regards

Ben Olds
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Company Number 10574678

DISCLAIMER: This e-mail contains information, some

or all of which may be confidential and privileged. If an addressing or transmission error has misdirected this e-mail,
please notify the author by replying to this e-mail. If you are not the intended recipient you must not use, disclose,
distribute, copy, print, or rely on this e-mail. Imperial Homes has endeavoured to ensure that this e-mail is free from
computer viruses, however, you are advised to carry out your own virus check prior to opening any attachments.
Imperial Homes does not accept any liability for any damage sustained as a result of any software viruses following
opening of any e-mail or attachments. This email may be monitored for quality and training purposes, in replying to
this message you are giving consent to this. Important communications should always be followed up with a phone call,
fax or printed copy by post.

Cybercrime Warning: Please be aware that there is a risk posed by cyber fraud. Emails containing bank
account details pose a significant risk. If you receive an email from us informing of changes to bank details,
whether this email is unpexpected or not, please get in touch with your contact immediately. Our bank details
WILL NEVER change without prior notice or without further security verifications. We cannot accept
responsibility if you transfer money into an incorrect account

From: O'Connor, Julie (Distribution)_

Sent: Wednesday, July 3, 2024 10:50 AM

Tos sen ol I
ce: James Day (Lond)

Subject: RE: Land at Oak Cottage Winchester Road Boorley Green

Morning Ben,

Thank you for the email.

| have requested an update and will come back to you as soon as | receive a response. |
have asked for the details of the delivery Manager who has been allocated the scheme

so that | may pass them on to you.

Kind regards
Julie

Julie O’Connor Land Consent Manager,
CMI Wessex Region
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Scottish & Southern
Electricity Networks

POWER CUT? CALL 105 | ssen.co.uk
For information on how we collect and process your data, please see our privacy notice, www.ssen.co.uk/PrivacyNotice/.

If you do not have access to our website or would like a hard copy sent, please let me know.
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CELEBRATING YEARS

PNETAGRAM @ LINKEDI ® FACEROOR @ PINTEREST

Company Number 10574678

DISCLAIMER: This e-mail contains information, some

or all of which may be confidential and privileged. If an addressing or transmission error has misdirected this e-mail,
please notify the author by replying to this e-mail. If you are not the intended recipient you must not use, disclose,
distribute, copy, print, or rely on this e-mail. Imperial Homes has endeavoured to ensure that this e-mail is free from
computer viruses, however, you are advised to carry out your own virus check prior to opening any attachments.
Imperial Homes does not accept any liability for any damage sustained as a result of any software viruses following
opening of any e-mail or attachments. This email may be monitored for quality and training purposes, in replying to
this message you are giving consent to this. Important communications should always be followed up with a phone call,
fax or printed copy by post.

Cybercrime Warning: Please be aware that there is a risk posed by cyber fraud. Emails containing bank
account details pose a significant risk. If you receive an email from us informing of changes to bank details,
whether this email is unpexpected or not, please get in touch with your contact immediately. Our bank details
WILL NEVER change without prior notice or without further security verifications. We cannot accept
responsibility if you transfer money into an incorrect account

The information in this E-Mail is confidential and may be legally privileged. It may not
represent the views of the SSE Group.

It is intended solely for the addressees. Access to this E-Mail by anyone else is
unauthorised.

If you are not the intended recipient, any disclosure, copying, distribution or any action
taken or omitted to be taken in reliance on it, is prohibited and may be unlawful.

Any unauthorised recipient should advise the sender immediately of the error in
transmission. Unless specifically stated otherwise, this email (or any attachments to it) is not
an offer capable of acceptance or acceptance of an offer and it does not form part of a
binding contractual agreement.

SSE plc

Registered Office: Inveralmond House 200 Dunkeld Road Perth PH1 3AQ

Registered in Scotland No. SC117119

Authorised and regulated by the Financial Conduct Authority for certain consumer credit
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activities.
WWW.sse.com

The information in this E-Mail is confidential and may be legally privileged. It may not
represent the views of the SSE Group. Itis intended solely for the addressees. Access
to this E-Mail by anyone else is unauthorised. If you are not the intended recipient, any
disclosure, copying, distribution or any action taken or omitted to be taken in reliance
onit, is prohibited and may be unlawful. Any unauthorised recipient should advise the
sender immediately of the error in transmission. Unless specifically stated otherwise,
this email (or any attachments to it) is not an offer capable of acceptance or
acceptance of an offer and it does not form part of a binding contractual agreement.
Scottish and Southern Electricity Networks is a trading name of: Scottish and
Southern Energy Power Distribution Limited Registered in Scotland No. SC213459;
Scottish Hydro Electric Transmission plc Registered in Scotland No. SC213461;
Scottish Hydro Electric Power Distribution plc Registered in Scotland No. SC213460;
(all having their Registered Offices at Inveralmond House, 200 Dunkeld Road, Perth,
PH1 3AQ); and Southern Electric Power Distribution plc Registered in England & Wales
No. 04094290 having its Registered Office at No.1 Forbury Place, 43 Forbury Road,
Reading, Berkshire, RG1 3JH, which are members of the SSE Group

WWW.Ssen.co.uk



https://url.uk.m.mimecastprotect.com/s/0wEYCxG8pHRWO4XuNwthN?domain=sse.com
https://url.uk.m.mimecastprotect.com/s/dm7PCy87qh2Bnz4iluJqm?domain=ssen.co.uk

PLANNING
STATEMENT
APPENDICES



APPENDIX 1



l Mutitute ot

VSIS Working for well run evidence-based public care

Identifying the health gain from
retirement housing

June 2012

Executive Summary

OXFORD

BROOKES

UNIVERSITY




Identifying the heaith gain from retirement housing June 2012

2

Key Points

The extent and impact of demographic change

The 65+ population will increase by 51% and the 80+ popuiation by 82%, aver the
next twenty years.

Life expectancy is rapidly increasing. By 2051, additional life expectancy for men
aged 65 is projected to be 25 years; for women aged 65 it is projected to be nearly
28 years.

Half of all housing equity is held by people aged 65 and over.

In 2010 older people made a net contribution to economic wealth of around £40
billion across the UK. This is predicted to rise to £77 billion by 2030.

Whilst life expectancy is increasing, the period of life lived disability-free is hardly
changing.

In 2011 an estimated 3.5 million people aged 65+ lived alone. This is projected to
increase to just over 4.2 million by 2020 and to almost 5.3 million by 2030.

Housing tenure and preference

= Over three quarters of people aged 65-74 are living in property that they own.
» Twice as many people prefer to move to some form of sheltered housing as

3

comparad to residential care.

Over six million older people are interested in the idea of retirement housing, or
would be in the future.

Despite 76% of older people being home owners 77% of specialist housing is for rent
and only 23% for sale. Fewer than 40,000 specialist housing units are Extra Care
housing. In comparison there are over 18,000 care homes with some 470,000 places.

The health of older people

Nearly half of all disabled people are aged 65 and over.
It is estimated that a third of people aged over 65 will develop dementia at some
point in their older age.

» Older people are more likely to be vuinerable to cold weather.
» Proportionally, older people are most at risk of a fall.
» The combined cost of hospitalisation and social care for hip fractures (most of which

are due to falls) is estimated at £2 billion a year.

Three quarters of all strokes occur in people aged 65 and over, and those aged 75
and over are nine times more likely to have a first ever stroke.

Visual impairment leads to 90,000 falls per year in England and Wales at a cost of
£130 million per year.

One in four older people have symptoms of depression that require treatment.

ipc@brookes.ac.uk 1
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4 What impact can housing have on health and well-being?

Good housing design and housing adaptations can help reduce falls through
removing or reducing home hazards

Half of all fuel poor households include at least one person aged over 60 years and a
quarter of fuel poor households include an occupant over 75 years old.

Excess winter deaths are almost three times higher in the coldest quarter of housing
than in the warmest.

Residents with bedroom temperatures at 21°C are 50% less likely to suffer
depression and anxiety than those with tamperatures of 15°C

There is a 30% increased risk of hip fracture in older women if they are suffering from
depression.

In homes that have received home energy improvements, almost a quarter of
respondents report an easing of chronic conditions such as arthritis.

Social isolation among older people is exacerbated by living in a cold home. 11% of
people aged 65 or over are often or always lonely.

5 The retirement housing choice

- ; Very sholtered / extea

1 Specialist housing/ 1 ;

Designated housing sheltered housing care / assisted living /
relirment comimuntieis

sHousing designed to be *Housing schemes with oSchemes which have 24
purchased by or some elements of hour care and support
allocated to older support built in, This available either on site
people but with no maybe through having or close by. Some larger
additional services access to a warden or schemes may have a
other than those widely scheme manager and care home on site.
avallable within the alarm systems.
community

Key features

Designated land and accommodation
Warm accessible accommodation
Companionship and security

Access to care and support
Emphasis on offering quality of life

ipc@brookes.ac.uk 2



Identifying the health gain from retirement housing June 2012

6 What is the impact of retirement housing on the health of
older people?
Health gain

Residents in specialist housing for older people can have a significant positive impact
on health.

Extra Care housing produces considerably lower rates of mortality than a
matched sample in care homes. Over 40% of people have a better level of
physical functioning after moving.

Specialist housing is assaciated with a reduced level of expected nights spentin
hospital. This is estimated as producing an annual cost saving to the NHS of
£2,598 per resident per annum.

A significant proportion of those who enter Extra Care housing with care needs
will go on to experience an improvement in their health corresponding to a
reduction in the care package received.

Residents of Extra Care housing are less likely to enter institutional
accommodation.

Over 50% of residents believe that private sheltered housing helps to promote
goad health. More than half of all residents (55%) consider their health to be
good or very good.

On average residents of retirement living schemes experience a 35%
improvement in mobility and 20% in functions of daily living. There is also a 25%
reduction in the use of medication by residents.

The fall rate in the Extra Care housing population is 18% lower than in a similar
advantaged population in receipt of care in the community.

Better use of health resources

Health benefits for residents in specialist housing included fewer overnight stays
in hospital and residents felt it easier to return home since moving to Extra Care
housing (this finding is important because of the high costs of in-patient care).
Over half (54%) of residents studied had received no outpatient treatment (of
those that did, the mean number of visits was 1.7 times per year); and 13% had
not needed to visit their GP in the last year.

The Bradford study of an Extra Care housing scheme, Rowanberries,? found that
the better health enjoyed by those living in the scheme led to a 50% reduction in
health care costs through a reduction in the intensity of nurse consultations and
hospital visits.

' Bsumker et al (2008). Costs and outcomes of an Extra Care housing scheme in Bradford. Joseph
Rowntree Foundation.

ipc@brookes.ac.uk 3
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Quality of life and well-being

In a study conductad with McCarthy and Stone residents in specialist housing,
92% reported themselves as very happy or mainly contented with their new
accommodation and, when asked if they would recommend where they lived to
others in similar circumstances, 57% gave a 10 out of 10 positive score and only
5% gave a score of less than five.

The Bradford study found that “A purpose built environment, along with increased
opportunities for social interaction with a peer group as well as the care and
support on offer, will generate a greater sense of well-being and improved health
status or maintenance of health status".

Biggs’ study found that “Residents not only lived longer than expected but
achieved a quality of life far exceeding that experienced by residents in traditional

homes, becoming il at a lower rate than is usual.”

In a study undertaken by Greenwood and Smith? the positive contribution that Extra
Care housing made to the health and well-being of occupants was attributed to:

» Being in a safer, warmer, more accessible environment in comparison to where

people had lived before

» A reduction in social Isolation due to increased social contact and companionship
» The recognition by staff of previously unrecognised health and care needs

In a series of interviews conducted by the Institute of Public Care (IPC) for the
Housing Corporation*, managers were asked to assess the impact on health and
well-being of a move to Extra Care housing. The responses were as follows:

Table 5: Managers views of the gains from Extra Care Housing

Area of Improvement

Greater interaction & involvement

Improved self-care

Sense of Improved health & wellbeing by
the individual

I‘_"

(5

Improved mobility function

3

Increase In sensory abillty

RSN A

27 1

* Croucher K et al (2006). Housing with care in later life. Joseph Rowntree Foundation
3 Greenwood C and Smith J (1999). Sharing in Extra Care. Hanover Housing Group.
* Housing Corporation (2007). Raising the stakes: Promoting Extra Care housing.
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Table 5: Managers views of the gains from Extra Care Housing

Area of Improvement

Improvement in being able to undertake 9 26

daily living function

Improved sense of independence - '~"§20: g 5@35@&:3
Improved mental health 4 25 5
Increased feelings of happiness & 16 19
enjoyment

Economic Benefits

Frontier Economics, for the Homes and Community Agency, estimated that the net
impact of capital funding for specialist housing on the cost of wider public services is
a saving of £444 per person per annum. N.B. Their estimates were mainly directed at
housing for rent, the gain would be greater where owner occupiers purchased
housing using their own assets.

When combined with the economic benefit of freeing up family housing then an
estimate of minimum net gain from a moderate increase in the supply of retirement
housing suggests that by 2033 the saving could be at least £307 million per annum®,

Retirement
housing offers

«improved health: People
have fawer allments or
disabling conditions or sre
less prone to incldants
such as falls

«improved mproved
belng: People's ficlency: Because
general well being Is people live In one
Increased through less location health
soclal isolation and/or sarvicas can be
thraugh belng In an delivered more
environment whare efficlently and
disabling conditions effectively.
have lass Impact.

¥ Calculated on the basis of; an annual saving of £629 per person per annum in owner accupied
housing suitable for older people, 320,000 housing units developed over the 20 years, plus the
105,000 units that already exist and a saving of £40 million per annum through ‘trickle down’ in freeing
up famity housing.

ipc@brookes.ac.uk 5
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7 Conclusions

For local communities more owner occupied retirement housing offers:

& A reduction in expenditure on health provision through people purchasing into
retirement housing schemes using their existing equity.

= Arelease of family housing through older people moving.
® A stimulus to local economies through increased housing development.

For older people more retirement housing offers:

= An improved lifestyle and health gain.

= Alessening of anxiety about their existing accommodation that people find
increasingly hard to maintain. '

= The potential to hold onto a substantial amount of their existing housing equity.
= Reduced heating and maintanance bills

Ipc@brookes.ac.uk 6
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Executive Summary

The Reality of Private Sheltered Housing

This report sets out the findings of one of the largest studies into sheltered housing in the United Kingdom. It represents and
examines the opinions of over 1,500 current and prospective residents of private sheltered housing — their priorities, levels of
independence, health, happiness and contribution to their local community and the widet economy.

It aims to contribute to the wider debate on the needs and wellbeing of older people, ensuring appropnate housing choice and,
in particular, the importance of housing in delivering a good quality of life. .

Additionally, the report dispets many myths about private sheltered housing that seem to have been allowed to grow in the past.

To summarise the key findings that emerge from this report:
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THERE IS A SHORTAGE OF PRIVATE SHELTERED HOUSING IN THE UK

"® 39% of prospective residents have had to look further afield to find suitable accommodation as there was not enough

in their area; ,
* 81% of prospective residents believe there should be more private sheltered housing in their area;

¢ If the rate of demand and provision remain at their current levels, there is likely to be a shortage of around 62,500 private
sheltered housing units by 2020.

PRIVATE SHELTERED HOUSING HELPS OLDER PEOPLE ENGAGE WITH THE LOCAL COMMUNITY

"® 39% of current residents live a more active life in private sheltered housing than they did before: they moved there;

¢ 76% of current residents feel that they are a member of the local community;

® 92% of current residents have contact with friends/family on a regular basis.

PRIVATE SHELTERED HOUSING PROMOTES INDEPENDENT LIVING

e Since maving into private sheltered housixig, 58% of residents have become less dependent on their children;
* 59% of residents have a more independent lifestyle in private sheltered housing than they did in their previous homes;

* 61% of prospective residents strongly believe that moving to private sheltered housing will help them maintain
their independence;

* 83% of current residents believe that living in private sheltered housing helps maintain independence.

PRIVATE SHELTERED HOUSING IS A HOME FOR LIFE

* 66% of prospective residents strongly believe that movmg into private sheltered housing will enable them to avoid the need
to move into assisted living accommodation;

. 66% of current residents believe they will live longer in private sheltered housing;

. 86% of current residents believe that their home is a home for life.”

“STAY PUT AND ADAPT” IS NOT THE BEST SOLUTION FOR MANY OLDER PEOPLE

® 29% of prospective residents spend more time on theit own than they would like to;
¢ 32% of current residents highlight companionship as the greatest advantage of private sheltered housing;
¢.66% of current residents enjoy their lifestyle more living in private sheltered housing than they did in their previous home;

¢ 78% of prospective residents strongly believe moving into private sheltered housing will increase their security;

® 84% of current residents moved into private sheltered housing to have better access to local shops and facilities. 81% did

so to have supervision by a house manager. 60% did so in order to rid themselves of unwanted responsibilities.




06 LOCAL ECONOMIES BENEFIT SIGNIFICANTLY FROM PRIVATE SHELTERED HOUSING SCHEMES

. ® One in three current residents walk to the local shops each day;

¢ 45% of current residents buy the bulk of their shopping within one mile of their private sheltered housing scheme,
with 65% travelling no further than two miles;

* 62% of private sheltered housing residents prefer to shop in local centres rather than major town centres;

¢ Each week, a typical private sheltered housing scheme generates £11,735 in resident spending (£610,000 per year),
generating an additional £1,750 per week (£92,000 per year) in local spending compared to what would have been
generated in a conventional high density housing scheme (deadweighe). Over the lifetime of a scheme, this equates
to around £2.3 million more in local spending than would have been generated by a conventional scheme.

07 PRIVATE SHELTERED HOUSING SCHEMES ALLEVIATE PRESSURES ON THE NHS

* Oaly 21% of current residents have received inpatient medical care in the last 12 months. Amongst this group,
the average number of nights of inpatient care js 7.4, under half the average for the national population aged 75+.
This saves the NHS £2,598 per resident recieving inpatient care per year;

® The average number of visits per annum to a GP by current residents is 4.2 compared to 6 visits amongst the national
population aged 75+;
* 41% of residents confirm that their health has improved since moving into private sheltered housing;

® 55% of curtent residents class theit health as very good/ good.

08 PRIVATE SHELTERED HOUSING SCH!:ZMES INCREASE THE AVAILABILITY OF ORDINARY LOCAL
HOUSING STOCK -

® 23% of those moving into private sheltered housing sell their previous homes to families;
* 43% of those moving into private sheltered housing sell to couples;
“® 45% of current residents moved within five miles of their previous homes;

¢ 85% of those who purchase private sheltered housing flats will downsize from houses to do so.

09 PRIVATE SHELTERED HOUSING OFFERS SUFFICIENT SPACE AND HIGH STANDARD SPECIFICATIONS
FOR OLDER PEOPLE '

* 71% of prospective residents believe that they do not need to live in a house as big as the one they cutrently live in;

® 71% of current residents moved to private sheltered housing to meet their specific design and mébility needs.

10 'PRIVATE SHELTERED HOUSING TRANSFORMS THE QUALITY OF LIFE OF ITS RESIDENTS

® 64% of current residents feel their sense of welibeing has improved since they moved into private sheltered housing;
"
* 78% of current residents believe that private sheltered housing helps to alleviate their worries and anxieties;

* 88% of current residents believe that private sheltered housing helps to improve their personal security. 53% of current
residents cite personal security as the bigge§t advantage of private sheltered housing;

* 92% of current residents would recommend private sheltered housing and their way of life to their friends.




Annex B

A Report for ORB
Residential Economic Impact Assessment
By Roger Tym & Partners

Introduction

ORB employed the services of Roger Tym & Partners, a firm
of development economists and planners, to estimate

the economic impact of a typical McCarthy & Stone scheme
on the local economy. Roger Tym & Partners have an
established track record in estimating the economic impacts
of commercial and housing schemes. The brief required a
short study based on research acquired from an ORB survey
of McCarthy & Stone residents, with reliance to a large
extent on existing material and on the professional judgments
of the consultants to estimate economic benefits.

The principal requirement was to consider economic
benefits through:

¢ The Local Income Effect from additional expenditure
generated in the local economy; and

* Public Sector Cost Savings from economies in the
provision of health and social services by bringing people
with similar needs (i.e. over 65 age group, into one
location and providing suitable living accommodation).

Local Income Effect |

The benefits of the typical McCarthy & Stone development
scheme will be realised through additional expenditure
generated in the local economy. This expenditure by residents
will lead to increased income in the local area followed by
the multiplier effects of successive rounds of expenditure.
We assume that this expenditure will be a net increase
spending in the locality because more than half (54 per cent)
of the residents will have moved from 6 or more miles away;
and in any event those dwellings vacated by McCarthy &
Stone residents will typically be filled by larger and younger
households whose expenditure is unlikely to be less than
that of their predecessors.

Resident Spending in a McCarthy
& Stone Scheme

To derive at an estimate of Income Effect, we look at
the additional income brought into an area through the
spending profile of McCarthy & Stone residents.
Average spend of the study group is based on household
expenditure figures from ORB’s survey of McCarthy &
Stone residents, shown in Table 1.

Economic Assessment

Table 1: Average weekly McCarthy & Stone
household expenditure
(£), 2003 Prices

Sample No. { ,0_00

No. of Responses 724

- - 60.3_7
12.67

Food and non-alcoholic drinks

Alcoholic drink 4.72

Tobacco .23

Clothing and footwear 13.02

Household goods

Household services 14.05

Personal goods and services

Motoring

Fares and other travel costs 7.60

Leisure goods

Leisure services

Miscellaneous 14.87

’;otal housel;d exl_)_enditure R B 250.00

;vgrage weekly expenditure per person 203.40

Table 1 shows that the average McCarthy & Stone resident
household will spend £250 per week.

We use the weekly spend figure per person to aggregate
the spend generated by a typical McCarthy & Stone scheme.
Such a scheme is usually located close to a town or local
centre for ease of access by elderly residents. The land area
coverage of a typical scheme is 0.4 hectares (1 acre),
providing around 45 retirement apartments and housing
around 55 residents; together with a house manager’s
apartment. On the basis of these calculations, the typical
McCarthy & Stone scheme generates a weekly spend of
£11,250 by the residents. In addition, the manager’s
houschold expenditure, assuming a two person household,
is £485 per week,” bringing the weekly total to £11,735.

’Based on ONS Family Expenditure Survey figures for non-retired households with one man and one woman.

,



Resident Spending from a Conventional

Housing Scheme

To assess the additionality of this spend (i.e. the difference
from what would have happened in the absence of the
McCarthy & Stone scheme), we compare it with the spending
generated by a conventional housing scheme on a site of

0.4 hectares. We set out a conventional scheme based on
Government guidance to form a benchmark against which
the local income benefits of a McCarthy & Stone scheme can
be identified.

In its Planning Policy Guidance for Housing (PPG3),
2000, the Government sets out that planning authorities
should encourage no fewer than 30 dwellings per hectare
for housing developments, and encourage densities of
between 30 and 50 dwellings per hectare. Given that most
McCarthy & Stone schemes are on the edge of town centres
it is likely that higher densities will be required by the
planning authorities. For the counterfactual comparison we
therefore take the Government’s higher average figure of
50 dwellings per hectare (i.e. 20 dwellings on a site of 0.4
hectares). We assume that each dwelling houses one
household of 2.4 people based on the average size of a
household in England & Wales (Census 2001).

To estimate the average spending generated in a
conventional scheme, we use the information from the
Family Expenditure Survey (FES) for the financial year April
2000 to March 2001.* This estimates an average weekly
household expenditure of £390. It ranged from £130 a week
in the lowest of the ten income groups to £850 a week in the
highest. The average size of household was 2.4 persons,
which is consistent with the finding in the 2001 Census.

FES expenditure figures are based on the April 2000 to
March 2001 period, while the McCarthy & Stone survey
figures are in current prices (i.e. 2003). We therefore
factor up the FES results by an annual growth of 2.2 per
cent over two years, which is equivalent to the Retail
Price Index (RPI) annual rate of change between July 2001
and July 2003. This gives an average household spend in
2003 of £403 (£168 per person).

With a conventional scheme of 20 houses on a typical
McCarthy & Stone site, assuming 20 households, this
provides a total weekly spend of £8,060, and £420,000 per
year. The alternative McCarthy & Stone scheme of 45
apartments, housing around 55 residents and house manager
(two person household), is estimated to produce a weekly
spend of £11,735 (£610,000 per year).

McCarthy & Stone sites have a myriad of previous uses but
we felt it was appropriate to use a conventional housing
scheme with the highest level of density for comparison. This
is likely to provide the highest local economic benefit of the
typical alternative uses on McCarthy & Stone sites. Other
typical uses include edge of town centre employment uses
such as car showrooms, petrol stations, public houses and
sometimes light industry. The benefits to the local economy of
these former uses are largely derived through local jobs and
these jobs result in some local spend. However, given the low
employment density associated with these uses, they are only
likely to generate around two to three jobs and very low
aggregate spend. Also, the nature of their products (the
supply of cars, petrol, etc.) is likely to result in very high to
complete leakage of spending on suppliers.

McCarthy & Stone Resident Spending v.
Counterfactual Spending

A typical lifetime of a new housing scheme is commonly
estimated at 60 years for accounting purposes. To assess the
total impact in terms of spending we multiply the spending
over the lifetime of a housing scheme in Table 2, and then
adjust this to present values. Present value measures the value
of a future pound (i.e. the benefits) set by a discount rate.
Without discounting, the assessment process is distorted.

As we do not know the future value of a pound today we
rely on the annual discount rate of 3.5 per cent set by the
Government in its Green Book (the Government’s set
Guidance for Economic Appraisal of development projects).

*The FES is a survey of a random sample of private households in the United Kingdom carried out by the Office for National Statistics (ONS). It provides a wealth of Information about
household di and household income. In 2000-01 6, 637 households took part in the FES. The response rate was 59% in Great Britain and 56% in Northern Ireland.
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Table 2: Additionality of Spending over the Lifetime of a3 MS Scheme (£)

MS Scheme (A)

Conventional Scheme (B) Additionality (A-B)

Amnual spending of residents
Spending over lifetime of scheme

Present value of spending over lifetime of scheme

610,300 420,000 190,300
36,616,600 25,200,000 11,416,600
15,757,000 10,844,00 4,913,000

As illustrated in Table 2, the total present value of additional
spending over the lifetime of a McCarthy & Stone scheme is
likely to be around £5 million above the counterfactual,
conventional housing scheme.

Quantifying Local Economic Benefits
The local income impact derives from two sources:

¢ Resident spending — spending by residents to the benefit
of the local economy.

® Induced effects — the multiplier effect of successive
rounds of expenditure. This depends on assumptions
about leakage from the local area, taxation rates and the
propensity to consume,

Local benefit is secured through reducing the level of
leakage associated with the goods and commodities on
which residents spend their money. Leakage is the proportion
of spending which benefits those outside of the study area.
In other words, we want to know how much of a McCarthy
& Stone resident’s spending is spent in the local area

and not outside.

To estimate the local benefit of a McCarthy & Stone

scheme against a conventional scheme we firstly look at the
breakdown of the weekly spend by commodity and service
types to establish how much might be retained in the local
economy. We disaggregate spending by the FES classification,
shown in Table 3, and judge the level of local leakage
associated with each commodity/ service. We base this on
differing levels of leakage® in calculating economic impact of
expenditure within a typical local authority area. We consider
that defining the local economy in terms of the local authority
area is appropriate in this case.

*English Partnerships, Additionally: A Full Guide (July 2002)
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Leakage Description Leakage Factor
None All of the spending goes to local business and people living in the local area 0%
Low The majority of the spending goes to local businesses and people 25%
Medium A reasonably high proportion of the spending will be retained within the area 50%
High Many of the benifits will go to people living outside the area of benefit 75%
Very high A significant proportion of those benefiting live outside of the area of benefis 90%
Total All of the benefits go tp businesses and people living outside of the area of benefit 100%

Table 3: Local Leakage of Spending by Commodities

Commodities/ Services Leakage Leakage Factor
Housing (e.g. mortgage, council tax) Very High 90%
Fuel and power Very High 90%
Food and non-alcoholic drinks Low 25%
Alcoholic drinks High 75%
‘Tobacco High 75%
Clothing & footwear Medium 50%
Household goods (e.g. toilet paper, furniture) Medium 50%
Household services (e.g. Contents insurance, personal cleaner, home help) Low 25%
Personal goods & services (e.g. jewellery, toiletries, medicines, hairdressing) Low 25%
Motoring (e.g. car purchase, repairs, petrol, tax etc.) Very High 90%
Fares and other travel costs (e.g. bus, rail, taxi, aeroplane, coach) Medium 50%
Leisure goods (e.g. books, magazines, toys, newspapers etc.) Medium 50%
Leisure services (e.g. cinema, shows, bingo, holiday etc.) Medium 50%
Miscellaneous/ other expenditure Medium 50%

On the basis of the assumed leakage associated with
spending on different commodity/ services in Table 3, we
estimate the direct impact in the local economy in Table 4.
This shows an estimated 40 per cent of total spending by
McCarthy & Stone residents to be injected into a local
economy. A conventional scheme results in a marginally
higher (41 per cent) proportion.

Table 4 shows no significant difference between the two
schemes in terms of proportion of resident spending in

the local economy based on assumptions given to spending
type. However, McCarthy & Stone residents as a group
are less likely to own a car and more likely to spend in the
immediate local area.

The McCarthy & Stone residents’ survey shows 62 per cent
prefer to shop in a local centre compared with 19 per cent in
a major town centre and just 10 per cent in an out of town
retail park; 84 per cent consider the walking distance to shops
and local facilities to be important in choosing their
accommodation; and 65 per cent walk to the local shops at
least every other day (34 per cent visit daily). These statistics
indicate a high propensity to spend in the local centre closest
to the scheme. While it is difficult to ascertain what the
pattern would be for an average houschold in a conventional
scheme, the likelihood is that more money is spent outside
this area owing to higher probabilities of residents working
elsewhere and having access to a car.




Table 4: Retained Weekly Resident Spending by Scheme

—
Before Leakage After Leakage
McCarthy & Stone Conventional McCarthy & Stone Conventional
Scheme Scheme Scheme Scheme
Total Weekly Expenditure (£) 11,600 8,100 4,600 3,500
% of Spend Retained e 40% 41%

Table 5: Total Weekly Impact of Resident Spending by Scheme

Factor MS Scheme (£) Conventional Scheme (£)
Total spend 11,700 8,100
Local Spend 40%/41% 4,700 3,300
Local spending multiplier 1.3 1,400 1,000
Total local spend 6,100 4,300

Having obtained a reasonable estimate of direct spending,
we are able to look at the additional impact through the
expenditure multiplier in the local economy. The multiplier
effect measures further economic activity, or in the case of
a residential development, further spending associated with
additional local income and local supplier purchases. The
additional spend is generated by local shops, suppliers,
services, etc., further along the supply chain. For example,
purchase of a haircut provides income to the barber, some
of which he will then go on to spend in the locality.

In Government guidance on assessing regeneration projects,*
local authority area multipliers are shown to range from
1.21 to 1.38 depending on the type of project intervention
(no example is given for a residential scheme). Studies have
been undertaken elsewhere which attempt to calculate
multiplier levels in local areas, however, there remains

a paucity of information on spending multipliers from
residential schemes. The closest assessment is visitor

spend as this will be spending brought into a local area
albeit through a different conduit: that of tourism. Stephen
Wanhilt’s* study of different multiplier techniques found
that income multipliers for UK cities and towns ranged
between 1.19 to 1.40 in seven studies he looked at, with a
mean multiplier value of 1.28. Research by RTP* on the
impact of visitor spending in Brighton & Hove district
found an income multiplier of 1.38 in the local economy.

The multiplier will differ for each local authority, so while
we are unable to provide a specific multiplier we assume a
conservative figure of 1.3, based on the evidence set out
above. So for every £1 spent locally there is an additional
30 pence injected into in the local economy from further
rounds of spending.

Applying this multiplier to the direct spending derived
above, we are able to estimate the total impact on local
economies from a McCarthy & Stone scheme compared
with a conventional scheme in Table 5.

Local Benefits from McCarthy
& Stone Resident Spending v.
Counterfactual Spending

The annual income a McCarthy & Stone scheme will inject
into a local economy additional to what might have happened,
ie the counterfactual, is estimated to be around £1,750 per
week (£92,000 per year). However, it is also appropriate to
examine the total impact over the lifetime of a scheme. In
Figure 1 we compare the local impact over a 60 year period,
the average life of a standard built modern home, which is
discounted to present value. This shows a McCarthy & Stone
scheme impact to be £8 million, which is £2.3 million above
what a conventional scheme is likely to deliver.

“The ODPM, Draft 3R (Draft Final, April 2003) and EGRUP (1995) Documents

' Stephen Wanhill, The Measurement of Tourist Income Multipliers, Tourism Management, 15(4), pp281-283

“*Roger Tym & Partners, Economic Impact Assessmeat of the Brighton Centre (2002)
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Figure 1. Lifetime Local Spending Impacts of Schemes (£ Present Value)

1,500,000 —
9,000,000 —]
7,500,000
(Pv=3.5%pa) 6,000,000
4,500,000

3,000,000

1,500,000

MS Scheme

Public Sector Cost Savings
Introduction

|
An additional impact of a McCarthy & Stone scheme is
the savings in public sector service delivery ¢osts to the
residents. Generally, the need for health and social care
services increases with age, as does the byrden on public
services to meet this need. There will be time and cost savings
for doctors, health care assistants, etc., where needs are
concentrated in a smaller geographical area. In addition,
residents of McCarthy & Stone developments are likely
to move into residential care later than residents of non-
specialised dwellings. And if admitted to hospital they
have a greater chance of earlier release from hospital or
temporary care, thereby freeing up space and reducing
delays for other patients.

The difficulty is in identifying what the likely savings are
from a typical McCarthy & Stone scheme. We therefore refer
to research that looks into the economic savings and benefits
from developments of schemes like McCarthy & Stone’s to
illustrate potential economic benefits.

Conventional Scheme

Research into Costs Savings

A Pieda (1997)* report found that if homes were adapted
so more people would be able to cope with the tasks of
daily living in their own home, then more people might not
need to move into specialist housing, or would delay such a
move, Specialist housing costs may well fall on the spending
of local health authorities.

The study sought to quantify this based on annual cost
savings that accrue from a delayed move into residential
care. Figures used in the report are taken from the Personal
Social Services Unit at the University of Kent for 1994/5;
however, we have obtained updated figures for 2000/01,
which are shown in Table 6.

Table 6: Average Care Costs for Elderly People, 2000/01

Provider Costs per person per week (£)
Private 303
Voluntary 296
Local Authority 471

Source: PSSRU, Unit Costs of Health and Social Care, 2001

“Pieda PLC, A Cost Benefit Anulysis of Lifetime Homes (1997)
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Local area economic impact

assessment

Executive Summary

1 Summary table
Area of economic Average MCS Average MCS Assisted
impact Retirement Living Living development
development
Capital investment £3.6 million £4.5 million
Community & £2.23 million one-off £2 .44 million one-off
employment benefits / | £18 900 pa £180,000pa
yr
Housing stock £7.53 million £9.20 million
released 66% under-occupied | 66% under-occupied
Average Council Tax | £69,000 £69,000
(based on survey
results)
Average New Homes | £343,000 £343,000
Bonus
(based on survey
results)
Resident spend in £670,000 £1,234,000
local economy / yr
Resident spend in £125,200 £261,300
local economy above
general needs
development / yr
Health & Social care £1,419 directly £1.04 million
savings / yr attributed
£30,000 / person / year
when entry to
residential care is




Local area economic impact assessment

Executive Summary
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prevented or delayed

Social capital / yr £5,000 £5,000

2 Introduction

This summary presents the results of a study by the institute of Public Care
at Oxford Brookes University of a sample of McCarthy and Stone
Retirement Living and Assisted Living Extra Care schemes and interviews
with 100 owners across that sample in England, Wales and Scotland. The
study aimed to assess the local area economic impact of Retirement Living
and Assisted Living Extra Care schemes. It took into account the health
and well-being benefits to individual owners and the wider contribution to
local communities in terms of investment, employment and other factors.

To summarise, the key findings from the report are:

Health and social care

Total estimated saving in health and social care costs per
development (Retirement Living): £1,419 per year directly attributed.
£30,000 / person / year when entry to residential care is prevented or
delayed

Total estimated saving in health and social care costs per
development (Assisted Living): £1.04 million per year

Both Retirement Living and Assisted Living Extra Care schemes facilitate
the health and well-being of owners in a variety of ways:

»  80% of owners of Retirement Living and Assisted Living apartments felt
more secure in their current home compared with their previous one.

®  71% felt warmer.

* 65% said that they have a better quality of life and felt less socially
isolated.

s Visits to the GP and hospital in-patient admissions were lower for
owners in the last 12 months compared with the previous 12 months in
their old homes, with a slight increase in district nurse visits.

s For a typical Retirement Living scheme of 50 residents, it is estimated
that the lower number of GP visits results in a reduction in costs to the
NHS of £1,419 per annum.

®  Assuming 63% of residents of a typical 55 apartment Assisted Living
Extra Care scheme would otherwise have needed residential or nursing
care, this would cost just over £1 million per annum in residential care
costs, assuming annual cost of residential care are £30,000 per annum.

# Design-related benefits of Retirement Living and Assisted Living Extra
Care schemes enabled people to live without additional help in their

ipc@brookes.ac.uk
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own homes, even when they require a mobility aid for moving around
outside the scheme.

Capital investment

Total capital investment per development (Retirement Living): £3.6
million

Total capital investment per development (Assisted Living): £4.5
million

For the wider community, Retirement Living and Assisted Living Extra Care
schemes make significant contributions to the local economy both during
the construction stage and the operational stage, providing capital
investment and employment in local communities.

An average Retirement Living scheme generates £3.60 million of
expenditure (including labour, materials, fixtures and fittings) through its
development and construction stage.

An average Assisted Living Extra Care schemes generates £4.55
million of expenditure through its development and construction stage.
The overall impact of the construction stage of Retirement Living
developments is estimated to be £8.64 million.

The overall impact of the construction stage of Assisted Living Extra
Care developments is estimated to be £10.92 million.

Many schemes brought a significant contribution through Section 106
payments to the local area.

Five schemes brought an average of £343,000 per development in New
Homes Bonus monies.

Schemes frequently involved a degree of site clearance and
preparation, often constructed on former retail or industrial sites which
help to revive and improve empty sites.

Assuming homes are valued at current average house prices’, residents
moving into a typical Retirement Living scheme of 45 apartments will
release £7.53 million from the sale of their homes; and residents
moving into a typical Assisted Living Extra Care scheme of 55
apartments will release £9.20 million from the sale of their homes.
Two-thirds (66%) of the owners freed up an under-occupied home.
Most owners freed up a family home, with 60% moving from homes with
three or more bedrooms. Where the buyer was known, 65 per cent of
their homes had been sold to a couple or a family.

Where known, 42% of previous homes had been repaired or improved
since the owners moved to a McCarthy and Stone apartment.

' Land Registry House Price Index, December 2013.
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Community benefits

Total value of community benefits per development (Retirement
Living): £2.23 million one-off, £87,900 per year including Council Tax

Total value of community benefits per development (Assisted Living):
£2.44 million one-off, £249,000 per year including Council Tax

= Much of this investment is spent locally. Construction and other staff
contributed to the local economy through their use of local cafes,
bakers, other retail outlets, petrol stations, bed and breakfasts, etc.

= Wages of construction workers (including sub-contractors) are on
average: £2.23 million for Retirement Living schemes and £2.44 million
for Assisted Living schemes.

= Retirement Living schemes typically employ a dedicated house
manager, while Assisted Living Extra Care schemes employ an average
of 17 staff including a qualified estates manager, care, catering,
cleaning and gardening staff, providing a wide range of local
employment opportunities.

= Average annual staffing expenditure in Retirement Living schemes was
£18,900; and just under £180,000 in Assisted Living Extra Care
schemes, much of which will be spent by staff locally.

= Schemes contributed to the aim of retaining older owner occupiers in
their local area by providing them with a wider choice of appropriate
accommaodation.

= Many owners felt warmer in their McCarthy and Stone apartment, while
also finding it cheaper to run - indicating the dual benefits of improved
energy efficiency.

= Lower rates of car ownership contributed positively to the environment.

= Living at high densities, owners contributed sizeable sums to local
authorities through their council tax payments. The total sum of council
tax payments received per scheme averaged nearly £69,000 per
annum.

Additional expenditure in the local economy

Total expenditure in the local economy per development (Retirement
Living): £670,000 per year, £125,000 more than a general needs
housing scheme

Total expenditure in the local economy per development (Assisted
Living): £1,234,000 per year, £261,000 more than a general needs
housing scheme

In terms of the local economic impact of Retirement Living and Assisted
Living Extra Care schemes, the study found strong evidence of significant
additional expenditure, compared to a hypothetical conventional housing




Local area economic impact assessment

Executive Summary Error! Reference source not found.

development on a similar site. This contributes to the viability and
sustainability of local shops and services.

= More than three-quarters (78%) of owners used local shops at least
once a week; and around 90 percent used local shops and/or
supermarkets more than once a month.

= Other local services were also used regularly by owners, with around a
quarter using services such as local taxis, hairdressers, pubs, cafes and
restaurants more than once a week.

* In a typical Retirement Living scheme, residents generate annual local
spending of over £670k.

= The additionality of residents’ spending in a Retirement Living scheme
compared with a conventional housing development after allowing for
leakage, multiplier effects and (deadweight) is estimated to add over
£125,200 a year to the local economy.

= Over the 60 year lifetime of a Retirement Living scheme, the additional
local spending is calculated to amount to over £8.598 million which is
£3.155 million more than a conventional housing development on a
similar sized site.

= |n a typical Assisted Living Extra Care scheme, residents generate
annual spending of over £1.234 million.

» The additionality of residents’ spending in an Assisted Living Extra Care
scheme compared with a conventional housing development after
allowing for leakage, multiplier effects and deadweight is estimated to
add over £261,300 a year to the local economy.

»  Over the 60 year lifetime of an Assisted Living Extra Care scheme, the
additional local spending is calculated to amount to over £15.294 million
which is £6.585 million more than a conventional housing development
on a similar sized site.

= In conventional housing developments, a substantial flow of housing
expenditure will leave a community through mortgage payments. In
comparison, much of the housing spending in a McCarthy and Stone
scheme will be on service charges which include salaries of staff, many
of whom live locally.

Social capital
Total estimated social capital value per development (Retirement
Living): £5,000 per year

Total estimated social capital value per development (Assisted
Living): £5,000 per year

Retirement Living and Assisted Living Extra Care schemes provided
additional social capital in local communities:
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Local area economic impact assessment

Executive Summary Error! Reference source not found.

*  Over one-third of residents (37%) in the McCarthy and Stone schemes
contributed to their local area through their involvement in community
activities. Based on hours contributed and valued at minimum wage
rates, per scheme this would be equivalent to an annual contribution of
just over £5,000.

* 6% of those interviewed provided significant amounts of informal care to
their spouses. Itis likely that by moving to more age-suitable housing,
some informal carers were able to provide care for longer to their
partners, thereby delaying or preventing a move into residential care.

= By providing greater housing choice to owners, specialist housing for
older people meets important societal needs as indicated by people’s
reasons for moving: nearly two-thirds (65%) sought more appropriate
housing; 44% wished to feel more secure and 31% to be closer to
family members.

*  Around two-thirds of owners felt less socially isolated in their McCarthy
and Stone apartment compared with their previous home. ltis likely
that the proportions who feel socially isolated will decrease, as a
number of those interviewed were relatively recent arrivals.

Overall, this analysis indicates that both Retirement Living and Assisted
Living Extra Care schemes bring substantial benefits to local economies
where they are established, while increasing the range of housing choices
for older people. For individual owners, there are health and social benefits
— some of which are related to the design of housing tailored to the needs of
oider peopie. For the wider community, schemes can attract investment,
provide employment and social capital, environmental improvements, and
free up family housing which can contribute to the health of local housing
markets, while generating substantial Council Tax revenues. They provide
a valuable means to increase the available housing stock, using sites
effectively through their high densities.

The additional expenditure in the local economy generated by both
Retirement Living and Assisted Living Extra Care schemes is significant.
The figures presented here are conservative estimates, actual spending in
local economic areas is likely to be even higher, given the level of use of
local shops by owners in the two types of scheme.
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Housing markets and
independence in old age:
expanding the opportunities

Executive Summary | May 2011 | Professor Michael Ball

This report highlights the benefits of specialised private retirement accommodation and recommends a
number of simple policy changes at no cost to the public purse to help increase its supply and address
the challenges of housing an ageing population.

Introduction — why OORH matters

This report outlines the findings of a major piece of research on housing for older people who live in specialist private retirement
accommodation, called owner occupied retirement housing (OORH). This type of housing is purchased, on a leasehold basis, and
found in specially designed blocks of apartments which have communal facilities, house managers and other networks of support
integrated within them. There are currently around 105,000 OORH dwellings in the UK, about 2% of the total number of homes

for those aged 65 and over.

Why should policy makers be concerned about OORH? The reason is that it delivers a series of benefits for residents, their
families, communities, the public sector and society in general. The key benefits of OORH are:

Government/social

* Private rather than public - its provision entails no cost to
the public purse.

Personal

* A higher quality of life for residents and their families. The
report notes that 92% of OORH residents are very happy
or contented and the great majority would recommend the

. * Reduced demand on public sector resources and health
accommodation to others.

services. Residents manage better and spend fewer nights
* QGreater security and convenience, and reduced feelings of in hospital.

i tion and vulnerability. .. .
isola bility * The release of home equity in retirement; though not all

* Improved independence, well-being and health. release home equity.

Communities
* Most OORH residents have family and friends in the

Environment and neighbourhood
« Environmentally better than traditional housing, with

reduced energy use, including less travel. The report states
that 51% of OORH residents said that their energy bills
were noticeably less.

Sustains local shopping and other services, helping to
sustain local communities. 80% use the shops almost daily
or often; over 40% used the library or post office almost
daily or often.

locality. Older people form an important part of the core of
most communities.

Increases availability of much-needed family housing in
areas of shortage. On moving, most OORH residents free
up substantial family homes, with two thirds moving from
homes with three or more bedrooms. This boosts supply in
local housing markets.

This report highlights that far more elderly people could benefit from this type of accommodation than live in it now. Howcver,
due to supply side constraints created by restrictive planning and housing policies, many older people are not being provided with
the opportunity to purchase OORH. Relatively simple policy changes could address this without any cost to the public purse.
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Why the supply of OORH needs
to increase

The population is ageing but older people have not featured
much in recent policy discussions about localism, housing or
planning. As the UK’s population grows and ages over the next
20 years, the number of households over 65 years old will
increase at a particularly fast rate. There are expected to be an
extra 3.5 million older households by 2033 in England alone,

a 60% increase on today. By then, a third of all households will
consist of those aged over 65, up from 28% in 2008.

The ageing of the UK population is going to have a substantial
housing impact. Many older households will face growing
health and housing difficulties as they continue to age.
Although people are living longer, unfortunately the incidence
of age-related ailments is not being delayed at the same rate to
progressively older ages.

Home owners aged 65 and older collectively own £1 trillion
of housing equity and most want to stay where they currently
live for as long as possible. However, as many as 130,000
older people moved in 2008. Many move to be in preferred
accommodation or to enjoy living at a different location and
few are motivated by releasing housing equity. But, for others,
the drivers are primarily push factors associated with being
unable to manage in their current home: due to declining
health, increasing isolation or financial problems. Even
amongst non-movers, there will be many potential reluctant
stayers. This is coupled with the fact that most home owners
wish to maintain ownership of their home. OORH offers the
opportunity for an improved lifestyle while remaining an
owner occupier.

However, the report notes that due to policy restrictions
surrounding housing and planning, the supply of OORH has
not matched growing demand. Build rates are low and need
to grow four times from that achieved even before the 2007/8
downturn to cope with just a moderate increase in demand.
Forecasts in the research show a potential increase in the use
of this accommodation from 2% currently to 5% of housing
for those aged 65 and over the next decade or so. This would
generate a build rate of 16,000 OORH units a year, compared
to just 4,400 delivered in 2007.

In a society which is increasingly searching for ways of
growing private provision, housing for the elderly seems

an obvious candidate for a greater emphasis on the private
sector, especially as so many older households are now owner
occupiers. Also, within private provision, the benefits of direct
property ownership can be maintained.

The benefits of OORH

The report notes the substantial benefits of QORI for many
older people. OORH dwellings are around 10% cheaper

than the median values of the previous homes sold, giving
significant average equity release, while maintaining
continued housing equity. Over 40% are able to withdraw
£25,000 or more housing equity but, at the same time, many
others have none. An overall increase in the supply of OORH
would lower the price of this type of housing, enabling
millions more of the elderly to contemplate this as a lifestyle.

The report oullines the following benefits of QORI:

A higher quality of life for its residents. The report notes
that 92% of OORH residents are very happy or contented
and most would recommend their accommodation to
others. 83% said they were happter in OORH and 51% also
said that their energy bills were noticeably less.

« Improved health for residents and reduced impact on the
NHS. The overall balance of residents’ perceptions of being
able to manage their health was that it was better since their
moves. As OORH accommodation is designed for impaired
mobility, residents can manage better and spend fewer nights
in hospital. This finding is important because of the high
costs of in-patient care for older people.

* OORH is good for the environment. 51% of OORH
residents said that their energy bills were noticeably less
than they had been in their previous homes. This is backed
up by comparative analysis of the energy costs of larger,
older homes and new purpose-built energy-efficient flats.
What is more, people tended to travel less once living
in OORH, because they are often closer to friends and
relatives and to shops and other facilities. Moving into
OORH also allows the new owner of the previous home to
undertake renovations to improve the energy efficiency of
that house, increasing the energy savings potential.

* OORH boosts local neighbourhoods. Older people
regularly use shops and local facilities during weekdays,
when they are often underutilised, and at weekends. 80% use
the shops almost daily or often; over 40% used the library or
post office almost daily or often. The elderly are integral to
any local area and because most have lived there for a long
time have built deep roots in their neighbourhoods. This
is reflected in extensive family and friendship networks.

So, providing OORH means a much wider group of people
benefit than simply the person or couple buying the
property. Many local market-based services are under threat
with the growth of out-of-town shopping and the Internet,
but the elderly are more likely to use local amenities than
many other residents.

* OORH has a positive impact on local housing markets.
On moving, most residents free up a substantial family
home, with two thirds moving from homes with three or
more bedrooms. This boosts local housing markets — for
every 5,000 OORH sold, property to the value of £1.1 billion
is released into local housing markets. The turnover of this
type of housing is essential for a healthy housing market.
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How public policy constrains the
delivery of OORH

The research found that the building industry provided this
type of accommodation in a competitive environment, so that
its price and availability is driven by the costs and availability
of construction inputs, including land.

Therefore, a number of policy-related factors have inadvertently
contributed to restraining the supply of OORH to date and
therefore limited its potential benefits. These include:

* A lack of understanding of the benefits of OORH
at a local and national level. Evidence of a less than
positive attitude to OORH is found in the extent to which
McCarthy & Stone have had to go to appeal in relation
to its sites. A large portion of its developments are only
permitted on appeal, because agreement could not be
struck with the local planners (65% of cases). Even on the
minority of schemes where the appeal is refused, a clear
blueprint is provided by the Inspector that then allows
most sites to then receive consent at local authority level
in a form of development that the authority had originally
indicated to be objectionable. This process of being forced
to appeal seems a particularly inefficient, wasteful and
time-consuming way of planning for the provision of
OORH and raises the prices of the homes built.

* An inappropriate use of S106/s75(Scotland) charges.
Local planning authorities negotiate with developers of
OORH for s106/s75 and Community Infrastructure Levy
contributions. The analysis in this research shows that in
the case of OORH some or all of the development charges
are borne by the user: in this case, elderly middle income
households, who do not seem a sensible group to target for
this taxation. Under s106, development contributions are
made towards providing affordable housing, much of which
is used for providing accommodation for younger people.
This policy is discriminatory against older people.

* The role of inflexible building regulations. The current
government has committed itself to reducing the regulatory
burden but many issues remain and raise the costs of
providing homes for the elderly, especially as there are
specific factors that add costs and compliance problems
for OORH building. A fundamental problem is that
regulations are ‘one-size-fits-all’.

How can public policy help increase
the supply of OORH in the future?

The report makes the following four recommendations for
amending planning and housing policy to boost the delivery
of more OORH and meet demand. All entail little, if any, cost
to the public purse.

1. Better national strategic guidance on housing for
the elderly. The forthcoming National Planning Policy
Framework offers an avenue to provide a set of ground
rules for the delivery of more suitable accommodation and
can help cut through local bureaucracy. It should include
recognition in principle that demographic change and an
ageing society are central issues for planning. It should
also recognise that the elderly should be able to operate
effectively in the private market and that the planning
process should facilitate that.

2. Better local strategic guidance on housing for the
elderly. This includes the allocation of sites for OORH in
local plans and references to the benefits of this type of
accommodation in local housing strategies. The greatest
emphasis regarding housing for the elderly and planning
is obviously at the local level. It will be highly useful
in the context of a more positive, socially responsible
attitude towards OORH, if the sector was integrated into
planning strategies, local development frameworks and
strategic housing market assessments rather than treated
on a generally negative and individual site-by-site basis as
currently occurs.

3. Treat OORH as a form of affordable housing. To
improve the supply and lower the price of OORH, this
type of housing should be redefined as the equivalent of
affordable housing in terms of negotiations with builders
over development charges. Treating all OORH as a form
of affordable housing in planning terms, because of its
significant personal and community benefits, would help
reduce prices and increase availability. However, to impose
price or quality caps on part or all of it would damage
supply. Rather this proposal suggests that all OORH new
build should be given enhanced planning status alongside
low-cost home ownership for younger households, which is
already treated as a form of affordable housing.

4. Rethinking building regulations. The government’s
principle of less all-round is a good one. The analysis here
suggests that it would be useful if regulations and other
requirements were more sensitive to differences in types
of residential building and recognised the distinct roles
that they play within housing markets. Regulations have
differential costs and outcome impacts depending on
the housing types and sub-markets in question. There is
also a regulatory bias towards the most common types of
built structure. Greater flexibility in allowable solutions,
including recognition of the dynamics of household moves,
would avoid imposing unnecessary burdens that limit the
supply of OORH.
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Conclusion

OORH encapsulates many of the ideas that the current
coalition government is promoting. This type of housing is
about self-help: using resources built up over a lifetime to
fund an appropriate lifestyle in older age, when the frailties of
life begin to mount.

It is about private endeavour: utilising personal resources and
social networks rather than relying on the state. It is about
being able to enjoy life in older age, even when health matters
may impose constraints.

It is about maintaining a sense of independence in old age,
within an improved framework of emotional and physical
security. Also, it is about building up communities: with people
living in situations where friendships can be made and mutual
support offered and where they can engage with the wider
community, especially through links to families and friends.

It is about bringing families together, with grandparents being
better linked with their children and their grandchildren
living in the local area. It is about recognising the
intergenerational linkages in any local community, the cycle
of life, and the relation of local resources to these.

It is about ways of living that keep down public costs and save
energy, without compromising preferred lifestyles.

The changes recommended in this report are in line with
current government policy intentions. If enacted, the benefits
would be substantial and the costs limited.
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COMPENDIUM OF REPORTS PROMOTING SPECIALIST HOUSING FOR OLDER PEOPLE
Updated: October 2013
INTRODUCTION:

A number of reports have been published over the past four years that promote the strategic need for more
and better housing options for those in later life. This document provides a quick summary of these
publications. If these sources need to be quoted, they should be taken from the original publication rather
than this document to ensure accuracy.

It is intended that information from these reports be referenced where appropriate by McCarthy & Stone to
support future planning applications. The reports are listed in order of importance, not chronologically.

INDEX:

1. DCLG: Draft Practice Guidance - National Planning Policy Guidance, August 2013
DCLG: Laying the Foundations — A Housing Strategy for England, 21 November 2011
DCLG: National Planning Policy Framework, March 2012
Department of Health: Social Care White Paper, July 2012
The Dilnot Commission, July 2011

o o AW N

House of Lords Select Committee of Demographic Change and Public Services: Ready for
Ageing? March 2013

7. Demos: Top of the Ladder, September 2013 Institute of Public Care: Identifying the health
gain from retirement housing, June 2012

8. Scottish Government: Age, Home And Community: A Strategy For Housing For Scotland's
Older People: 2012 — 2021, December 2011

9. ADASS & Housing LIN: A resource pack for Strategic Housing for Older People, Dec 2011
10. HAPPI: Housing our ageing population, panel for innovation, 2009

11. University of Reading, Professor Michael Ball: Housing markets and independence in old
age: expanding the opportunities, May 2011

12. Housing LIN et al: Housing in Later Life: Planning for an ageing population. A toolkit for
local authorities, December 2012

13. Shelter: A better fit? Creating housing choices for an ageing population, April 2012

14. Centre for Social Justice: Age of opportunity: transforming the lives of older people in
poverty, July 2011

15. International Longevity Centre: Establishing the extra in Extra Care, September 2011

16. Joseph Rowntree Foundation: Older people's housing: choice, quality of life, and under-
occupation, May 2012

17. Joseph Rowntree Foundation: Market Assessment of Housing Options for Older People ~ a
report for Shelter and the Joseph Rowntree Foundation, April 2012

18. DEMOS: Coming of age, May 2011

19. National Housing Federation: Providing an alternative pathway: the value of integrating
housing, care and support, January 2013

20. National Housing Federation: Breaking the mould: re-visioning older people’s housing,
February 2011

21. Age UK: Agenda for Later Life 2012 — Policy priorities for active ageing. February 2012.



22,

23.

24.
25.

26.
27.

28.

29.

30.

31.

32.

Intergenerational Foundation: Hoarding of housing: The intergenerational crisis in the
housing market, October 2011

Building and Social Housing Foundation: More homes and better places: solutions to
address the scale of housing need, September 2011

All Party Parliamentary Group on Housing and Care for Older People, July 2011

PSSRU / Housing LIN: Improving housing with care choices for older people: an evaluation
of extra care. December 2011

DCLG: Lifetime Neighbourhoods, December 2011

DCLG: Lifetime Homes, Lifetime Neighbourhoods: A National Strategy for Housing in an
Ageing Society, February 2008

DCLG: More Choice, Greater Voice. A toolkit for producing a strategy for accommodation
with care for older people. February 2008

HCA / Frontier Economics: Financial Benefits of Investment in Specialist Housing for
Vulnerable and Older People. 2010

Housing LIN / Ridgeway Associates: The Future Direction of Extra Care Provision in the
South East Region: a review and report on extra care housing in the region. 2011

Housing LIN: Pretty Vacant: Vacancy chains and Extra Care Housing. Stimulating local
housing markets. June 2011

Housing LIN: Downsizing for older people into Specialist Accommodation. February 2011.



1. Draft Practice Guidance National Planning Policy Guidance, August 2013 - NEW

economic-development-needs/what-methodological-approach-should-be-
used/http://www.communities.gov.uk/publications/housing/housingstrategy2011. New online
national planning guidance was published on 28 August 2013 for a six week consultation. The
guidance is set to replace 7,000 pages of previous planning guidance, and housing for older people
features heavily in the new version.

o The section on housing need and methodolgy (link above) notes:

“The need to provide housing for older people is critical given the projected increase in the
number of households aged 65 and over accounts for over half of the new households
(Department for Communities and Local Government Household Projections 2013). Plan
makers will need to consider the size of dwellings needed in the future in order to free up
houses that are under occupied. The age profile of the population can be drawn from
Census data. Projections of population and households by age group should be used. The
future need for older persons housing broken down by tenure and type eg sheltered,
enhanced sheltered, extra care and registered care can be obtained from a number of online
tool kits provided by the sector.”

o The section on viabiliy (hitp:/planningguidance.planningportal.gov.uk/blog/guidance/viability-
guidance/how-should-viability-be-assessed-in-decision-taking/) notes:

“The viability of individual development types, both commercial and residential, should be
considered. Relevant factors will vary from one land use type to another....For older
people’s housing, the scheme format and projected sales rates may be a factor in assessing
viability.”

2. Laying the Foundations - A Housing Strategy for England, 21 November 2011

o hitp://www.communities.gov.uk/publications/housing/housingstrategy2011. The Government's
Housing Strategy seeks to reignite the housing market and get the nation building again. It
includes a package of reforms and importantly a New Deal on Older Peopie’s Housing.

The Housing Strategy includes policy measures specifically aimed at the retirement housing
market. Specific statements on pages 47 and 48 include:

“The Government is committed to ensuring that housing and planning policies positively
reflect the wide range of circumstances and lifestyles of older people, who already occupy
nearly a third of all homes.

“Good housing for older people can enable them to live healthy, independent lives and
reduces pressure on working families in caring for older relatives. It can also prevent costs
to the NHS and social care. For some older people a move to a smaller, more accessible and
manageable home can also free up much-needed local family housing.

“Many older people choose to move home to enable them to remain independent, to release
equity and to access appropriate support and care. We will encourage local authorities to
make provision for a wide range of housing types across all tenures, including accessible
and adaptable general-needs retirement housing, and specialised housing options including
sheltered and Extra Care housing for older people with support and care needs.”

“We are working with planners and developers to facilitate industry-led guidance to enable
local strategic planning and delivery of a wider range of innovative, high quality housing for
older people based on robust data and needs analysis, including demographic projections
and profiling.”

“The Government welcomes the continued work of the independent Housing our Ageing
Population Panel for Innovation (HAPPI) to raise the profile of good quality specialised
housing for older people and to promote innovation in this sector.”

o In addition, on P16 the document refers to the positive references regarding demographic change
in the NPPF.



3. DCLG: Final National Planning Policy Framework, March 2012

o http://mww.communities.gov.uk/planningandbuilding/planningsystem/planningpolicy/planningpolicyf
ramework/ The National Planning Policy Framework is a key part of the Government’s reforms to
make the planning system less complex and more accessible, and to promote sustainable growth.

o The document contains many positive references to increasing housing delivery generally. It
reiterates the economic messages in the Government’s Plan for Growth, published with the Budget
in March 2011, including the need to free up planning to help drive the economy.

o Para 50 notes that local authorities should ptan for a mix of housing based on current and future
demographic and market trends and the needs of different groups in the community, such as older
people. Importantly, this section mentions the need to plan for all tenures and home ownership.

o Para 159 repeats these points, with older people mentioned twice in the final version, compared to
once before in the earlier draft. The glossary of the NPPF refers to older people as those over
retirement age ‘whose housing needs can encompass accessible, adaptable general needs
housing for those looking to downsize from family housing and the full range of retirement and
specialised housing for those with support or care needs'.

4. Social Care White Paper, July 2012

o http://www.dh.gov.uk/health/2012/07/careandsupportwhitepaper/ The Department of Health
published the ‘Caring for our future: reforming care and support’ White Paper, which sets out the
vision for a reformed care and support system.

o The White Paper includes a specific section on the role of housing (chapter 3). It notes that:

“We know that people’s housing plays a critical role in helping them to live as
independently as possible, and in helping carers to support others more effectively.
However, people told us during the Caring for our future engagement that there were not
enough specialised housing options for older and disabled people. To help stimulate the
development of more housing options, we will set up a new care and support housing fund,
which will provide £300 million of capital funding over five years from 2013/14 to encourage
providers to develop new accommodation options for older people and disabled adults.”

“Local authorities must plan for a range of accommodation to meet different people’s needs
and requirements. However, we believe that there is a particular need to develop a greater
supply of accommodation for the growing number of older people who are homeowners. We
will look at ways for our capital fund to encourage the development of specialised housing
for this group. Evidence from the Personal Social Services Research Unit has shown that
extra-care homes (one model of specialised housing) provide good outcomes for recently
retired people who have low-level care needs, as well as being cost effective alternative to
residential care.”

5. The Dilnot Commission. July 2011.

o www.dilnotcommission.dh.gov.uk/our-report/ The Commission was an independent body tasked by
Government with reviewing the funding system for care and support in England. It was chaired by
Andrew Dilnot.

o Importantly, the Commission made the link between better housing and reducing the impact on
adult social care budgets. P2 and P61 note:

“The Commission understands the critical role that housing provision plays in improving
well-being and delivering better outcomes for individuals. Being housed in suitable
accommodation can improve someone’s overall quality of life by offering greater security,
support and peace of mind. Specific support through aids, adaptations and home
modifications can help people remain at home and manage needs better.”



“We know people are very attached to their family home and our proposals should support
people in staying there for as long as they wish. However, sometimes more appropriate
housing could bring significant benefits — some may find that downsizing or moving to a
more suitable type of accommodation could improve their health and overall welfare. We
want people to start planning earlier because this will allow them to exercise far greater
control than if they wait until they develop a significant care and support need or face
distressing and critical circumstances. For example, the Commission hopes that more
people will be able to consider extra care housing in the future, if they are more aware of
this type of provision and can be more certain over their financial planning.”

6. House of Lords Select Committee of Demographic Change and Public Services: Ready for
Ageing? March 2013

o The introduction outlines that the UK population is ageing rapidly, though as a society we are under
prepared for this growth. Key projections include:

e 51% more people aged 65 and over on England in 2030 compared to 2010

e 101% more people aged 85 and over in England in 2030 compared to 2010

e Over 50% more people with three or more long term conditions in England by 2018
compared to 2008

o The report makes a number of conclusions and recommendations for housing and older people.
People with housing equity should be enabled to release it simply without excessive charges or
risk. The government should work with the financial services industry to ensure such mechanisms
are available and to improve confidence in them. Central and local government, housing
associations and house builders need urgently to plan how to ensure that the housing needs of the
older population are better addressed and to give as much priority to promoting an adequate
market and social housing for older people.

o Annex 16 focuses specifically on housing provision. It notes the 2006 Wanless Social Care
Review, which reported that 27% of older people would consider specialist housing if it were
available and in February 2012, a YouGov poll for Shelter concluded that 33% of people over 55
were interested in specialist housing, which equates to more than six million people. It adds that,
despite the growing demand for specialised accommodation, there are just 106,000 units for home
ownership and 400,000 units for rent in the UK as a whole. In addition, build rates are lower now
than in the 1980’s and in 2010, there were just 6,000 units for rent and 1,000 for ownership built,
compared to 17,500 for rent and 13,000 for ownership built in 1989. The UK lags behind other
countries in terms retirement home provision, particularly the United States and Australia.

o The report blames this lack of provision on the fact that public policy does not proactively
encourage innovation and increasing supply in this sector. Developers working in the market often
lose out to other businesses when applying for planning permission. The report suggests that local
government should signal their intention to ensure better housing provision for older people by
insisting that local planning agents both encourage the private market in housing provision for older
people, and by making specific mention of older people’s needs when drawing up their planning
strategies.

o Within Annex 16 (Housing Provision), it notes that the Community Infrastructure Levy (CIL) and
Code for Sustainable Homes have serious cost implications and that the same obligations do not
always apply for different home builders. It illustrates that housing developers are not operating on
a level playing field for land acquisition, despite the growing need to ensure specialist housing
supply. McCarthy & Stone is quoted in these sections.

o The report highlights that the National Planning Policy Framework (NPPF) signals that it is
important to consider future demographic change when making planning decisions. The NPPF
said that it is also crucial to “address the needs of people over retirement age, including the active,
newly retired through to very frail elderly, whose housing needs can encompass accessible,



adaptable general needs housing for those looking to downsize from family housing and the full
range of retirement and specialised housing for those with support or care needs.”

o The report highlights that Central and local government should jointly review how the National
Planning Policy Framework’s suggestions might be clarified and tightened to do more to ensure
sufficient housing provision for older people. The report suggests also that health and Wellbeing
Boards, on which local planners should be represented, should draw up plans for how communities
can prepare themselves for older populations and involve housing associations and private
developers to ensure that there is enough specialist housing, adequate transport and other easily
accessible facilities for older people.

7. Demos: Top of the Ladder, September 2013 — NEW

o http://www.demos.co.uk/projects/topoftheladder. The report notes that chronic undersupply of
appropriate housing for older people is the UK’s next housing crisis.

o While all eyes are on those struggling to get on the bottom of the property ladder, those at the top
are often trapped in homes that are too big and unmanageable. This is due to a lack of suitable
homes to downsize into and in turn has a negative effect not just on older people’s health and
wellbeing, but on the rest of the housing chain.

o The Top of the Ladder uses original quantitative research to investigate older people’s housing
preferences, and the likely impact of giving them greater choice. It estimates that if all those
interested in buying retirement property were able to do so, 3.5 million older people would be able
to move, freeing up 3.29 miltion properties. Apart from these gains, retirement housing has a very
beneficial effect on older people’s health, wellbeing and social networks, and could save health and
care services considerable resources.

o Those looking to downsize hold £400 billion of equity in their homes to be able to pay for their new
retirement property, if they were available.

o The report suggests that this would be a triple-win for government, improving older people’s lives
while stimulating the property and home-building market, at little cost to the public purse. It
recommends changes to the planning code to encourage the development of retirement housing,
while also providing practical help and giving financial incentives to encourage downsizing. It
concludes by arguing that the Government should adopt a ‘whole chain’ view of the housing
market, as helping those at the top of the ladder will unlock supply and benefit those on every other
step.

o The report found:

o One in four (25 per cent) over 60s would be interested in buying a retirement property —
equating to 3.5 million people nationally.

o More than half (568 per cent) of people over 60 were interested in moving.

o More than half (57 per cent) of those interested in moving wanted to downsize by at least
one bedroom, rising to 76 per cent among older people currently occupying three-, four-
and five-bedroom homes.

o These figures show that 33 per cent of over 60s want to downsize, which equates to 4.6
million over 60s nationally.

o More than four in five (83 per cent) of the over 60s living in England (so not Scotland,
Wales or Northern Ireland) own their own homes, and 64 per cent own their home without
a mortgage.

o This equates to £1.28 trillion in housing wealth, of which £1.23 trillion is unmortgaged. This
is far more than the amount of savings this group has (£769 billion).

o Therefore the over 60s interested in downsizing specifically are sitting on £400 billion of
housing wealth.

o If just half of the 58 per cent of over 60s interested in moving (downsizing and otherwise)
as reported in our survey were able to move, this would release around £356 billion worth

6



of (mainly family sized) property — with nearly half being three-bedroom and 20 per cent
being four-bedroom homes.

o If those wanting to buy a retirement property were able to do so, this would release £307
million worth of housing.

o Combining NewPolicy Institute (NPI) analysis of current market chain effects of older
people dying and moving each year with our own analysis of ELSA, we can estimate that if
all those interested in buying retirement property were able to do so, 3.5 million older
people would be able to move, freeing up 3.29 million properties, including nearly 2 million
three-bedroom homes.

o If just half of those interested in downsizing more generally were able to do so, 4 million
older people would be able to move, freeing up 3.5 million homes.

o Demos recommends three ways to help solve this crisis:

o Giving retirement housing special planning status akin to affordable housing, given its clear
and demonstrable social value

o Tackling $106 and Community Infrastructure Levy (CIL) planning charges, which make
many developments untenable and affect them disproportionately compared with general
needs housing developments

o Quotas and incentives for reserving land for retirement housing, and linking this to joint
strategic needs assessment and health and wellbeing strategies for local areas.

8. Institute of Public Care: Identifying the health gain from retirement housing, June 2012

o http:/fipc.brookes.ac.uk/publications/pdf/identifying the health gain from retirement housing.pdf
This report highlights that one of the best options to deal with the care crisis lies in a substantial
growth in the development of specialist housing suitable for older people. It calls on the
government to recognise this in the 2012 White Paper on adult social care.

o The paper highlights from a wide evidence base that increased companionship and security, better
access to care and support and warmer, more accessible accommodation through the
development of good quality retirement housing could reduce the need for health care expenditure.
It calls for the Government to stimulate a greater provision of retirement housing, particularly for
owner occupation where delivery rates have been low. Specific recommendations include:

o Encourage delivery through the planning process with incentives for local
authorities to release land for development of older people's housing schemes.

o A stamp duty holiday for older people moving into specialist housing and for those
buying their property.
o Reduction in council tax for older people in specialist housing.

o Financial support around pack and move schemes and also legal and conveyance
fees for older people moving into retirement housing.

o Alongitudinal study comparing health performance of different forms of retirement
housing

o A national kite mark for housing that identifies it as offering accessibility and the
capacity to have a range of health and care services available.

9. Scottish Government: Age, Home And Community: A Strategy For Housing For Scotland's
Older People: 2012 - 2021, December 2011

o http://www.scotland.gov.uk/Publications/2011/12/16091323/0. This strategy focuses on ways to
realise the aspiration of enabling older people to live independently at home, and shift the balance
away from residential care.

o Chapter 3 calls for better strategic leadership at a local authority level, stating that “It is important
that ... organisations work in partnership, strengthening the connections between housing, health




and social care. Other chapters focus on making better use of existing properties, providing better
information and improving preventative support services.

o Chapter 5 refers to existing models of housing. It notes on P47:

“Housing with care or support covers specialised forms of housing for older people,
including amenity housing, sheltered housing, very sheltered housing and extra care
housing. Around 6% of people aged 65 and over live in these types of housing. As people’s
needs increase, these more specialised forms of housing, which include varying levels of
additional support, can help them to remain in their own homes for longer. Housing with
care or support is popular with the great majority of current residents as a positive choice
of independence with support. Most of this housing is in the social rented sector, although
private retirement housing offering similar services, has increased in popularity in recent
years. One of the main benefits to residents of such housing is its impact in reducing
isolation and loneliness, through the opportunity to live in a ready-made community with
provision of social activities.”

o Specialist housing: The document notes on P6 that the Scottish Government is:

“keen to encourage the development of new models of housing that enable older people to
maintain their independence in the community.”

“Our vision is for a housing system by 2020 which provides an affordable home for all. To
achieve this, we will need a strong recovery in the construction sector and a substantial
increase in the number of homes of all types, including housing to meet the needs of older
people and disabled people.... The public purse is under huge financial strain, which is why
we need creative and innovative approaches to deliver maximum value.”

o Pages 70 to 72 refer to good housing designs for older people. It notes:

“A greater variety of new homes which are attractive to older people could be helpful in
supporting the housing market and in releasing larger family homes.”

“We are keen to encourage the development of new and innovative models of housing that
enable older people to maintain their independence in the community. As discussed in
Chapter 5, sheltered housing is changing. New build housing with care and support often
offers services to the wider community, expanding the provision of preventative support
and building social networks.... Retirement villages can also provide another option for
older people, who wish to live in a community setting with support and care available on
site.”

o P74 includes a case study of McCarthy & Stone’s Assisted Living schemes. With the strategy’s
commitment to introduce new models of accommaodation and care for older people in Scotland, this
can be taken as an endorsement of this model by the Scottish Government.

10. ADASS & Housing LIN: A resource pack for Strategic Housing for Older People, December
2011

o http://www.housinglin.org.uk/Topics/browse/HousingExtraCare/ExtraCareStrategy/SHOPv2/. To
coincide with the Government's Housing Strategy and the ‘New deal for older people's housing', the
Strategic Housing for Older People (SHOP) Resource Pack offers a sector-led approach to
meeting the housing demand and supply challenges for an increasingly ageing population. It has a
particular focus on private sector provision.

o The papers and accompanying tools help local authorities plan for specialist housing for older
people, predict demand and promote cross-tenure provision. It outlines the growing need for more
specialist housing. For instance, P7 notes:

“The challenge is considerable and immediate given the time it can take for new housing to
move from concept to completion. It is a challenge not just for public sector housing but
also for the private sector, given the high levels of home ownership amongst older people.
It is a challenge for planners and architects and also to those who fund housing
development, to recognise the substantial change that will need to take place in the way our
communities are designed over the coming years.”
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1.

HAPPI - Housing our ageing population, panel for innovation. 2009

)

http://www.homesandcommunities.co.uk/housing-ageing-population-panel-innovation This is one of
the leading reports on housing for older people. It notes the need to plan ahead positively, creating
demand for better choice through a greater range of housing opportunities. It focuses on ways to
improve the quality of life of our ageing population by influencing the availability and choice of high
quality, sustainable homes and neighbourhoods. P3 states that:

“Local Planning Authorities should play a key role to ensure delivery of desirable housing
in great places, tuned to local need and demand.”

Pages 11 to 20 highlight why meeting older people’s housing needs is a national priority. P11
notes:

“Without a vision of an alternative, more positive future, ‘selling up’ tends to be a last resort
- realising a valuable asset as well as losing a much-loved home. For some couples, where
one partner develops acute care needs, the choice is stark: to sell up and move to an
expensive care home or end their lives apart. Few people want either.”

Recommendations on P19 note that:

“The time has come for a new national effort to build the homes and create the
environments that will meet our needs as we all grow older.... We recommend that local
authorities play the strategic role in co-ordinating new efforts by housing providers, adult
care services, primary care and health trusts, private and third sector organisations to meet
the housing needs of older people across the country.”

Through a series of case studies, it illustrated how well-designed housing can facilitate social
interaction across generations, by providing shared communal spaces and cafés or leisure facilities
that are available to residents and the local community. P28 notes:

“On several study visits [we] heard from residents that they value being able to choose
when to be alone and when to be with others.... Throughout the HAPPI visits, the
importance of a sense of belonging to a neighbourhood was evident.... Remaining active in
the context of a community, in a neighbourhood we know, is crucial to our quality of life and
how we feel about the future.”

Pages 46 to 56 state how various bodies can help deliver this form of housing:

i. “In their strategic role, Local Authorities acquire a detailed understanding of the age
profile of those in their area.

ii. In their place-making role, local authorities take the lead in bringing together local
housing providers, PCTs, Adult Social Care Services and the voluntary sector to pursue
the policies which will ensure sufficient, well-designed homes, having regard to the
ethos of Lifetime Neighbourhoods.

iii. Planners recognise the special characteristics of housing for older people in Local
Development Frameworks covering both new developments and the regeneration of
existing neighbourhoods, and in any Supplementary Planning Documents covering
additional local requirements for specialist provision such as extra care, retirement
villages and continuing care retirement communities.

iv. In entering into Section 106 agreements (or equivalent measures) to secure planning
gain from private developers, Local Authorities balance the value of achieving a higher
level of affordable/social housing for younger households with the advantages of
securing housing for older people for those on a range of incomes.

v. In disposal of land in their ownership, consideration be given to the importance, for
economic and social sustainability, of development of housing for older people.

vi. All Local Strategic Partnerships be invited to establish a sub-group to consider older
people’s housing, health and care needs.”



12. University of Reading, Professor Michael Ball: Housing markets and independence in old age:

13.

expanding the opportunities, May 2011

o www.henley.reading.ac.uk/web/FILES/REP/HousingMarketsinOldAge.pdf Sponsored by McCarthy
& Stone. It highlights the benefits of specialised private retirement accommodation and
recommends policy changes to help increase its supply. Chapter 5 notes the benefits of OORH
{owner occupied retirement housing) to families, residents, and communities (including
downsizing). Chapter 6 notes the benefits of OORH to public services and the environment. P5
states:

“The report notes the substantial benefits of OORH for many older people. OORH dwellings
are around 10% cheaper than the median values of the previous homes sold, giving
significant average equity release, while maintaining continued housing equity. Over 40%
are able to withdraw £25,000. The report outlines the following benefits of OORH:

i. A higher quality of life for its residents.
ii. Improved health for residents and reduced impact on the NHS.
iii. OORH is good for the environment.
iv. OORH boosts local neighbourhoods.
v. OORH has a positive impact on local housing markets.”
o P16 notes:

“A central argument of this report is that OORH is significantly under-provided. Far greater
numbers of elderly people would benefit from living in this type of housing, if they were
given greater opportunity to do so and if there was a better understanding of this type of
housing provision both by potential users and policymakers. The strongest argument
[against] under-provision is the high level of satisfaction existing residents express, given
their current state of health and lifestyle. There are many other older people with similar
characteristics who would benefit from moving to such accommodation.... Even a moderate
increase in the utilisation of OORH from its current low level would provide considerable
benefits to key groups of older people and, in addition, would create substantial spin-off
benefits for communities and society as a whole.”

o P23 states:

o The private sector has not been able to expand the accommodation it offers to any great
extent. In fact, the amount built for sale in the past decade is far less than it was in the
1980s... This suggests that there are deep-seated supply side problems. Housing in general
faces these difficulties but they are exceptionally large with regard to OORH and the
problems unfortunately derive from restrictive and inappropriate public policy with respect
to housing supply and a failure to recognise the key role that policy towards the elderly can
play in making local housing markets work better.”

o Chapter 8 makes a number of recommendations, including:
i. Better national strategic guidance on housing for the elderly, particularly in the NPPF.
i. Better local strategic guidance on housing for the elderly.
iii. Treat OORH as a form of affordable housing.
iv. Rethinking building regulations.

Housing LIN et al: Housing in Later Life: Planning for an ageing population. A toolkit for local
authorities, December 2012

o hitp/iwww.housinglin.org.uk/Topics/browse/Design building/Planning/?&msg=0&parent=8582&chil
d=8654 This toolkit spells out the processes that could help the HAPPI objectives to be met, with
particular emphasis on the role of local planning authorities. Published jointly by the National
Housing Federation, Tetlow King Planning, McCarthy & Stone, Contact Consulting and the
Housing LIN, it has been designed for local planners and commissioners to use when planning for
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specialist housing for older people as part of an overall local strategy on older people's housing,
care and support.

o The toolkit encourages local authorities to join up planning, housing and social care policy, both in
the collection of evidence and the development of specialist housing for older people. It suggests a
number of tools to help officers plan for this form of housing in their local policies, strategies,
guidance and associated conditions as part of their local plans.

o Importantly, the toolkit outlines the many benefits of specialist housing for older people, including
its ability to free up under-occupied housing, improve the well-being of its residents and reduce
public health care budgets.

14. Shelter: A better fit? Creating housing choices for an ageing population, April 2012

o htip://lengland.shelter.org.uk/professional resources/policy and practice/policy library/policy librar
y folder/a better fit creating housing choices for an ageing population This report states that
the ageing society is one of the most well-documented and universally accepted facts of our time,
so it is surprising that the housing system — both public and private — has been so slow to adapt to
the changing needs of this important group. It demonstrates that there is both a need and a real
opportunity to improve the lives of millions in our society — old and young alike — by giving greater
focus and drive to our efforts to build quality new homes for our older people.

o It notes that there are very few specialist homes for older people available. There are
approximately 533,000 specialist homes in England, mainly in the social-rented sector with some
support facilities to give residents practical day-to-day help. There is very little specialist housing
available to buy or rent privately, and very little mid-range specialist housing for older people who
are not wealthy but do not rent socially. We need a much greater supply of specialist housing for
older people.

o The report notes that the evaluations of retirement housing schemes have largely shown positive
outcomes for older people. Residents’ health, safety and well-being tends to improve and there
are increased opportunities for social interaction. Moving to smaller, more energy efficient
accommodation can help older people to stay warm and save money on energy bills. Economic
benefits can include employment opportunities for the local community and cost savings to the
NHS through improved health and the reduced likelihood of accidents and falls.

o The report that when older people downsize to smaller accommodation, there is a market chain
effect and larger properties become available to other households. The report makes a number of
policy recommendations:

o We need a significant increase in the supply and range of suitable housing for older
people, including private-rented and owner-occupied specialist housing.

o Developers should build attractive and well-designed homes for older people and
specialist providers must be upfront about their services and charges.

o The planning system must support the development of housing for older people.
The introduction of the National Planning Policy Framework provides an opportunity
to give housing for older people a higher priority and to clarify the guidance on how
housing for older people should be classified.

o Older people need to be better informed about their housing options at an early
stage and to plan ahead accordingly. Many need practical help and support with
their housing and with planning their later life.

o Local government can do more to facilitate schemes that help older people move to
accommodation that’s more suited to their needs. Local planning authorities must
factor older people’s housing into local plans, strategies and housing market
assessments, while integrating these with health and social care strategies.

15. Centre for Social Justice: Age of opportunity: transforming the lives of older people in poverty,
July 2011
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hitp://mww.centreforsocialjustice.org.uk/client/downloads/20110629 AgeofOpportunity.pdf.
Provides a number of suggestions to reform policies affecting older people, supported by Age UK.
Its recommendations focus on improving existing housing stock in order to make homes suitable
for people to live in and on building new stock in order to tackle the chronic shortage. P99 notes:

“At present the housing market in the UK simply doesn’t reflect the types of choices older
people aspire to. As well as the huge number of problems with existing stock, there is a
serious shortage of new housing specially designed for older people, whether ‘specialist’ or
‘non-specialist’. Given the demographic projections, the glacial pace of new development
of housing particularly suited for older people suggests that, as a country, we are sleeping
walking into an ageing society.”

P101 refers to undersupply:

“Despite the considerable shortage of new housing for older people and its clear benefits
reported, throughout our evidence gathering we have heard that at a local level planning
authorities (essentially the ‘gate-keepers’ of development) often fail to recognise its value.
The CSJ has heard from both social landlords and commercial outfits of councils’ frequent
hostility towards them, and the cumbersome planning processes which paralyse market
activity.... Without any kind of overall strategy for older people’s housing, too many
planning authorities treat each application on an isolated, case-by-case basis, with no real
understanding of what provision is needed in their locality.”

P102 states the difficulties in getting planning consent:

“At present, providers of specialist housing report that it is far easier to obtain planning
permission for a particular site when the requisite council has developed local intelligence
on the needs of its area. Requiring local planning authorities to have an older person’s
strategy is one way of increasing this awareness, given that at present only an estimated
half of all planning authorities have specific strategies for older people.”

P103 refers to affordable housing:

“Having heard calls from developers to ease the Section 106 stipulation, we believe that
temporarily making retirement housing exempt from the presently required affordability
contributions (which essentially seek to secure money and/or a proportion of the
development for social use) could be needed in order to change the market in the short
term and offer choice. But this contested theory needs investigating for likely outcome and
impact. Therefore, as part of a package to offer more choice and affordability for older
people, we recommend: An independent impact assessment should be carried out for a
proposed pilot of a time-limited period to suspend Section 106 affordability contributions
required of retirement developments. This would assess two things: first, whether such a
suspension would encourage and deliver more developments and new builds as providers
claim; secondly, the projected take-up of older people in such circumstances.”

P103 refers to the benefits of Extra Care:

“Throughout our evidence gathering for this review, the CSJ has seen firsthand the promise
Extra Care housing holds for older people with care needs to maintain their independence
for as long as possible....Furthermore, again anecdotally, we also heard of the real
alternative Extra Care can be for those struggling to cope with the onset of care in general
needs housing. ...Despite the clear benefits of Extra Care housing and the distinct need it
caters for, its pace of development, as Richard Humpbhries, senior fellow of the King’s Fund,
told the CSJ, has been ‘glacial’. At 30,000 units, it constitutes a tiny percentage of the
specialist housing in this country. The CSJ believes that as a country we have not yet
delivered upon the promise of Extra Care. To make Extra Care a real choice for far more
people, we don’t just need a more efficient planning system. Our recommendation is that:
Councils need to take the initiative to bring on-line a greater supply of specialist housing
such as Extra Care. In an era of reduced capital expenditure by government, councils need
to consider other ways of developing specialist housing products such as offering land and
asset transfer arrangements.”
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16. International Longevity Centre: Establishing the extra in Extra Care, September 2011.

o http://iwww.ilcuk.org.uk/files/pdf pdf 193.pdf. This report looks at the positive benefits of extra care
housing and makes a number of policy recommendations. lIts findings were:

I. Extra care housing is a home for life.

ll. Extra care is a healthy home for life.
lll. Extra care housing is associated with a lower uptake of inpatient hospital beds.
IV. Extra care housing translates into fewer falls.

V. Extra care housing supports some of the oldest and frailest members of society.

VI. The benefits of residence in extra care housing could translate into substantial cost
savings, particularly in the long-term.

VIl. Expansion of the extra care housing sector, as part of the retirement housing sector more
generally.

o Thereport's key recommendations on P12 are:

e Policy-makers should recognise and encourage private sector development of extra
care housing.

e Policy-makers need a co-ordinated response to providing housing, health care and
social care for our ageing population.

¢ Policy-makers should make specific pledges to increase the level of provision of extra
care housing.

17. Joseph Rowntree Foundation: Older people's housing: choice, quality of life, and under-
occupation, May 2012

o http://www.jrf.org.uk/publications/older-peoples-housing-choice. The study looks at what an older
person thinks about moving, the choice available, the impact of housing on well-being and quality
of life, and under occupancy. Its key findings are:

o There are 7.3 million older households in England (containing no-one under 55) living in either
mainstream or specialist housing.

o The specialist housing currently on offer does not reflect the choices that most older people
make. There is limited choice for older people who want to move to both specialist and
alternative mainstream housing, in terms of tenure, location, size, affordability and type of care
or support.

o Three-quarters of all older households are owner-occupiers but only one quarter of specialist
housing is for purchase. Despite the majority of older people owning their homes outright, 77
per cent of specialist housing is for rent and only 23 per cent for sale.

o Death is more important than downsizing in 'releasing' larger homes: 85 per cent of homes with
three or more bedrooms are 'released’ by older people due to death rather than a move to a
smalier home.

o Importantly, the report looks at why there is a limited choice of housing for older people. It states
that the current climate is challenging and market conditions remain difficult for developers. It
noted planning as being a main issue. It adds that if the government believes that more older
people should move to smaller homes, it must make choice its watchword, finding ways to induce
providers to offer a range of attractive alternatives.

18. Joseph Rowntree Foundation: Market Assessment of Housing Options for Older People — a
report for Shelter and the Joseph Rowntree Foundation, April 2012

o  http://www.npi.org.uk/files/New%20Policy%20Institute/Market%20Assessment%200f%20Hous
ing%200ptions%20for%200Ider%20People.pdf This report looks at choice, availability and
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affordability of specialist housing, as well as its impact on quality of life and the market. The
report notes on P7 that:

“There is very limited choice for older person households moving home to
accommodate their support needs (in terms of tenure, location, size, affordability and
type of care/support). There is a limited range of models of specialist housing; most of
the focus has been on specialist provision, including an increase in retirement villages
and housing with care. Compared with older people’s existing housing tenure (around
70% owner-occupation), there is much less specialist housing available for purchase
(around 30%) than for social rent.” It adds that: “Moving to specialist retirement
housing can improve quality of life in terms of physical health and social well-being.”

It looks extensively at under-occupation and how this form of accommodation can free up
larger homes.

The report concludes by saying that much more of this type of housing is needed:

“Projecting how the demand for specialist housing will change with the growing
number of older person households is subject to great uncertainty. Many ‘known
unknowns’ enter including: how the length of stay in specialist housing will change;
how the health and housing needs of older people will change; and how these needs
could be met through alternatives to specialist housing such as assistive technology.
Nonetheless the number of older person households will increase and a proportion of
them will require specialist housing. The analysis suggests that the size of the
specialist housing stock will need to increase by anything between 35% and 70%.”

19. DEMOS: Coming of age, May 2011

e]

http://www.demos.co.uk/projects/comingofage Provides a range of policy suggestions to
improve the life of older people. Covers all policy areas from welfare to health and housing.
P19 notes the demographics:

“In 2008, 11.8 million people were aged above the state pension age, which for the first
time overtook the number of children aged 16 or under. By 2034, 23 per cent of the
population will be aged 65 or over, with only 8 per cent aged 16 or less. The ‘oldest old’
— those aged 85 and over — are the fastest growing age group in our society. In 1984
there were approximately 660,000 people in the UK in this age group, but by 2009 there
were 1.4 million. By 2034, this number is expected to have more than doubled again, to
3.5 million. It is also predicted that those aged 100 or more will increase sevenfold
between 2009 and 2034, to reach 87,900.”

P88 refers to downsizing and the other benefits of this form of housing:

“Increasing the stock of specialist housing for older people could also release more
large homes for families to occupy. Many older people continue to live in unnecessarily
large houses even though a smaller home could be more energy-efficient and
manageable; around 60 per cent of older householders have multiple bedrooms despite
having no dependent children and around 37 per cent of households in the UK are
under-occupied, half of these occupied by people aged 50-69. Specialist housing
could also help to meet older people’s social needs as they become less mobile. As
studies reviewed in chapter 1 demonstrated, increasing numbers of older people are
living alone, and those who live alone are more likely to feel lonely. There is also
evidence that those who are widowed are most likely to have depressive symptoms, but
that people who have supportive relationships before an experience of adversity (such
as being widowed) are more likely to respond resiliently. Good well-being is strongly
associated with the number of close relationships that people have, and also
associated with the frequency of contact with friends and family.

Page 89 refers to the benefits of Extra Care housing:

“Extra care housing can offer a more appealing alternative to the institutional ethos of
residential care for older people who wish to continue living independently but require
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help and support to do so.... Research by the JRF has shown that extra care housing
schemes can be successful in improving outcomes for older people such as good
health, independent living and participation within a community.

20. National Housing Federation: Breaking the mould: re-visioning older people’s housing,
February 2011.

o http://www.housing.org.uk/publications/find a publication/care and support/breaking the mould
re-vision.aspx The report sets out different ways of planning strategically for the needs of older
people. Pages 7 to 18 refer to demographics and what older people want from housing.

o P8 refers to demand: Some specialist homes are being developed for older people, but as demand
outstrips supply older people will find it increasingly difficult to secure a suitable property. Supply in
some areas is falling rather than rising, as traditional forms of sheltered housing are
decommissioned where they no longer meet current expectations.

o P8 refers to downsizing and suggests that while most people would prefer to continue living in their
existing home, the majority would be open to downsizing or moving into specialist retirement
housing if appealing options existed:

“Preventative, independent models of housing and support are widely favoured by older
people. A YouGov survey commissioned by the National Housing Federation in 2010 found
people aged between 60 and 65 dreaded ending up in a care home or imposing themselves
on relatives if they could no longer cope with living on their own. However, the poll also
asked people to rate different accommodation options if they could no longer live
independently in their own home. The results were:

o Just 18% had a positive view of living in a care home;
o Just 10% thought moving in with their family would be a good idea;
o 80% were positive about downsizing to a smaller, more manageable home;

o 65% liked the idea of living in a self-contained home with support or care available if
required.

“These figures suggest there is a sizeable group of affluent older people who want
preventative housing options to enable them to downsize and release equity to help pay for
care if required, without jeopardising their ability to enjoy retirement and continue to live
independently for longer.”

o P39 calls for more authorities to develop older people’s housing strategies. A survey of 153 local
authorities in October 2010 found that only 45 per cent of local authorities had a housing strategy
for older people. A further 23 per cent were in the process of developing a strategy, but 32 per cent
did not have a strategy or intend to develop one. Where there was a strategy in place, it often
considered meeting only one type of housing need, such as extra care housing, and did not give
thought to the need for support services, or of the particular issues faced by older people in private
housing. This is likely to lead to reactive and unplanned responses to problems when they arise,
which will not only threaten older people’s well-being but is also likely to lead to higher costs to
social services and the NHS in the longer term.

o P43 refers to undersupply:

“The gap between demand and supply for innovative solutions to older people’s needs is
getting wider. Older people, in common with other age groups, have a very wide range of
needs and aspirations, and supply has not kept pace. Often when an older person wants to
move, the options are limited and unattractive.”

o Page 43 refers to downsizing and improving choice:

“Older tenants who no longer need their family-sized house, or are finding it difficult to
manage, are often offered little choice if they want to move. Sometimes the only option is a
traditional sheltered housing scheme. By developing a range of high quality accessible
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housing for older people, either in separate schemes or within general housing
developments, it makes it much more likely that older tenants will want to move there.”

21. National Housing Federation: Providing an alternative pathway — the value of integrating
housing, care and support. January 2013

o http://www.housing.org.uk/publications/find a publication/care and support/care pathways.aspx
This report, aimed at local commissioners of health and social care, tells the real stories of five
people who receive integrated care, housing and support. Each service shows local authorities,
housing providers, GPs and acute trusts working together to provide an alternative care pathway
which reduces the demand an individual has for other services, as well as improving their quality of
life.

o It notes that housing is an integral part of the care system and adds that specialist housing and
housing-related support services help people to live independently in the community, reducing the
need for care and preventing poor health. It adds that this form of housing can:

o Avoid or delay a move to residential care.

o Reduce admittance to hospital and avoid readmission.

o Reduce the demand for assessment and treatment centres.
o Prevent the need for domicillary care.

o Prevent health emergencies and reduce demands on A&E.

o Prevent mental health deterioration and overall deterioration in health and wellbeing.

22. Age UK: Agenda for Later Life 2012 — Policy priorities for active ageing. February 2012

o http://www.ageuk.org.uk/professional-resources-home/conferences/agenda-for-later-life/ The
report notes the Government’s 2011 Housing Strategy, which recognises the importance of
extending the housing and care choices available to older people, and says that this is extremely
welcome. It states that:

“While the majority of older people (90 per cent) live in ordinary general needs housing and
70 per cent own their own homes, retirement housing caters for around 5 per cent of the
older population and plays a significant role that could be expanded. The increasing
number of households headed by someone aged 65 or over makes the housing needs of
future generations more significant than ever. The growth in single-person households (18
per cent by 2031), and the increased likelihood of loneliness and isolation, should also be
an important factor in how we think about older people’s housing in the future.”

“All of these factors need a considered response from government and local authorities in
planning housing and housing services for the future. The Government’s localism agenda
(see page 124) could give older people more influence over the development of new forms
of housing (such as co-housing), in which they have more control; but if not carefully
implemented, it could lead to greater disparity in housing provision for older people and a
lack of consistency around basic support services.”

23. Intergenerational Foundation: Hoarding of housing: The intergenerational crisis in the housing
market, October 2011.

o http://www.if.org.uk/wp-content/uploads/2011/10/IF _Housing Defin Report 19oct.pdf The report
notes that the current housing crisis is not principally about Britain having enough housing but
about the way it is shared between older and younger generations. Under-occupation of houses is
encouraged by the tax system and there are now 25 million surplus bedrooms in under-occupied
houses in England. ‘Hoarding of living space’ (under-occupation) is increasing very rapidly.
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o Under-occupied housing has increased from 20% of all households to about 33%, according to the

English Housing Survey. Importantly, the divide between housing-haves and housing-have-nots
has moved from being one dominated by class to one dominated by age. House ownership is
virtually unaffordable for younger people in the parts of Britain where there is work.

16 million people now live in under-occupied properties in England. This is equivalent to 37% of the
total English housing stock. Downsizing amongst the over 65s in the UK has stagnated, unlike the
US. The crisis in British housing has become politically destabilising as younger people
increasingly consider that unfairness in this area is breaking the intergenerational pact.

It calls for the Government to address this through changes to planning rules to increase the supply
of suitable housing for people downsizing.

24. Building and Social Housing Foundation: More homes and better places: solutions to address
the scale of housing need. September 2011.

o http://www.bshf.org/published-information/publication.cfm?lang=00&thePublD=25E04994-15C5-

F4C0-99170AE24B5B0A84 The report looks at the overall structural problems in the housing
industry. P9 states:

“The response of housing to an ageing population will be vital for ensuring older people can live in
dignity and enjoy a decent quality of life. The housing stock will need to meet changing needs,
which will require attention to physical differences, but also, for example, to social aspects such as
ensuring that high quality accommodation is available in the places that older people want to live.
At a societal level, the structure of our housing system interacts significantly with the pension
system, as those reaching retirement without substantial housing assets will ultimately need a
source of revenue to cover their housing costs for the rest of their lives.”

P14 refers to increasing demand for housing:

“Between 2001 and 2008 an average of 218,000 households were formed each year in the
UK. This growth in households is expected to increase with an additional 272,000 new
households in the UK each year until 2033 due to an ageing population, increasing numbers
of single person households and migration.”

P25 notes the impact on older people:

“Undersupply may also be constraining choice for older households. Households that are
headed by a person over 65 years old are expected to account for more than half of
household growth in the next 15 years.”

“Staying put becomes the only option because there are no attractive alternatives available
within their community. These older people face a difficult choice between staying in
housing that is increasingly inappropriate, but in familiar surroundings, and moving away
from important social networks.” (quoted from Lifetime Homes, Lifetime Neighbourhoods).
A panel of experts (HAPPI) who analysed housing for older people concluded that this
group has diverse needs but are particularly interested choice, control and reassurance. Its
members are looking to balance the ability to make personalised decisions about their lives
with the need to ensure that support is available if and when it is required.”

25. All Party Parliamentary Group on Housing and Care for Older People, July 2011.

(@]

http://www.counselandcare.org.uk/pdf/living-well-at-home. On P3 Lord Best is quoted:

“Unsuitable housing is often the reason why an older person must go into expensive
residential care or must stay in hospital; suitable housing means independence for longer
and a good quality of life in older age.”

P7 looks at the demographics:
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“Over the next 20 years all industrialised and developing countries will experience a
demographic shift with longer lives and fewer babies and therefore from predominantly
younger populations to older ones. As a result, current care models are unsustainable and
inadequate in terms of efficiency and effectiveness. Change is a necessity and innovative
approaches will be needed to improve quality of life and provide better housing, health and
social care for people as they age. In the UK, the number of people aged over 65 is
projected to rise from 10.1million to 16.7million over the next 25 years. In 2008, there were
1.3 million people in the UK aged 85 and over. This number is projected to more than double
to 3.3 million by 2033. Between 2008 and 2033, the number of people aged 90 and above is
projected to more than triple by 2033, whilst the number of people aged 95 and over is
projected to more than quadruple.”

o Page 8 notes the need for more market accommodation:

“We observed that new build Extra Care Housing and some remodelled sheltered housing,
largely provides independent living for older people in social rented accommodation with
additional personal care and/or support requirements commissioned separately by the local
authority or self-funded. However, as is outlined in the HAPPI report, such accommodation
is still relatively scarce, amounting to only 1% of housing occupied by older people. The
overwhelming majority of older people are homeowners. HAPPI pointed out that the
scarcity of supply of desirable ‘care ready’ properties in later life can contribute to older
people moving to residential care in the absence of any other form of accommodation that
meets their low level care and support needs. Indeed, we noted that, in one evaluation of
triggers for a move to residential care, as many as 31% of placements could have been
avoided if alternative housing choices had been available locally.”

“Local authorities should also be encouraged to develop their housing and care plans
against a growing diversity of consumer choices and they should help facilitate the
development of a wider range of attractive housing alternatives locally that reflects
residents’ needs and preferences at different stages of their later life. ADASS reported that
some authorities, such as Staffordshire County Council, had already taken up the challenge
and were now investing strategically in market facing housing and care solutions that
engaged social housing and private sector providers and involved older people; they were
modelling supply and demand, and commissioning flexible housing with care over the next
20 years in a planned way.”

26. PSSRU / Housing LIN: Improving housing with care choices for older people: an evaluation of
extra care. December 2011

o http://www.pssru.ac.uk/projects/echi.htm. This report evaluates new build schemes for older people
that received capital funding from the Department for Health’s Extra Care Housing Fund between
2004-2006. The report found that (taken from P3):

e Outcomes were generally very positive, with most people reporting good quality of
life.

e A year after moving in most residents enjoyed a good social life, valued the social
activities and events on offer, and had made new friends.

¢ People had a range of functional abilities on moving in and were generally less
dependent than people moving into residential care, particularly with respect to
cognitive impairment.

¢ For most of those followed-up, physical functional ability appeared to improve or
remain stable over the first 18 months compared with when they moved in. Although
more residents had a lower level of functioning at 30 months, more than a half had
still either improved or remained stable by 30 months.

e Cognitive functioning remained stable for the majority of those followed-up, but at
30 months a larger proportion had improved than had deteriorated.

e Combined care and housing management arrangements were associated with lower
costs.

¢ When matched with a group of equivalent people moving into residential care, costs

were the same or lower in extra care housing.
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e Better outcomes and similar or lower costs indicate that extra care housing appears
to be a cost-effective alternative for people with the same characteristics who
currently move into residential care.

e People had generally made a positive choice to move into extra care housing, with
high expectations focused on improved social life, in particular.

The report notes that costs of extra care housing result in less expenditure and better health. it also
notes that more must be done to increase supply:

“A major barrier to a shift towards extra care housing is the relatively low level of current
provision. Using a broad definition, there were about 43,300 extra care housing units of
accommodation and nearly 480,000 units of ordinary sheltered housing in England in 2009
(Elderly Accommodation Counsel, 2009), compared with about 276,000 personal care
(formerly residential care) places and about 179,000 nursing care places in care homes in
the United Kingdom (Laing and Buisson, 2009). In a climate of financial austerity,
investment in such provision seems unlikely if decision makers are focused on immediate
rather than longer-term cost savings. Even within the course of the study, the downturn in
the property market suggested that private investment and a willingness of individuals to
purchase extra care housing property was not looking promising... Increasing provision for
such individuals, therefore, requires improved strategic planning by social services
departments and their planning, health and housing partners to facilitate the market
development of a range of housing with care solutions locally, with extra care housing
forming part of a spectrum of improved housing with care choices for older people,
including private sector developments.”

27. DCLG: Lifetime Neighbourhoods, December 2011.

o http://www.communities.gov.uk/publications/housing/lifetimeneighbourhoods. P12 notes:

“Wherever we live as we grow older — whether in ordinary housing or specialist housing -
our homes have a powerful influence on our capacity to remain independent, socially
involved and enjoy a good quality of life. As noted elsewhere, the housing needs and
aspirations of older people have been the focus of much research and investigation. A
number of consistent messages have emerged. The majority of people would prefer to
remain in their own homes as they grow older, and where possible make changes and
adaptations to their properties should their needs change. Research has also shown that
those people who chose to move to housing schemes especially for older people that offer
care and support in their own homes express high levels of satisfaction with their homes.
Key to these expressions of satisfaction is the combination of independence and security —
the knowledge that help is at hand if and when people’s circumstances change.”

P82 in a specific section on housing adds:

“A range of choices — from standard housing through to sheltered or extra care housing
would help to maximise the value of neighbourhoods, and the range of choices available to
older people. There are a number of key statistics that set the context for how housing and
housing related support services can help to deliver lifetime neighbourhoods:

o Thirty per cent of all households are already headed by someone over
retirement age.

o Older households make up 48 per cent of projected growth in households by
2026, with this figure reaching as high as 90 per cent in some areas.

o Seventy-seven per cent of households headed by 65-74 year olds are owner-
occupiers.

o The overwhelming proportion of older people living in general needs housing
shows that the emphasis of the lifetime neighbourhoods agenda needs to be on
retrofitting accommodation, and in delivering housing related support services
across existing neighbourhoods, as well as promoting a greater choice of
housing options through new build.”
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28. DCLG: Lifetime Homes, Lifetime Neighbourhoods: A National Strategy for Housing in an
Ageing Society, February 2008.

document sets out the previous Labour Government’s response to the challenge of ageing and
housing. P11 notes the challenge:

o hitp://lwww.communities.gov.uk/publications/housing/lifetimehomesneighbourhoods. The

“The ageing society poses one of our greatest housing challenges. By 2026 older people
will account for almost half (48 per cent) of the increase in the total number of households,
resulting in 2.4 million more older households than there are today. By 2041 the
composition of the older age group will have changed dramatically. There will be a higher
proportion of the older age groups, including the over 85s, a greater number of older people
from black and minority ethnic groups, and double the number of older disabled people.
One in five children born today can expect to live to 100 years old.... Put simply, we need
more and better homes for older people now.

o P112 to 135 note the role of planning:

“It is clear, not least from our consultation on this strategy, that planning can be the most
powerful tool in improving housing and communities for older people. While many
authorities see housing for an older population as a mainstream issue; we also heard that
many local authorities see older peoples housing as a marginal issue, with plans focusing
solely upon social-sector specialised housing.”

“Good planning is a positive, proactive process which responds to economic,
environmental and social change like an ageing population. National, regional and local
government are now working to a plan-led system which ensures we will get the right
development at the right time, and in the right place.... We have given regions and local
authorities a clear basis on which to plan better in this area, founded on the need for good
evidence about the housing needs and demands of older people. Providing housing options
that are attractive to and suitable for older people, particularly those wanting to downsize,
will bring benefits to the wider community by increasing the supply of larger housing to
meet the needs of new younger families.”

“More specialised housing of a range of types will be needed. The evidence, as outlined in
Chapter 2, in fact shows a projected sharp growth in demand for housing with care services
such as care homes and extra care housing....Many older people would like a wider choice
of tenure options in specialised housing. There has been a revolution in home ownership,
but specialised housing is largely rental stock. Local authority older people’s housing
strategies typically focus on social rented specialised housing, missing out opportunities
for private sector delivery and new tenure options such as shared equity. Support for
private sector developers and providing wider tenure options is an important part of
improving choice for older people.”

29. DCLG: More Choice, Greater Voice. A toolkit for producing a strategy for accommodation with
care for older people. February 2008.

o http://www.housinglin.org.uk/Topics/type/resource/?cid=2545 P43 states:

“It is unlikely that the current pattern of provision will have developed in response to
assessed need but rather in response to short-term demand and provider perceptions of
what will be popular and fundable. Moving to a pattern with a more rational base that seeks
to place individual elements of provision within a wider context inevitably appears
threatening to some. In seeking to look forward and to encourage a shift from the current
pattern to one which offers a range of options to older people and is reflective of key
characteristics of the older population it will be important to take into account a number of
factors:

I.  The demand for rented conventional sheltered housing is likely to decline.
ll.  The suitability of the older stock for letting will become increasingly problematic.

lll.  The potential for leasehold retirement housing will continue to grow.
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Some existing schemes will lend themselves to refurbishment and remodelling to
provide enhanced sheltered housing to support rising levels of frailty.

Some of this enhanced sheltered housing should be offered for sale alongside that for
rent.

There is a need for an increasing proportion of extra care housing but its viability
depends on a stronger strategic relationship between health, housing and social care
agencies.

Extra care housing should be provided for sale and rent.

There is a need for housing-based models of accommodation and care for people with
dementia.”

30. HCA/ Frontier Economics: Financial Benefits of Investment in Specialist Housing for
Vulnerable and Older People. 2010

o http://www.frontier-economics.com/ _library/pdfs/frontier%20report%20-
%20financial%20benefits % 200f%20investment.pdf The Homes & Communities Agency (HCA)
appointed Frontier Economics to investigate the financial benefits of capital investment in specialist
housing for vulnerable and older people in England, including for older people. The report found
that investment in specialist housing results in a net benefit for all client groups except those
groups relating to young people. Of all the specialist groups, the largest single benefit is estimated
for the older people client group.

31. Housing LIN / Ridgeway Associates: The Future Direction of Extra Care Provision in the South
East Region: a review and report on extra care housing in the region. 2011

O

http://www.housinglin.org.uk/_library/Resources/Housing/Support materials/Reports/SE
Housing LIN ECH Review.pdf This research was commissioned jointly by the Housing
Learning and Improvement Network and the South East Joint Improvement Partnership to
undertake a review of Extra Care Housing (ECH) in the South East of England and consider how
the next phases of development are likely to be achieved. It notes the positive impact in diverting
funding from residential care and maintaining people in their homes for longer.

Page 23 notes that some 81% of older people in the South East of England own their own home
indicating that there could be a significant marketplace for ECH for outright sale/ shared
ownership. The report argues that ECH has a positive effect on many strands of service
provision for older and vulnerable people and will contribute to authorities’ requirement to achieve
savings through diverting spending on residential care and promoting the preventative agenda.

A report of relevance here is the result within a September 2010 report by Frontier Economics for
the HCA that identified:

“The net benefit of HCA investment in specialist housing for older people as being £444
per person per year which equates to a total net benefit for older people of £219m.”

32. Housing LIN: Pretty Vacant: Vacancy chains and Extra Care Housing. Stimulating local housing
markets. June 2011

@]

3 Vacancy Chains.pdf This factsheet considers how the development of extra care housing can

have a strategic impact on the better functioning of local housing markets by creating additional
mobility within the market.

The opportunities to free up other housing are not always identified as an important element of

extra care developments. Where the approach has been used it has mainly focused on the direct
release of properties and not further along the chain. As a consequence, there is good information
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on the impact of the initial let on the housing market but not on the subsequent lettings further
down the chain. There seems to be a range of reasons for this but a key element revolves around
being able to link the properties made available at the first stage in the chain with those made
available at the second stage and so on. Often the chain can be very long particularly where flats
or bungalows are released and in filling those vacancies, family houses are released. Gathering
information on letting along the chain seems to pose some difficulties unless this form of monitoring
is pre-planned as part of the strategy for the development.

33. Housing LIN: Downsizing for older people into Specialist Accommodation. February 2011.

0]

http://www.housinglin.org.uk/ library/Resources/Housing/Support materials/Viewpoints/Viewpoint1
9 Downsizing Il.pdf This Housing LIN Viewpoint (no 19) makes the case for encouraging more
providers to create attractive specialist schemes, and for encouraging more people to move into
them, to "stay younger longer". It considers the considerable challenges and the opportunities we
face currently in delivering a programme of specialist accommodation, of funding improvements to
existing schemes and providing a wider range of new schemes to meet current and future needs.

The shortage of suitable options for specialist housing can lead to people having to move
unnecessarily to residential care. Back in 2005, Age Concern Research Services asked people
over 50 who planned to move in the future, and found that of owner occupiers, 25% did plan to
move and 20% didn’t know, whilst 55% had no plans to move. Similarly, a survey by MORI 6 found
that 30% of over 65’s would choose to move to different accommodation, of whom 12% would seek
accommodation with care. At present, 1% of the UK's population of over 60 year olds live in
dedicated retirement communities, in comparison to 17% in the USA and 13% in Australia and
New Zealand — there is clearly scope to increase the number here with appropriate schemes and
very effective communications strategies and marketing. The report covers many of the obstacles
in the planning system and elsewhere, that limit the delivery of specialist housing.
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