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EXECUTIVE SUMMARY  

Proposal  

• The application proposes 37 Retirement Living apartments for older persons, with associated 
communal facilities, parking and landscaping.  

• In accordance with the National Planning Policy Framework (NPPF) (Paras 39-42) the 
applicant has actively sought to engage in pre-application discussions with the local planning 
authority, local community and, where relevant, statutory consultees (please see Statement 
of Community Involvement). 

Need for Older Persons Accommodation  

• National Planning Practice Guidance has identified that the need to provide housing for 
older people is ‘critical’ given the projected increase in the number of households age 65 
and over accounts for over half of all new households.  

• Paragraph 62 of the NPPF advises that local planning authorities should plan for a mix of 
housing based on current and future demographic trends and the needs of different groups 
in the community, including older people.  

• There is an increasing older population in Sevenoaks with the 65-74 age group increasing by 
29.1% by 2031, the 75-84 population increasing by 46.6% and the 85+ population increasing 
by 131.6% over the same time.  This results in a need for 1,319 specialist units for older people 
to 2033. 
 

Planning Policy  

The proposed development complies with national planning policy and policies of the local 
development plan in the following way:  
 

• The proposed scheme delivers on all three dimensions of sustainable development 
(economic, social and environmental) as set out by Para 8 of the NPPF.  

• The site is positioned in a sustainable location within an existing settlement and is in line 
with the policies of the Core Strategy and Local Plan.  

• The proposal for a total of 37 units of specialised accommodation will count towards the 
Council’s overall housing supply, where they are currently unable to demonstrate a 5 year 
housing land supply.   

• The proposal is a high-quality scheme drawing upon the vernacular character of the area and 
wider area of Dunton Green, and as such complies with the aims and objectives of the NPPF 
and local planning policy to produce high quality design. 
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Material Planning Benefits 

• Older Persons housing has significant economic benefits as residents rely on local shops and 
services for their everyday needs.  

• Older Persons housing has significant social benefits for residents in terms health and well-
being which reduces pressures on local health care facilities, and for many can provide 
companionship in later life.  This brings very significant savings to the NHS and other care 
agencies.   

• Specialised forms of residential accommodation for older persons also has the benefit of 
freeing up under occupied family housing in the local area by providing housing choice for 
the entire community.  
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1 Proposed 
Development 

1.1 This application seeks the redevelopment of the Site to form a part 3 storey / part 3.5 storey 
building comprising of 37 Retirement Living units following the demolition of the existing 
buildings on the site.  Full details of the application are contained within the Design and Access 
Statement, which accompanies this application.  

Site Description 

1.2 The application site is located on the corner of Mill Road and London Road at Dunton Green, 
north of Sevenoaks. The site is currently occupied by buildings of the former Robins & Days 
Vauxhall Garage. It is approximately 0.77 acre in area.  The single storey main building of the 
former Vauxhall Garage occupies the majority of the central part of the site, with the addition 
of a smaller building on the north west corner and areas of hard standing surrounding it. The 
proposals include the removal of all of these built features.  The site is accessed from Mill Road 
to the north and is connected with a good network of roads, footpaths and public transport 
routes to the nearby town centre and surrounding towns and villages. The aerial image below 
shows the Site’s location. 

 

1.3 The site lies in a highly sustainable location, with good pedestrian and public transport links to 
the amenities and services within Dunton Green, as well as local leisure and community 
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facilities.  The site offers an opportunity to redevelop the land with sensitively designed 
retirement accommodation.  This is discussed further in the Transport Statement and shown 
in the amenities plan below.  

 

1.4      In selecting sites for elderly persons’ accommodation, full account of the location   
 criteria recommended in the joint Advisory Note of the National House Builders’    
 Federation and the National Housing and Town Planning  Council entitled "Sheltered   
 Housing for Sale" (2nd Edition - 1988) is considered.   

 
1.5   The five location criteria identified are:- 
 (i) Topography 
 (ii) Environment (including safety and security) 
 (iii) Mobility 

(iv) Services 
(v) Community Facilities 

 
  
1.6   The NHBF/NHTPC Advisory Note acknowledges that the ideal site for retirement  

housing is difficult to find. However, the site that is the subject of this application is eminently 
suited to an older persons housing use and is well situated to serve the needs of the local 
elderly person who will occupy such a development.    
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2 Nature and Concept 
of Retirement Living 
Housing  

2.1 Later Living retirement housing is a proven option for older people who wish to move into 
accommodation that provides 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 
whilst enjoying peace of mind and receiving the care and support that they need.  

2.2 Later Living developments, as proposed here, are designed for the more independent older 
person with development of one and two bedroom apartments around a central core of 
communal facilities. The communal facilities typically include residents lounge landscape 
gardens, refuse room, mobility scooter store and house managers office. All apartments have 
level access and careline facilities, whilst all floors are accessed by lift. The developments are 
supervised by a house manager and occupation of the apartments is controlled through the 
lease. 
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2.3 Since 2010 McCarthy and Stone now manage their own developments and a House Manager is 
based on-site, supported by the company’s management services team. This allows for the 
maintenance and management of the development and its grounds in line with best practice 
and all legal lease management requirements that apply.  

2.4 While anyone may purchase an apartment, the apartments are sold on the basis of a 999 year 
lease requiring the accommodation, with the exception of the house manager’s office 
accommodation, to be occupied by persons over 60 years. In the case of a couple, that part of 
the lease shall be satisfied where one of the occupants is over the age of 60 years and the other 
is over the age of 55 years.  

2.5 This is a reasonable and caring approach to the limitation on the occupancy of retirement living 
housing in that it recognises and allows for those exceptional cases where a spouse, who is in 
need of special accommodation, may have a younger partner. This can be controlled via 
planning conditions should the Local Planning Authority consider that there is a need for it to 
be controlled further. 

2.6 Such occurrences are, in any event, found to be extremely rare as between 70-80% of occupants 
are aged 78 years or over with about 30% aged 80 years or over. The vast majority of McCarthy 
& Stone residents (some 85-90%) are widowed or single, with 75% of apartments comprising 
single, female households.  
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3 Need for Specialist 
Accommodation of 
Older People 

3.1 The proposed redevelopment of the site for housing for older people is a significant opportunity 
to contribute towards meeting the current and projected need for special needs housing for the 
older people within Dunton Green, Sevenoaks, Kent and in the UK generally.  

 National Need 

3.2 A House of Lords select committee considered the implications of demographic reform. The 
Committee’s considerations included the following projections: 

• There would be 51% more people aged 65 and over in England in 2030 than there were in 
2010. 

• There would be 101% more people aged 85 and over in England in 2030 than there were 
in 2010. 

• The 85 and over cohort are increasing in number more rapidly than other segments of the 
population. 69% of over 85s currently have a long-term illness or disability compared with 
34% of 65 to 74s. The ageing of the population will need housing provision that meets their 
needs and may well include care and support services. 

3.3 In May 2011, Professor Michael Ball of Reading University produced his report entitled ‘Housing 
Markets and Independence in Old Age: Expanding the Opportunities’.  The report provides an 
analysis of why in this country we face a shortfall in housing for older people and what we can 
do about providing more private sector housing for older people.  The Executive Summary of 
his report is attached in Appendix A. 

3.4 In summary, the report identifies that there are only 105,000 private sector (owner occupied) 
units of retirement housing in the UK, which is about 2% of the total number of homes for those 
aged 65 and over.  The report identifies that this form of housing has benefits for residents, 
their families, local communities, the public sector and society in general, but the provision of 
this accommodation is being constrained by restrictive planning and housing policies.   

3.5 The report statistically identifies that the need for this form of accommodation is set to increase 
with the changing demographics of the UK.  By 2033, there is expected to be an additional 3.5 
million older households in England alone, which is a 60% increase on today’s levels.  In respect 
to supply, the report states: 

“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 over 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 in 2007.” 
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3.6 In September 2013, Demos published its report “The Top of the Ladder” which looked at what 
it described as the ‘next housing crisis’ - the chronic undersupply of appropriate housing for 
older people. The report identifies that those at the top of the housing ladder are often trapped 
in homes that are too big and unmanageable, pointing to a lack of housing choice of suitable 
homes for older persons to downsize into is having not only a negative effect on older people’s 
health and wellbeing but also on the rest of the housing chain. The report identified the housing 
and socio-economic benefits of specialist retirement accommodation which had been identified 
by a number of reports, such as ‘Lifetime Homes, Lifetime Neighbourhoods’, and also the lack 
of progress in implementing the proposals of such reports. The report suggests that if just half 
of those interested in downsizing were able to do so, 4 million older people would be able to 
move feeing up 3.5 million homes. A copy of the executive summary has been appended to this 
report at Appendix B.  

3.7 Almost simultaneously to the publication of the Demos Report the DCLG published revised 
national planning guidance online, in which it states;  

“Housing for older people 

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 e.g. sheltered, enhanced sheltered, extra 
care and registered care can be obtained from a number of online tool kits provided by the 
sector”  [emphasis added]. 

3.8 It is clear from the terminology used that the issue of housing for older persons is recognised 
by the Government as of an importance where its delivery is ‘critical’ and that local planning 
authorities should be actively looking to plan to ensure the delivery of both public and private 
sector forms of older persons accommodation. Accordingly, the delivery of such housing can be 
considered a material planning benefit and the use of the word ‘critical’ in the planning 
guidance, I would suggest, allows significant weight to be attached to the proposed scheme, 
especially as no other housing type has its delivery described in such urgent terms.   

3.9 A further report was published by the DCLG committee entitled ‘Housing for Older People’ on 
the 5th February 2018. It highlighted the lack of suitable housing for the older generation and 
called on Government to come together and improve policies affecting this area, making the 
following recommendations:  

• More specialist retirement housing should be built to address a shortfall of supply, 
estimated to be around 15,000 to 25,000 units each year.  

• Recognition that retirement housing promotes the health and wellbeing of older 
people, leading to savings in spending on health and social care, and for this to be 
addressed in the forthcoming social care green paper.  

• The National Planning Policy Framework should be amended to emphasise the 
key importance of the provision of housing for older people and the new standard 
approach to assessing need should explicitly address the housing needs of older 
people.  

• To facilitate the delivery of new homes, specialist housing should be designated 
as a sub-category of the C2 planning classification or be assigned a new use class.  
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• Councils should publish a strategy explaining how they intend to meet the housing 
needs of older people in their area and, in their Local Plans, identify a target 
proportion of new housing to be developed for older people along with suitable, 
well-connected sites for it.  

3.10 The summary to the report concluded;  

“National and local planning policy should give greater encouragement to the development of 
housing for older people.  Older people who wish to move should be able to choose from a wide 
range of housing to accommodate their needs and preferences. However, the evidence we heard 
suggested there was shortage of desirable mainstream, accessible and specialist housing and 
bungalows in both the private and social sectors.” 

3.11 A recent report from WPI Strategy and Homes for Later living, which was released in September 
2019 includes new analysis, conducted by a former Treasury economist, that finds:  

• People living in homes for later living typically experience reduced health risks, 
contributing to fiscal savings to the NHS and social care services of c. £3,500 per person 
per year;  

• Building 30,000 more retirement dwellings every year for the next 10 years could 
generate fiscal savings across the NHS and social services worth £2.1bn per year;  

• Using established national well-being criteria for happiness and life satisfaction, an 
average person aged 80 feels as good as someone aged 10 years younger after moving 
from mainstream housing to housing specially designed for later living.  

3.12 A copy of this report is appended to this report as appendix G.  

3.13 In addition, we consider the following reports to be of particular relevance and an executive 
summary for each is appended to this document:  

• ‘Creating Housing Choices for an Ageing Populations’; By Shelter (Appendix C) 

• ‘A Better Life: Private Sheltered Housing and Independent Living for Older People’ by 
The Opinion Research Business’ (ORB) (Appendix D); and 

• ‘Identifying the Health Gain from Retirement Housing’ by the Institute of Public Care 
(Appendix E) 

3.14 These reports detail that retirement housing provides a valuable form of specialised 
accommodation meeting a specific housing need.  In doing so, it gives rise to significant planning 
and social benefits that realise other planning objectives given national and regional priority.  
The following table highlights some of the benefits of retirement housing:   
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3.15 Summary: 

• Government recognises dramatic increase in the older population in the next 20 years. 

• National Planning Policy Guidance identifies the need to provide housing for older 
people as ‘critical’. 

• National Planning Policy Framework requires Local Planning Authorities to plan their 
housing supply based on current and future trends including meeting the needs of 
different groups in the community such as older people. 

• Current levels of private sector older persons housing only makes up 2% of the total 
number of homes for those aged 65 and over. 

• Specialist older persons’ accommodation assists in recycling the local housing market by 
releasing family homes back on to the market. 

• Specialist older persons’ accommodation has economic benefits to the local economy 
with residents utilising local shops for their everyday needs. 

• Specialist older persons’ accommodation has social benefits in respect to allowing older 
people to continue to live within their own community, and health and welfare benefits 
of living in accommodation designed for their needs thus reducing risk of injury or 
mobility issues. 

• Specialist older persons’ accommodation has environmental benefits in respect to 
energy bills and reduced transport costs. 

Local Need  

3.16 The following is an assessment of need for older persons housing as set out in the Council 
documents which have been produced for policy making and review purposes.   

3.17 The Sevenoaks & Tunbridge Wells Strategic Housing Market Assessment 2015, published in 
September 2015 shows that the 65+ population is expected to grow at a steady increase to 
2033, which greatly exceeds the under 65 population, with the biggest growth in the 85+ age 
group.  This clearly shows how Sevenoaks have an aging population that will require additional 
specialist housing to meet their needs.   
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3.18 The (SHMA) further states that 24.3% of households were comprised entirely of older persons 
which is higher than the County average and the equivalent figure for the South East and 
England: 

 

3.19 The research goes further to show that older person households are more likely to under-
occupy their housing more than other households in the borough. In total 58.5% have an 
occupancy rating of +2 or more (meaning there are at least two more bedrooms than are 
technically required by the household).   
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3.20 This clearly demonstrates that the population of Sevenoaks is growing older which also means 
that the households will also be older.  This will unfortunately also necessitate an increase in 
people suffering from health issues with a 67.9% increase in people suffering from mobility 
problems to 2031.   

 

3.21 With this clear evidence that there is a local older growing population which are under 
occupying their homes.   The strategy further states that 79.1% of pensioners are owner 
occupiers which is a clear indication that there with a large amount of older people in Sevenoaks 
who own their own homes and would be in a position to downsize, should the appropriate 
accommodation be provided  to suit their needs.   

 

However while there may be a desire to down size there is lack of suitable accommodation for 
them to move into with there being a need for 1,319 units of sheltered housing (as proposed 
through this application). 
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3.22  This clear need for older persons housing is further acknowledged in policy SP5 of the Core  
          Strategy as adopted in February 2011 which states at paragraph 5.3.24 
 

“The housing stock needs to adapt to meet the requirements of an ageing population. This 
means providing new homes that enable people to continue to live independently even 
though their mobility may be reduced. …  Housing to meet the needs of older people 
contributes to the Community Strategy theme of safe and caring communities.” 

 
          And the policy itself requiring  
 

“Sheltered housing and extra care housing for people with special needs will be encouraged 
on suitable sites in areas close to a range of services that provide for the needs of future 
occupants.”  
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4 Planning Policy 
Considerations  

4.1 In assessing the acceptability of the proposal in planning terms, it is appropriate to review 
national, strategic and local planning considerations insofar as they give guidance as to the 
nature and extent of the  development that is appropriate for the site. I briefly highlight some 
salient points of the national planning policy framework and planning guidance. 

NATIONAL POLICY 

National Planning Policy Framework (NPPF) 

4.2 The National Planning Policy Framework was originally published on the 27th March 2012 and 
was republished following a review in July 2018 and February 2019.  The most recent review 
led to the most recent version being published in July 2021.  This document sets out the 
Government’s objectives for the planning system, and places “sustainability” at the forefront of 
national planning policy.  

Sustainable Development 

4.3 Paragraph 7 explains that: “the purpose of the planning system is to contribute to the 
achievement of sustainable development.” Paragraph 11 states that plans and decisions should 
apply a presumption in favour of sustainable development. 

4.4 The NPPF goes on to emphasise that Planning Authorities should support enterprise and 
facilitate housing, economic and other forms of sustainable development and sets out a criteria 
by which such proposals should be considered. 

4.5 The NPPF requires the planning system to deliver sustainable development; this is defined as a 
threefold objective in paragraph terms of: 

• An economic role to help build a strong, responsive and competitive economy 

• A social role, to support and strong, healthy and vibrant community, and 

• An environmental role to protect and enhance our natural, built and historic 
environment, including making effective use of land. 

4.6 The three components need to be pursued in an integrated way looking for solutions which 
deliver multiple goals. It is therefore clear that what the National Planning Policy Framework 
wishes to see is balanced decision making with all factors considered rather than “development 
control” decisions made in isolation of the three overriding principles.   

4.7 In line with the three dimensions of sustainable development identified in the NPPF the 
proposed development performs the following important roles: 

Economic: the proposed development will provide a range of economic benefits, including 
direct employment in its own right, supporting the local economy with an increased footfall and 
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local expenditure and revitalising the housing market through the release of under occupied 
family housing. 

Ensuring the vitality of town centres is identified in the NPPF as one of the Core Planning 
Principles in delivering sustainable development. A report compiled by ‘The Opinion Research 
Business’ (ORB) entitled A Better Life: Private Sheltered Housing and Independent Living for 
Older People sets out the economic benefit that a private retirement housing scheme can bring 
to a town, and identifies that a scheme of 55 residents generates a weekly spend in local shops 
equivalent to £610,000 per annum.  When compared to a conventional housing  development, 
approximately £2.3 million more in local spending would be spent over the lifetime of the 
scheme.  This is further expanded within section 6 of this statement.   

Social: The NPPF stipulates that the planning system should be ‘supporting strong, vibrant and 
healthy communities’ by ‘providing the supply of housing required to meet the needs of present 
and future generations ’ (paragraph 8). Paragraph 50 of the NPPF highlights the need to ‘deliver 
a wide choice of high quality homes, widen opportunities for home ownership and create 
sustainable, inclusive and mixed communities. Local planning authorities should plan for a mix 
of housing based on current and future demographic trends, market trends and the needs of 
different groups in the community...such as...older people’ [emphasis added]. 

Older people are defined as in Annex 2—Glossary of the NPPF as “people over retirement age, 
including the active, newly retired through to the very old frail elderly whose housing needs can 
encompass accessible, adaptable general needs housing for those looking to down size from 
family housing and the full range of retirement and specialised housing for the elderly” 

Environmental: The redevelopment of previously developed land is identified as a Core 
Planning principle  with paragraph 11 of the NPPF which states that LPA’s should make ‘effective 
use of land in urban areas.’ 

The development of this site would therefore reduce the pressure to develop greenfield sites 
in order to meet the Council’s housing requirements. 

4.8 In conclusion, the golden thread running through the NPPF is a presumption in favour of 
sustainable development. The proposed development is located on an inherently sustainable 
site, providing a specialist form of accommodation for the elderly that addresses the urgent and 
increasing need within the district. It is therefore wholly in keeping the concept of sustainable 
development detailed within the NPPF. 

Summary 

• At the heart of the National Planning Policy Framework is a presumption in favour of 
sustainable development. 

• The three dimensions of sustainable development are economic, social and environmental. 

• The proposed development is the epitome of sustainable development meeting the three 
areas in the following way: 
o Economic - Residents increase spend in local shops and services, long and short term 

employment. 
o Social - Provides a form of housing that meets current and future housing needs. 

Supports health, social and cultural well being. 
o Environmental - Makes effective and efficient use of a brownfield site. 
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Housing Supply 

4.9 Paragraph 60 states that ‘To support the Government’s objective of significantly boosting the 
supply of homes, it is important that a sufficient amount and variety of land can come forward 
where it is needed, that the needs of groups with specific housing requirements are addressed 
and that land with permission is developed without unnecessary delay’. 

 

4.10 The former Coalition Government’s number one priority was to get the economy growing again. 
In respect to the planning system playing its part in achieving this objective the first significant 
step was the publication of the National Planning Policy Framework in March 2012. On the 6th 
September 2012 the Government, through the Secretary of State for Communities and Local 
Government, announced further changes to the planning system. 

 

4.11 In a ministerial statement the Secretary of State identified the need for new housing as acute 
whilst supply remained constrained. He identified 75,000 new homes were stalled through 
historic S106 legal agreements that through the imposition of excessive affordable housing 
contributions had rendered schemes unviable. Measures are to be brought in to allow the 
renegotiation of S106 agreements to bring housing sites forwards. The statement places 
development viability at the forefront of national planning policy and sends out a clear 
indication   of the importance of making planning decisions based on the benefits they would 
have for economic development.  

 
4.12 Chapter 5 of the document sets out the Government’s objective in delivering a wide choice of 

high quality homes. Firstly, and notably the guidance in this section is set out against the 
objective at the start of Paragraph 60 ‘of significantly boosting the supply of homes’. This is 
recognition of the level of need for new housing across the country against the recent dwindling 
trend of housing supply. 

4.13 Paragraph 62 states that: ‘Within this context, 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, ... older people, ... people with disabilities ...).’ This is of relevance 
when considering the sustainability of the application site. It also advises that ‘relevant policies 
for the supply of housing should not be considered up to date if the local planning authority 
cannot demonstrate a five year supply of deliverable housing sites.’ 

4.14 The NPPF stipulates that the planning system should be ‘supporting strong, vibrant and healthy 
communities’ by 
‘ensuring that a sufficient number and range of homes can be provided’ (paragraph 8).  

 

4.15 A clear, priority need for private sheltered accommodation for the elderly has been established 
in ‘The Need for Specialist Accommodation for Older Persons’ chapter of this report and the 
proposed development will assist the Council in meeting this housing need. Importantly 
however, the proposed development will enable older people to remain in their local 
environment and / or close to friends and family, allowing them to continue to play a important 
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role in their local community. The proposed development is therefore considered to be 
inherently sustainable in social terms. 

Summary 

•  NPPF objective to boost significantly supply of housing. 

•  Housing applications should be determined in the context of the presumption in favour of   
sustainable development. 

•  Local Planning Authorities housing policies will not be considered up to date unless they can      
demonstrate a five year supply of deliverable housing sites, which cannot be demonstrated  
in this case. 

•  Local Planning Authorities should plan for a mix of housing based on current and future    
  demographic trends including housing for older persons. 

•   The proposed development meets the housing objectives of the NPPF in the following ways: 
o Contributes to the Local Planning Authorities 5 year supply of deliverable housing sites. 
o Makes efficient and effective use of land as a finite resource. 
o Provides a specialised form of housing that there is an identified national and local need 

form. 
o Stimulates the housing market by recycling underused sites so they can better meet a 

community’s housing needs.   

Design 
  
4.16 Chapter 12 sets out the Government’s objective in achieving well designed places. In Paragraph 

126 it is explained that the Government attaches great importance to the design of the built 
environment: 
 
“Good design is a key aspect of sustainable development, creates better places in which to live 
and work and helps make development acceptable to communities.” 
 

4.17 The Government requirement  is  for  ‘good  design’  and  creating “high quality, beautiful and 
sustainable buildings”. 

4.18    A strong sense of place is created by developments that: 

“are sympathetic to local character and history, including the surrounding built environment and 
landscape setting, while not preventing or discouraging appropriate innovation or change” 

4.19 Paragraph 132 advises: 
 
“Design quality should be considered throughout the evolution and assessment of individual 
proposals. Early discussion between applicants, the local planning authority and local 
community about the design and style of emerging schemes is important for clarifying 
expectations and reconciling local and commercial interests. 
 
Applicants should work closely with those affected by their proposals to evolve designs that take 
account of the views of the community. Applications that can demonstrate early, proactive and 
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effective engagement with the community should be looked on more favourably than those that 
cannot.” 
 

4.20 In evolving design solution the NPPF encourages pre-application engagement with the local 
community, statutory consultees and the local planning authority (Paragraphs 39-42). The 
applicants in this case have complied with the advice and consulted with the local community 
and interested bodies. A Statement of Community Involvement has been submitted with the 
application, which demonstrates the extensive consultation activities that have been 
undertaken prior to the submission of the planning application. The application of design policy 
is considered in further detail in the accompanying design and access statement. 

  
Summary  

 

• Good design goes beyond just visual appearance it is about how successfully connects people 
and integrates into the natural and built environment. 

• Design policies should not attempt to impose architectural style or stifle innovation or 
originality. 

• It is right to promote or reinforce local distinctiveness where that exists. 

• The NPPF encourages pre-application engagement with the local community, statutory 
consultees and local planning authority, which the applicant has carried out with this 
application submission. 

 
 

National Planning Practice Guidance  
 
4.21 The most recent and relevant document is the online National Planning Practice Guidance 

published in August 2013 which has had subsequent amendments the last of which was in July 
2019. 
 

Housing  

4.22 The planning practice guidance requires local planning authorities to objectively assess housing 
needs of their jurisdiction. The guidance requires an objective assessment of both affordable 
and market housing needs and is expected to include evidence an assessment of future quantity 
of housing needed and a breakdown of that need by type, tenure and size. This will mean that 
local planning authorities will need to better assess and evidence need for older persons 
accommodation across both public and private sector. In respect to the delivery of housing to 
meet the needs of older people the NPPG 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 
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affects housing needs is something to be considered from the early stages of plan-making 
through to decision-taking” [emphasis added]. 
 
Paragraph: 001 Reference ID: 63-001-20190626 
 

Design  
 
4.23 The guidance advises decision takers to seek a high-quality design and reiterates the NPPF 

comment that good planning is indivisible from good design. It advises that local planning 
authorities should give great weight to design that is outstanding or innovative which help to 
raise the standard of design more generally in an area. 
 

4.24 The guidance attempts to identify the common features or qualities of ‘good design’. It is 
considered that some of those qualities listed are directed more towards larger schemes and 
place setting but those that are considered ap-propriate to the proposed scheme are;” 

• Functional; 

• Adaptable and Resilient; 

• Display a Distinctive Character; 

• Attractive; and, 

• Encourage an Ease of Movement. 

4.25 The guidance also lists the key points to consider when looking at design. These include 
character of the area, local context, scale, detailing, accessibility to name a but a few. The full 
list of design considerations is considered in more detail in the Design and Access Statement 
which also includes an assessment of the scheme against the National Design Guide that was 
introduced in October 2019. 
 

4.26 The role that pre-application discussions with the local planning authority, statutory consultees, 
local stakeholders and residents is emphasised and encouraged. This is something that has been 
actively pursued with the propose scheme and I would refer to the accompanying Statement of 
Community Involvement..  

LOCAL POLICY  

4.26 The Local Development Plan is made up of the following documents:  
 

• The Sevenoaks District Core Strategy 2011 

• The Allocations and Development Management Plan (ADMP) 2015 

• The Kent Minerals and Waste Local Plan 2013-30 
 

The development plan documents need to be read in conjunction with the national planning policy 
framework and guidance, especially where they predate the NPPF. 
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Allocations and Development Management Plan Adopted February 2015 

CC1 – Presumption in Favour of Sustainable Development  

Policy 

When considering development proposals the 
Council will take a positive approach that 
reflects the presumption in favour of 
sustainable development contained in the 
National Planning Policy Framework. 

 

Response 

This proposal accords with the policies in the 
Local Plan and should be approved without 
delay. 

EN1 – Design Principles   

Policy  

Proposals need to create high quality design as 
follows:  

a) Form to respond to scale, height, materials 
and site coverage of the area.  

b) Layout to respect the topography and 
character of the site incorporating features 
such as trees, hedges and ponds. 

c) No loss of buildings, open spaces or green 
infrastructure which would have an 
unacceptable impact upon the area.  

d) Satisfactory means of access and parking. 

e) Increase biodiversity and retain / enhance 
green infrastructure features.  

f) Design and layout shall be permeable and 
provide connectivity. 

g) Be inclusive making provision for the safe 
and easy access for those with disabilities.  

h) Create a safe and secure environment 
including deterring crime and disorder.  

 

Response  

These proposals are for a well designed building 
which is in keeping with the surrounding area in 
terms of design, bulk and materials while 
respecting the existing natural features and 
biodiversity on the site, as set out further in the 
Design and Access Statement that accompanies 
this application. Parking is provided at a 
suitable level for the type of accommodation to 
be provided as set out in the Transport 
Statement, which further states that the 
development will not have any impact upon the 
pedestrian or vehicle routes.  Biodiversity 
improvements will be provided on site.  

EN2 – Amenity Protection   

Policy  

Proposals should provide for adequate 
residential amenities for existing and future 

Response  

The proposals will see all occupiers have a 
suitable amenity due to the orientation of the 
building and will not impact upon neighbouring 
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occupiers of the development and nearby 
properties.   

amenity due to the separation distances which 
are maintained.  Further information is 
contained within the Design and Access 
Statement.  

EN5 –  Landscape 

Policy 

Proposals will be required to conserve the 
character of the landscape and help secure 
enhancements.   

Response 

These proposals are for a well designed 
development with landscaping which will 
replace areas of extensive hardstanding and 
help improve the  character and appearance of 
the area, as set out further in the Design and 
Access Statement which accompanies this 
application. 

EN6 -  Outdoor Lighting 

Policy 

Development proposals which includes lighting 
should be well integrated into the scheme, 
minimise impacts upon the night sky and 
respect neighbouring amenity and wildlife.  

Response 

The proposals include external lighting which is 
required for safety issues and allow movement 
at night.  As such it will be low key and have no 
impact externally to the sight.   

EN7  – Noise Pollution 

Policy 

Development should not result in unacceptable 
noise levels from existing noise sources that 
cannot be adequately mitigated. 

Response 

While the development is adjacent to the busy 
London Road appropriate mitigation can be 
made through glazing to ensure that it does not 
have an adverse impact upon residential 
amenity.  Please see the noise assessment 
which accompanies the application.  

EMP5 – Non-allocated Employment Sites 

Policy 

When considering proposals for the loss of 
business uses on unallocated sites, the Council 
will assess the impact of the proposals on the 
environment, local economy and the local 
community. 

Response 

Policy EMP5 does not apply to the application 
as it is currently a vacant site and  it cannot 
sensibly described as an ‘employment’ site as 
this would stretch the definition of an 
‘employment site’ to an unworkable and 
unrealistic extent, as set out in the advice of 
Counsel which can be found at appendix J of 
this document. 
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T1 – Mitigating Travel Impact 

Policy 

New developments will be required to mitigate 
any adverse travel impacts, including their 
impact on congestion and safety, 
environmental impact, such as noise and 
tranquillity, pollution and impact on amenity 
and health. 

Response 

The development site is located within an 
extremely sustainably located where people 
will access shops and facilities without the need 
of a car and where car movements will be less 
than the existing use or an equivalent open 
market scheme.   

T2 – Vehicle Parking 

Policy 

Vehicle parking provision, including cycle 
parking, in new residential developments 
should be made in accordance with the current 
KCC vehicle parking standards. 

Response 

McCarthy and Stone have vast experience in 
providing the appropriate levels of parking on 
their schemes that meets the needs of the end 
users full details of which are contained in the 
Transport Report that accompanies this 
application. 

T3 – Provision of Electrical Vehicle Charging 
Points 

Policy 

Schemes for new apartments and houses with 
separate parking areas should include a scheme 
for at least one communal charging point. 

Response 

Appropriate electrical vehicle charging points 
will be provided as set out in the Transport 
Statement and Energy Statement which 
accompanies the application. 

Core Strategy Adopted February 2011 

LO1 – Distribution of Development 

Policy 

The Sevenoaks urban area, which includes 
Sevenoaks town, Riverhead, Dunton Green, 
Chipstead and Bessels Green, will be the 
principal focus for development. 

Response 

The application site is within the Dunton Green 
area and is appropriate for development.   

LO2 – Development in Sevenoaks Urban Area 

Policy Response 
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Provision will be made for approximately 1,330 
dwellings (2006-2026) on a range of sites 
suitable for residential use within the urban 
area at locations suitable for housing 
development and with particular emphasis on 
locations within the town centre, or within easy 
walking distance of the town centre or main 
line railway stations. 

The proposed development would provide for 
older persons housing within the urban area 

and is in a sustainable location.   

SP1 – Design of New Development and 
Conservation   

Policy 

All new development should be designed to a 
high quality and should respond to the 
distinctive local character of the area in which it 
is situated and in accordance with appropriate 
guides and assessments.  New development 
should create safe, inclusive and attractive 
environments that meet the needs of users, 
incorporate principles of sustainable 
development and maintain and enhance 
biodiversity. 

Response 

These proposals are for a well designed building 
which is in keeping with the surrounding area in 
terms of design bulk and materials and does not 
impact upon the amenity of the surrounding 
residents.  The proposals would also meet the 
needs of it’s end users.   Full details are set out 
further in the Design and Access Statement that 
accompanies this application. Furthermore 
appropriate measures are mad for sustainable 
development and biodiversity as set out in the 
Energy Statement and Ecology Statement which 
form part of the application package.    

SP2 – Sustainable Development 

Policy 

Development proposals should meet Code for 
Sustainable Homes, promote measures to 
reduce reliance on cars, incorporate measures 
to reduce impacts of poor air quality.   

Response 

The proposed development will comply with 
national Technical Standards which has 
replaced Code for Sustainable Homes.  The 
development site is located within an 
extremely sustainably located where people 
will access shops and facilities without the need 
of a car and where car movements will be less 
than the existing use or an equivalent open 
market scheme.  Appropriate air quality 
mitigation measures will be incorporated as 
appropriate and set out in the Air Quality 
Report which accompanies the application.   

SP3 – Provision of Affordable Housing 

Policy 

The Council will expect the provision of 
affordable housing in all types of residential 

Response 

Given the nature of this form of 
accommodation with its additional levels of non 
saleable floorspace, development viability is a 
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development including specialised housing at a 
level of 40% of the gross number of units.  In 
exceptional circumstances, a reduced level of 
provision may be accepted or, a financial 
contribution towards provision off-site will be 
required. 

consideration if this form of accommodation is 
to be delivered. The level and nature of 
affordable housing provision associated with 
the scheme is considered in Section 6, and 
within the accompanying financial viability 
assessment. 

SP5 – Housing Size and Type 

Policy 

New housing development should contribute to 
a mix of different housing types in residential 
areas taking into account the existing pattern of 
housing in the area, evidence of local need and 
site specific factors.  The Council will seek the 
provision of an increased proportion of housing 
designed to the lifetime homes standard that 
can be readily adapted to meet the needs of 
older people and people with disabilities. 
Sheltered housing and extra care housing for 
people with special needs will be encouraged 
on suitable sites in areas close to a range of 
services that provide for the needs of future 
occupants. 

Response 

The proposals are for a form of specialist 
accommodation for older people for which 
there is a clear need in the local area as 
identified in section 3 of this statement. 

SP7 – Density of Housing Development 

Policy 

All new housing will be developed at a density 
that is consistent with achieving good design 
and does not compromise the distinctive 
character of the area in which it is situated. 

Response 

The proposed development has been designed 
to fit within the character and therefore is at an 
appropriate density.   

SP8 – Economic Development and Land for 
Business 

Policy 

Sites used for business purposes will be 
retained in business use unless it can be 
demonstrated that there is no reasonable 
prospect of their take up or continued use for 
business purposes 

Response 

Policy SP8 does not apply to the application as it 
is currently a vacant site and  it cannot sensibly 
described as an ‘employment’ site as this would 
stretch the definition of an ‘employment site’ to 
an unworkable and unrealistic extent, as set out 
in the advice of Counsel which can be found at 
appendix J of this document. 

SP9 – Infrastructure Provision 

Policy 

Where new development creates a 
requirement for new or improved physical, 

Response 

The proposed development should not require 
changes to local infrastructure and any 
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social and green infrastructure beyond existing 
provision, developers will be expected to 
provide, or contribute to, the additional 
requirement. 

requests for infrastructure works will be 
considered in line with CIL legislation. 

SP11  – Biodiversity 

Policy 

The biodiversity of the District will be 
conserved and opportunities sought for 
enhancement to ensure no net loss of 
biodiversity. 

Response 

The proposals will see an improvement on the 
existing biodiversity on a site which is laid 
mostly to hardstanding through the 
introduction of green spaces and additional 
ecological features. 

Emerging Local Plan Regulation 22 Version January 2019 

4.28 The Council had produced a new Local Plan which was submitted and went through 
examination during October 2019.  However the Inspector resolved in March 2020 that the Duty 
to Cooperate had not been complied with and recommend that the Local Plan is not adopted. 
In June 2020, permission was granted by the High Court to the Council to review the Planning 
Inspector’s decision. The Judicial Review was heard at the High Court on 2 and 3 September 
2020 and the Council’s claim was rejected on 13 November 2020. The Council lodged an 
application to appeal against the Judicial Review ruling in early December 2020 but this was 
refused in April 2021.  Therefore no weight can be attached to this document.   

Supplementary Planning Documents 

4.29 In addition to the development plan documents listed above the Council have a number of 
adopted Supplementary Planning Documents relevant to the application proposal:  

•Kent Design Guide 2007.

•Sevenoaks Residential Character Area Assessment SPD.

These documents are addressed in the Design and Access Statement which accompanies this 
application. 
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5 Development 
Proposal 

The Proposal 

5.1 The proposal is for the redevelopment of the site to provide a 376 Retirement Living apartments 
for older persons (C3 use) with communal facilities, landscaping and parking.  

Five Year Housing Land Supply 

5.2 Paragraph 74 of the NPPF requires local planning authorities to be able to demonstrate a five 
year supply of deliverable sites for residential development. In addition a further buffer of 5% 
provision, 10% if the Local Planning Authority is to provide an annual position statement to 
account for any fluctuations in the market or 20% if a persistent record of under delivery, of 
land is required by the NPPF. A failure to be able to demonstrate such a level of supply will deem 
the local planning authorities’ policies regarding housing supply to be out of date. 

5.3 The Sevenoaks District Council Housing Delivery Test Action Plan 2020 sets out the latest five 
year housing land supply position states that the Council is able to demonstrate 2.6 years of 
housing land supply including a 20% buffer.  The Council published a Housing Delivery Test 
Action Plan in July 2021 which sets out the reasons for delivering housing and how they intend 
to improve housing delivery, which is based around a new Local Plan and increased staff 
training.    Accordingly, Paragraph 11 of the NPPF applies and the Council’s policies relating to 
housing supply are out of date, and the presumption in favour of sustainable development 
should apply and development proposals that accord with the development plan should be 
approved without delay unless the adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits. 

5.4 The National Planning Practice Guidance advises the following in its Guidance on Housing and 
Economic Land Availability Assessments: 

How should plan-making authorities count specialist housing for older people against their 
housing requirement? 

Plan-making authorities will need to count housing provided for older people against their 
housing requirement. For residential institutions, to establish the amount of accommodation 
released in the housing market, authorities should base calculations on the average number of 
adults living in households, using the published Census data. 

(Paragraph: 016a Reference ID: 63-016a-20190626 Revision date: 26 June 2019) 

5.5 The proposed development will therefore contribute to meeting the Council’s older persons 
housing requirement, and contribute towards meeting overall housing numbers during the plan 
period. 

Principle of Development  

5.6 The principle of residential redevelopment of the site is acceptable as the site is located in a 
very sustainable location within a built up area.  
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5.7 The site currently contains a vacant garage building.  While this would have at one time been a 
sales and service centre it has not been trading for some time.  The nature of the former use of 
the site would have had limited staff numbers but would not typically be recognised as an 
employment generating site and would stretch the definition of an ‘employment site’ to an 
unworkable and unrealistic extent.  This is fully set out in the legal opinion of Killian Garvey, 
attached at appendix J of this statement.  Therefore this application needs to be determined in 
accordance with the tilted balance, considering the Council’s five year housing land position, 
where all the many benefits of the scheme needs to be considered, as set out in section 6 of 
this statement.  Furthermore a recent Committee decision from Harrogate Borough Council sets 
out the point that a former car showroom was a Sui Generis use and thus did not fall within the 
remit of the policy in their development plan that sought to protect employment sites.  Please 
see paragraphs 3.22 - 3.23 of the committee report which is also attached at appendix J.  This 
clearly highlights how this policy should be interpreted and is a reasoning which should be 
adopted in this case.   It should further be noted that the proposed development will also 
involve the employment of staff in order to oversee the running of the development.  

Sustainable Development 

5.8 In the context of the NPPF and its objectives to achieving sustainable development the proposal 
meets the three identified roles of sustainable development in the following way; 

• Economic - the proposed development will provide a range of economic benefits, including
direct employment in its own right, supporting the local economy with an increased footfall
and local expenditure and revitalising the housing market through the release of under
occupied family housing.

• Social – it provides specialised accommodation for older people which is considered by
Government to be ‘critical’ that the planning system delivers. Providing housing choice for
older people to specifically meet their needs has been demonstrated to have beneficial
impacts on health, well being, decreasing pressures on adult health and care services. It also
provides companionship to many single older persons.

• Environmental — the proposal looks to make efficient and effective use of a previously
developed site whose development will contribute significantly to housing numbers given the
local planning authority’s inability to demonstrate a 5 year housing land supply. It would help
protect unallocated Greenfield land from the threat of development.

5.9 Accordingly, it is considered that the proposed scheme meets the criteria of sustainable 
development as set out by the NPPF and the Council’s planning policy. 

Flooding 

5.10 The site is located within flood zone 2 while the furthest southern element is in flood zone 3.  
There will be no built development within flood zone 3 and appropriate flood proofing will be 
incorporated into the scheme, as set out in the Flood Risk Assessment which accompanies this 
application.   

Design and Character 

5.11 The scheme has evolved through an analysis of the site, its constraints and a wider assessment 
of the area. The proposed building provides a traditional design approach to the building 
following the line of the extant consent and drawing upon local references in terms of the 
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palette of materials and detailing. Further information regarding the proposed design of the 
building can be found in the accompanying Design and Access Statement. The proposal meets 
the national planning policy objectives for good design. 

Impact on Residential Amenities 

5.12 The proposals would not impact any further upon neighbouring residential amenities in terms 
of overlooking, overbearingness or loss of daylight / sunlight due to the separation to 
neighbouring buildings.  Further details are provided in the Design and Access Statement that 
accompanies this application. 

Impact on Highways and Parking 

5.13 McCarthy & Stone has unsurpassed experience in providing for the car parking needs of its 
specialised housing developments. Specialised housing for the elderly, because of its very 
nature and concept, is invariably located within reasonable walking distance of shops and other 
essential services and close to public transport facilities. It can therefore be predicted that the 
level of car parking proposed, given the age of the intended residents, will adequately supply 
sufficient parking for the residents, house manager and visitors. This level will be more than 
sufficient to meet the needs of the development. I would refer to the Transport Statement for 
more details of consideration of access and levels of parking provision. 

Amenity Space Provision 

5.14 From McCarthy & Stone’s considerable experience the most important amenity space for 
elderly residents is not external to the building but includes the residents’ lounge, and the other 
communal facilities contained within the building. The Company employs a professionally 
qualified Landscape Architect and prides itself on the quality of its landscape treatment, which 
has become a “hallmark” of all McCarthy and Stone retirement schemes. A landscaping scheme 
is provided as part of the proposed application which as well as providing a suitable form of 
amenity will also provide a suitable green setting for the building . 

5.15 It is important to note the experience the applicant has in designing and building specialised 
accommodation for older persons. This was not lost on the Inspector at the applicant’s 
development in Norwich; 
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‘However, the appellants have wide experience in providing sheltered accommodation for 
elderly clients and, presumably, a detailed knowledge of their expectations. They would, in my 
opinion, be unlikely, therefore, to promote a development that potential purchasers would find 
unacceptable in respect of available amenity space. They note that there are internal communal 
areas, in addition to private sitting rooms, that would be available to the residents and also that 
individuals would have a choice whether or not to purchase apartments in the building. I have 
already concluded that the landscaping areas would be sufficient to provide a suitable green 
setting for the building in this urban area and that these, combined with the street trees and 
those other nearby sites would give a pleasant outlook for the occupiers. 

‘There would be sitting out areas available for those who wanted them and I am not persuaded 
that the level and quality of the external amenity spaces are such that they should warrant 
refusal of the proposals.’ 

Air Quality and Nosie 

5.16  The site is adjacent to the busy London Road and appropriate reviews have been undertaken 
with regards to air quality and noise disturbance.  The results of these studies indicate that 
appropriate mitigation can be undertaken through glazing and filtration systems to ensure that 
these elements will not have any adverse impact upon residential amenity.  Please see the 
noise assessment and air quality report which accompanies this application.   

Affordable Housing 

5.17  The proposed development is for 37 dwellings and the Council’s affordable housing policy is 
applicable to the scheme. Both the Core Strategy policy and the NPPF identify the importance 
of maintaining development viability. Given the nature of this form of accommodation with its 
additional levels of non saleable floorspace, development viability is always a consideration if 
this form of accommodation is to be delivered. Accordingly, a viability appraisal has been 
submitted with the application for consideration, which identifies that the proposed scheme 
could viably provide towards affordable housing provision. The applicant is willing to cover the 
Council’s reasonable costs of assessment. 

Community Infrastructure Levey 

5.18 CIL will be charged at £125 per square metre.  Any further requests for contributions would 
need to comply with CIL legislation. 

Pre Application Engagement 

5.19 The NPPF actively encourages pre-application engagement between local planning authorities 
and applicants, and applicants and the local community (Paragraphs 39-42). It should be noted 
in this instance that the applicant engaged fully with council officers prior to submission of the 
application and the local community through an exhibition. A Statement of Community 
Involvement has been submitted with the application which sets out the engagement and 
feedback received to the proposed scheme.  42% of this feedback was supportive of the 
proposals, with a further 27% supporting the principle of development, whilst also providing 
additional comments. Therefore, 69% of overall feedback received was supportive in principle 
of the proposals. This is an extremely good level of feed back for such proposals where people 
will normally make their views known where they have objections.  Positive feedback was 
received that commented that the plans represent a good use of the site, that would help 
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replace a current eyesore and would help meet a local need for specialist housing and 
welcomed how the proposals would utilise a vacant, brownfield site.  A further 19% of the total 
responses received objected to the proposals. 6% of overall feedback responses were, unsure 
neutral or provided no overall view. 
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6 Material Planning and 
Social Benefits of 
Extra Care Housing 

6.1 In determining this application it is appropriate for the decision maker(s) to not only have regard 
to compliance with national and local planning policy but to also have regard to material 
planning benefits to be accrued by the proposed development, in coming to a balanced 
judgement on the merits of  the  application proposal. In respect to the development proposal 
I consider that the planning benefits listed below weigh heavily in favour of the proposed 
development. 

Housing Benefits 

6.2 The proposed scheme as identified by previous sections of this statement will deliver housing 
to meet two identified local housing needs—older persons accommodation and contribution 
towards the provision of general housing. In respect to the provision of older persons 
accommodation the Government have set out that its delivery is ‘critical’. Locally the Council 
have recognised the projected increase in the older age cohorts of the population and 
acknowledged that a choice of housing options for older people will need to be provided to 
meet the housing need and that there is an unmet need for the specialist accommodation of 
older people. Accordingly, I consider that significant weight should be afforded to the 
development proposal given its proposed delivery of specialist accommodation for older 
persons. 

6.3 A further housing benefit of retirement developments is the propensity of them to free up 
existing under occupied housing stock in the area and catalyse housing chains. A report carried 
out by Shelter in 2012 calculated that nationally if the 20% of older households which are 
currently under-occupied were to downsize, around 840,000 family sized homes would be 
released, including 760,000 in the owner occupied sector. McCarthy & Stone find on average 
around 60% of occupants move into a McCarthy & Stone scheme from within a five mile radius 
of the site. This increases for larger cities or metropolitan areas with a higher populous of older 
people. 

6.4 A report prepared by WPI strategy and Homes for Later Living,  “Chain Reaction”, covers the 
benefits to the housing chain and helping first time buyers join the housing ladder and notes 
c.3 million people in the UK over the age of 65 (or 25%) want to downsize. It estimates that
every Homes for Later Living property sold generates two moves further down the housing 
chain, and in certain circumstances this may be more. This frees up homes at differing stages of 
the housing ladder for different demographics. A typical Homes for Later Living development 
which consists of 40 apartments therefore results in 80 additional moves further down the 
chain. Roughly two in every three retirement properties built releases a home suitable for a 
first-time buyer. A typical Homes for Later Living development which consists of 40 apartments 
therefore results in at least 27 first time buyer properties being released onto the market. If 
30,000 Homes for Later Living properties were built per year this would be 20,000 first time 
buyer properties being released each year. A copy of this report is at appendix H. 
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Economic Benefits  

6.5 The NPPF identifies the planning system as having a key role in building a strong and competitive 
economy. The provision of specialised accommodation for the elderly would also provide other 
benefits to the community and local economy as a whole. A significant benefit to the town from 
the scheme would however be the intended elderly residents themselves. If approved, the 
development once fully occupied, is likely to accommodate around 75 residents who given their 
age are likely to use the shopping and other facilities of the nearby local shops on a regular 
basis. 

6.6 Research undertaken by ORB in respect of private sector sheltered housing confirms the above. 
In their document “A Better Life” (overview provided at Appendix E) published in October 2003, 
detailed consideration was given to the benefit of developments for the elderly upon local 
amenities. Chapter 4 of the Report on page 27 identifies the following: - 

“Private sheltered housing schemes play a vital part in the life of local communities. The 
propensity of older people to spend locally is high, assuming there is access to local shops which 
ordinary housing cannot guarantee.” 

6.7 Annexe B of the Report sets out the economic benefit that a private sheltered housing scheme 
can bring to a town, and identifies that a scheme of 55 residents generates a spend in local 
shops of £610,000 per annum, and when compared to a conventional housing development 
some £2.3 million more in local spending over the lifetime of the scheme. The Report also 
undertook a number of case studies with local traders and on page 27 the owner of a local 
pharmacy commented: - 

“Since the retirement housing scheme opened three years ago, business has definitely increased 
by ten to twenty per- cent. Businesses locally do well because elderly people tend to shop locally” 

6.8 A further report from WPI Strategy “Silver Saviours for the High Street” has found retirement 
communities create more economic value than any other type of residential development, with 
residents contributing more to local shops, jobs, services and communities than any other 
group. The report shows how people living in a typical 45 apartment retirement development 
generate £550,000 of spending per year - with £347,000 going to local shops on the high street, 
supporting retail jobs and keeping amenities open. The Government has been urged to harness 
the spending power of older people to help revitalise our high streets following the Covid 
pandemic, and one way to do this is to pave the way for more specialist retirement 
developments in town centres up and down the country. A copy of this report can be found at 
appendix I. 

6.9 This evidence demonstrates the point made by Paragraph 23 of the NPPF very well, that 
residential developments ‘play an important role in ensuring the vitality of centres.’ The 
contribution that this form of residential development can play on the local economy should 
not be underestimated. 

6.10 The scheme itself would employ between 1-3 persons in the long term, whilst the 
redevelopment of the site is likely to see local jobs generated through the construction of the 
scheme. On average McCarthy & Stone employ circa 60 local companies connected with the 
construction professions in building their proposed schemes, with anticipation that this would 
create local work for in the region of 120 people. In a time of economic austerity and planning 
policies emphasizing the importance of economic issues in decision making this level of 
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employment is a significant planning benefit. It is considered that there are significant local 
benefits that weigh in favour of the proposed development. 

Social Benefits  

6.11 The provision of specialist residential accommodation designed specifically to meet the needs 
of older persons is recognised in having benefits for health care and the well being of residents. 
There are number of independent reports that look at the health and financial benefits of 
retirement housing. 

6.12 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 F. As the report states it looks at 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; 

• 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. 

 

• 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. 

 

• 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. 

6.13 ORB produced a report entitled ‘A Better Life: Private Sheltered Housing and Independent Living 
for Older People’, the executive summary is appended to this Statement at Appendix E. In 
respect to health care benefits the report identified; 

• 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+. 

 

• 41% of residents of retirement housing felt that their health had improved from 
making the move into retirement housing. 

6.14 The Homes and Communities Agency carried out a study looking at the ‘Financial benefits of 
investment in specialist accommodation for vulnerable and older people’. The Report found 
that the financial benefits largely arise from the reduced reliance on health and social care 
services and were estimated to be around £219 million for nearly 12,400 older people. At a time 
of austerity in Government expenditure those levels of financial savings are significant and 
perhaps underline the Government’s reference to the delivery of older persons accommodation 
as being ‘critical’. 

6.15 In additional to the measurable health benefits identified by the referenced reports there is also 
the immeasurable benefits of companionship and sense of community that retirement housing 
can provide for older persons. For many single older persons loneliness and isolation can be as 
debilitating as physical health conditions. Retirement housing can play an important societal 
role in inclusive neighbourhoods and communities. This has been quantified by a Report carried 
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out by WPI Strategy “Healthier and Happier. An analysis of the fiscal and wellbeing benefits of 
building more homes for later living”. This is attached as Appendix G 

6.16 The research includes new analysis, conducted by a former Treasury economist, the headlines 
of which are: 

• Those in specialist housing are half as likely to have falls with resulting fractures, injuries and 
costly inpatient bed stays.      

• Building 30,000 more retirement housing dwellings every year for the next 10 years, which is 
the estimated demand, would generate fiscal savings across the NHS and social services of 
£2.1 billion annually. 

• Based on a selection of established national well-being criteria such as happiness and life 
satisfaction, an average person aged 80 feels as good as someone 10 years younger after 
moving from mainstream housing to housing specially designed for later living. 

6.17 Whilst the whole document is highly pertinent generally in further illuminating the benefits of 
retirement housing generally, in fiscal terms attention is drawn particularly to Page 11 – 12 and 
the accompanying Annex. 

6.18 For many single older persons loneliness and isolation can be as debilitating as physical health 
conditions. Retirement housing can play an important societal role in inclusive neighbourhoods 
and communities. 
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7 Conclusions 

7.1  The proposed development complies fully with the NPPF’s objective of a presumption in favour 
of sustainable development. It fulfils all three dimensions of sustainable development listed by 
the NPPF. The proposed development will; 

• Provide a range of economic benefits, including direct employment in its own right, supporting 
the local economy with an increased footfall and local expenditure and revitalising the housing 
market through the release of under occupied family housing. 

• Provide social benefits through the provision of specialist accommodation for older people, 
giving older people housing choice to help maintain their independence, remain within an 
inclusive community, and reduce pressure on health care facilities. 

• Provide environmental benefits through making effective and efficient use of a valuable land 
resource, assisting with the delivery of housing within a short-term timeframe which would 
reduce pressures on other unallocated greenfield and Green Belt land for residential 
development, and through the promotion of sustainable construction methods and techniques. 

7.2 The Council do not have a 5-year housing land supply and also have an identified need for 
specialist older persons housing and the principles in favour of sustainable development should 
apply.  

7.3 The proposed development accords with both national and local planning policy in respect to 
the delivery of older persons accommodation, which the recent draft National Planning Practice 
Guidance has identified its delivery as ‘critical’ and no other type of housing has had its delivery 
described in such urgent terms.  

7.4 The planning benefits of the proposed development are as follows;  

• The provision of 37 specialised units of accommodation for older persons which national 
policy sets out its delivery as ‘critical’, and the Council’s planning policy recognises and supports 
the provision of, especially in light of the current and future identified need in this type of 
housing; 

• The redevelopment of an underutilised sustainable site within a defined settlement taking 
development pressure off of Green Belt land; 

• A high-quality development that has had regard to the site, its context and local character of 
the area and would positively enhance the townscape and maintain the setting of a designated 
heritage asset; 

• The proposed development would have economic benefits for Dunton Green with residents 
having a propensity to rely upon local shops, services and facilities. 

7.5 Given the above, it is respectfully requested the reserved matters should be discharged, 
without delay, as being in line with the Local Planning Authority adopted Local Plan. 

 


