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Dear Sirs
Please see the attached local plan representation.
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BLUE CEDAR

27 April 2015

Emailed to localplanreview@middevon.gov.uk

Local Plan Review Consultation
Forward Planning

Mid Devon District Council
Phoenix House

Tiverton

EX16 6PP

PLAVG

17 APR 2075

Dear Sir or Madam

Mid Devon Local Plan
Local Plan Review Proposed Submission (2013-2033)

| refer to the review of the Mid Devon Local Plan and the recent invitation by the Council to
comment on the Proposed Submission Plan. | set out below representations made on
behalf of Blue Cedar Homes (BCH), which is a private retirement homes specialist operating
in the South West of England (Please see Enclose Brochure).

As you will be aware the varied housing needs of the elderly is being urgently and more
positively recognised throughout Engiand and Wales. The Government has recently
updated paragraph 21 of the National Planning Policy Guidance (NPPG), putting a greater
emphasis on the need for Local Planning Authorities to make provision for the growing
population of older people and the changing needs of older residents.

In this respect the Exeter Strategic Housing Market Assessment (SHMA) identifies, at page
93, that the 65+ group will grow significantly in all local authority areas to 2033. Average

growth is predicted as between 38.1% in East Devon (the lowest) and 54.3% in Mid Devon
EAGLE HOUSE
(the highest).

1 BABBAGE WAY
EXETER, SCIENCE PARK
EXETER

EX5 2FN

TEL: 01392 441909
FAX: 01392 349540

www.bluecedarhomes.co.uk
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SLUE CEDAR

BCH welcomes and supports the inclusion in the Proposed Submission Local Plan of
references to how the needs of older people can and will be met in Mid Devon District, Of
particular note is the Spatia! Strategy, which seeks to allow / encourage development across
the District where it will contribute to the objectives of sustainability. In providing housing for
older people it has been the experience of BCH that development in Market Towns and
Villages are both popular with our purchasers and that this type of development makes a
significant contribution to improving the sustainability of the community. Again, it is
encouraging to note that MDDC recognises this in Policy S1, which specifically includes
within the definition of a 'wide choice of high quality homes' the provision of housing for the
elderly.

At paragraph 8.7.3 the SHMA recognises that there is a related and growing trend of under-
occupation of family housing due to older people remaining in their family home after
children have moved out. The impact of this under-occupation is described as 'significant’ at
paragraph 12.7.3. The experience of BCH demonstrates that the provision of specialist,
adaptable housing for older people is part of the solution with, typically, purchasers
downsizing from large family homes. BCH has constructed approximately 75 properties in
Devon, Somerset and South Wales. Of 61 owners and 14 reservations 77% have moved
from south western counties. This includes 52% (of the 75) from the County in which the
development lies; and 32% (of the 75) from the town or village. The SHMA concurs with this
finding, stating at paragraph 12.6.7, that ‘the indigenous older population prefer to continue
in the area / surroundings they know',

Moving to the more detailed policies, the Proposed Submission Local Plan identifies that
care homes or retirement complexes will be provided through the development of strategic
site allocations and promoted through Policy DM12 (design of housing), which requires all
new housing development to be designed in a way that allows adaptation according to the
changing needs of occupiers. The objective of direct provision is borne out in, for example,
the site allocation policies for the North West Cullompton and East Cullompton urban
extensions, which will include care homes or other provision for older people in recognition

of the aging population and its associated needs.




BLUE CEDAIR

The Proposed Submission Plan also points to Building Regulations, which require that new
housing meets certain requirements for adaptability and an ageing population; and, on this
basis, concludes that there is no need for a specific policy target related to housing for older
people.

The focus of policy appears, however, to be sheltered housing rather than the type of
retirement housing provided by BCH. It may be helpful to emphasise that the BCH product
seeks to maintain independent living for as long as possible and that the two key ways of
achieving this are easily adaptable interiors and a flexibie management agreement that can
entail a lesser or greater degree of assistance over time and depending on individual needs.
BCH believes that this approach can have a significant impact in reducing the number of
retired people entering fully sheltered housing or other types of care.

BCH consider that the proposed spatial strategy should allow small developments of age
restricted properties where need can be demonstrated, and considers that it would be
appropriate for the Local Plan to include a clear statement and policy in this respect.

In line with the recent updated to the NPPG (Para 21), for the Local Pian to be found sound

it needs to include policy that encourages the provision of homes to meet the specific needs

of older homes. Not just rely on buildings regulations to deliver this much needed housing
type (C3 homes_specific designed and managed for older people), as is currently stated in
paragraph 2.29 (page 35) on the draft Local Plan.

Criterion b of Policy $3, Meeting housing needs, establishes a target of between 28% and
30% affordable dwellings depending on circumstances: and that it may be appropriate for
sites of between 6 — 10 dwellings outside Tiverton, Cullompton and Crediton that a finangial

contribution sufficient is made to provide the affordable dwellings in another location.




BLUE CEDAR

Whilst BCH supports these general objectives it is their experience that viability testing for
development in other authority areas has demonstrated that it is very challenging to deliver,
at a reasonable profit, retirement housing. The requirement for on-site affordable housing
from retirement developments will often preclude the delivery of schemes and even a
commuted payment may severely constrain viability,

Factors such as higher build costs and a longer selling period for properties make retirement
housing less viable than ful'ly open market new homes. It is imperative, therefore, that when
drafting affordable housing policy an LPA allows for a realistic development scenario for
such specialist accommodation to ascertain whether it can support the level of affordable
housing and contributions that might ordinarily accrue with fully open market housing.

Furthermore, the management regime required to support residents is not conducive to
including affordable units within a Blue Cedar development. Whilst the Local Plan appears
to make provision for this in Policy 3 by allowing commuted payment for smaller schemes
(BCH developments are typically between 10 and 15 units), the practicalities and economics
of bringing forward development are greatly enhanced for all schemes where the affordable
housing element is also via a commuted payment. For larger sites the BCH model can work
where affordable housing is delivered on site but 'separately’ to the age restricted properties.
In this respect it has been established in case law (APP/J1915/A/13/2195343) that
integration of affordable housing does not necessarily mean ‘pepper potting’. BCH has
demonstrated for numerous developments in Devon that in this way the quality of affordable
housing is not compromised and that the age restricted and affordable elements can be
integrated appropriately within an existing community. Accordingly, BCH suggests that the
Local Plan includes reference to such arrangements being acceptable where it aids viability

and is necessary for the establishment of an appropriate management regime.




BLUE CEDAR:

The recent Retirement Housing Study (2014) prepared by Knight Frank recognises the
hurdle retirement housing faces in the planning system (Copy of Report Attached). As a
comparison the Council should consider the contributions a C2 use class (nursing/care
homes) provides. The ‘C2’ classification means that developers do not have any obligations
to provide affordable housing. Furthermore, Community Infrastructure Levy (CIL) reliefs or
waivers are also applicable to C2 uses. | believe that a housing scheme which provides a
real need for specialist housing, such as retirement dwellings, should be granted some
flexibility similar to the C2 use class.

| trust the above comments are helpful to the process of preparing the Local Plan. If you
require any further information on the above, particularly relating to the management of

retirement home developments, | would be happy to discuss this with you.

Yours faithfully

Andrew Rowe — Strategic Planning Director







THE NATIONAL PICTURE An Increasing Awareness

There has been much comment on the problem of under occupied houses in the UK and the need
to free up large, family homes for the younger generation.

One way to encourage downsizing (whilst avoiding the situation where older people are chasing the same homes
as first-time buyers) Is to build property tailored for mature living,

Older people are more inclined to choose to downsize from their hard to maintain family homes if they have
the option of new homes in good locations that offer a low maintenance and appealing lifestyle.

In a survey of 1,500 people aged over 60 for Demos, 58% said they were interested in moving
but felt restricted by a lack of suitable housing or a fear of moving to an unfamiliar environment.

And three-quarters of those who had homes with three bedrooms or more told researchers they
wanted to downsize. The survey was carried out online across the UK in july 2013, by Populus.

Housing Minister Mark Prisk said
“It is essential that we build more homes or suitable accommodation for older people.

That’s why new planning guidance makes clear that councils must plan positively for
an ageing nation and ensure that enough suitable homes such as bungalows or assisted
housing are available in their area.”

Please find below links to policy and research documents that explain the housing needs of over 55s.

HAPPI — Housing our Ageing Population, Panel for Innovation {Executive Summary):
www.homesandcommunities.co.uk/sites/default/files/happi_executive_summary.pdf

Demos:; build retirement properties to free up 3 mitlion family homes:
http://www.demos.co.uk/press_releases/demosbuildretirementpropertiestofreeup3millionfamilyhomes

Meeting the Housing Demands of an Ageing Population — New Policy Institute report on the housing needs
of an ageing population:
www.housinglin.org.uk/_library/Resources/Housing/Support_materials/Other_reports_and_guidance/
Housing_our_Ageing_Population_Plan_for_Ilmplementation.pdf

Local Reaction

Ultimately the implementation of the development is key. Blue Cedar Homes go to great lengths
to achieve good relationships with neighbouring residents:

“We would like t¢ say how pleased we | “Whitst we iiad been woreving i anticipation of

are with the jestoration to our garden following the heavy traffic movements. noise and geime, ere, fnthe |
disturbances for the services. The replanting fooks actual event none of ow fears were realised, dhis
very geod, andwe are sure will be veey attractive entirely (o the careful and considerate approach
when the shrabs mature. Thank you.” adopted aned alsa. | believe, 1o the aood relations

. . - which developed as the contrari proceeded”.
fhe dJevelopinent fooks very aitractive nowvit's

nearing completion, Anv reservations we might fiave Mr M, Budleigh Salterton
iad at the beginning have cerrainly been dispelled
+ andthe edge of the fane in front of cur property,
overlocking the gardens, {uoks reailly yood.
Well done!”

Mr & Mrs 5, Long Ashton

BLUECEDAR




THE NATIONAL PICTURE An increasing Awareness

There has been much comment on the problem of under occupied houses in the UK and the need
to free up large, family homes for the younger generation.

One way to encourage downsizing {whilst avoiding the situation where older people are chasing the same homes
as first-time buyers) is to build property tailored for mature living.

Older people are more inclined to choose to downsize from their hard to maintain family homes if they have
the option of new homes in good locations that offer a low maintenance and appealing lifestyle.

In a survey of 1,500 people aged over 60 for Demos, 58% said they were interested in moving
but felt restricted by a lack of suitable housing or a fear of moving to an unfamiliar environment.

And three-quarters of those who had homes with three bedrooms or more told researchers they
wanted to downsize. The survey was carried out online across the UK in July 2013, by Populus.

Housing Minister Mark Prisk said

“It is essential that we build more homes or suitable accommodation for older people.

That’s why new planning guidance makes clear that councils must plan positively for
an ageing nation and ensure that enough suitable homes such as bungalows or assisted
housing are available in their area.”

Please find below links to policy and research documents that explain the housing needs of over 55s.

HAPPI - Housing our Ageing Population, Panel for Innovation {Executive Summary):
www.homesandcommunities.co.uk/sites/default/files/happi_executive_summary.pdf

Demos: build retirement properties to free up 3 million family homes:
http://www.demos.co.uk/press_releases/demosbuildretirementpropertiestofreeup3millionfamilyhomes

Meeting the Housing Demands of an Ageing Population — New Policy Institute report on the housing heeds
of an ageing population:
www.housinglin.org.uk/_library/Resources/Housing/Support_materials/Other_reports_and_guidance/
Housing_our_Ageing_Population_Plan_for_Implementation.pdf

Local Reaction

Uttimately the implementation of the development is key. Blue Cedar Homes go to great lengths
1o achieve goad relationships with neighbouring residents:

“We would like to say how pleased we ' “Whilst we had been worrying in anticipation of

are with the restoraticn 1o ow garden following the heavy traffic inoveinents, noise and grime, etc, inthe
dicturbances for the services. The replanting looks | actual event none of pur fears were realised, due
very good, and we are sure will be verv attractive | entirely to the careful and considerate approach
when the siyibs mature, Thank you” ' adoptedandalso. 1 believe, to the geod relations

|

. ") wiich developed a5 the contract proceeded”,
The development lonks very attractive now it's

nearing cormpleticn, Any reservations we might have Mr M, Budleigh Salterton
had =t the beginning have certainly been dispelied
and the edge of the fane in front of aur property, i
overlooking the gardens, looks really good. !
Well done!”

| Mr & Mrs S, Long Ashton | BLUE CEDAR
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A FRESH APPROACH TO RETIREMENT LIVING

BLUE CEDAR
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BLUE CEDAR
HOMES APPROACH

Blue Cedar Homes invests a great deal

of time in explaining its proposals at a
very early stage with the neighbours and
the local community and, where possible,
responds to individual concerns by adapting
the design. Through this engagement in
an early dialogue, it is typically possible
to overcome the concerns and fears that
a development proposal naturally brings
and 10 explain the virtues of a Blue Cedar
Homes' scheme in comparison with
other housing developments.

This approach is in line with
national policies and a growing
awareness of the need for
specialist housing.

In parallel with this consultation, Blue Cedar Homes ensures
that it addresses all the technical aspects of its proposals at
the outset, with its established development team addressing
matters such as flooding, drainage, highways, ecology,
archaeology, sustainability and sensitive design for both

the proposed buildings and external areas.

This professional approach and very significant upfront
investment has resulted in the company establishing an
A series of examples of successful schemes can excellent track record in achieving planning permissions
be viewed at www.bluecedarhomes.co.uk at local level.

“We sald our four bedroom detached house, with double garage and targe garden and moved into
our new home at Warren Gardens... the clever design and layout over the two floors and the spacious
entrance hall makes us feel that it is not very much smaller than our old house. To the front we overlook
the communal landscaped gardens, which we feel like our own large front garden, and to the rear we
have a private back garden which was turfed and landscaped before we moved in. The longer we live
in our new frome the more we appreciate how well thought-out the desian is”

Mr & Mrs T, Warren Gardens, Bristol

o

Eagle House Tel: 01392 825920
1 Babbage Way Fax: 01392 823706
Exeter EX1 3WT £-mail: info@bluecedarhomes.co.uk www.bluecedarhomes.co.uk
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CHANGING DEMOGRAPHICS DEMAND VS SUPPLY ‘ OPPORTUNITIES AND CHALLENGES



“Our survey of those aged
owver B5 shows that more
than & quarter would
consider ragwvirig iNto Some
sort of refirement housing.
Current delivery of this
type of nousing is not
keeping pace.”

GRAINNE GILMORE

Head of UK Residsntial Research

A NEW HOUSING CRISIS?

There is a housing crisis in the UK: supply is not
keeping up with demand. Within this, the lack of
housing specifically designed for older people is
another serious issue which needs to be tackled.

The population of the UK Is set to “age”
over the coming decades. In twenty
years' lime those aged over 65 will make
up nearly 23% of the UK population, up
from 17% today, and jusi 5% in 1900, as
discussed on page 3.

Increased longevity brings many
opportunities, but also results in more
specific needs among older generations,
especially in terms of care,

There is evidence such as that outlined in
lhe ‘Living Well At Home' Inquiry Report,
produced by the All Party Parliamentary
Group on Housing and Care for Older
People (2011), which shows thai housing
can play a part in halping to mitigate
the care burden. Ensuring older people
have access to support and the level
of care they need as they age can not
only enhance living standards, but can
cut care bills later in life as fewer acute
services are needed. In many cases,
living in suitable housing can ensure
people stay 'at home’ for longer, in a
sociable and pleasant environment.

Yet the UK is far behind some other
counlries in providing retirement housing,
as examined on page 6.

I is perhaps useful to clarify what is
meant by “retirement housing” for the
purposes of this report. It includes
housing which has been designed wilh
older people specifically in mind, from
developments purely for Ihose aged
over 55, fo retirernent villages which
offer varying levels of care and which
may have a care home on site {figure 4).
However we do not include specific care
homes in this report.

There is a need for a real focus on this
market if delivery is to be increased.
An examination of pipeline supply
suggests that housing for the alderly
will make up less than 3% of total
dellvered housing in years to come.

Stepping up the provislon of retirement
housing now could not only help miligate

a care cisis in the long-term, but could
help some of the issues in today's
housing market which are only likely to
become more pronounced with time.

There are posilive signs however.

The recent inlerest from private equity
firms has Injected capital into and helped
drive the sector out of lhe post-financial
crisis trough.

The funding has given existing operators
a huge boost, and ihere are many
opportunities for developers and
operators in the market.

Downsizing to specilically designed
retirement dwellings will not be the
answer for every, or even lhe majority of
households. Many people will want to
stay in their homes and receive care, if
needed, at home,

Yet our exclusive survey of those aged 55
and over across the UK shows that more
than a quarter of respondenis are
likely to consider moving to some sort
of retirement housing in the future. f
this is applied to the UK populatlen, it

FGURE 1
Households aged 65+:
Projections for England

7.5 30%
P TOTAL HOUSEHOLDS MILLION]
PROPORTION OF
TOTAL HOUSEHOLDS 29%
7.0 {nohl hand scake)
23%

6.5 8%

8.0 28%
27%
E5
27%

5.0 26%

Saurce: Knight Frank Residenlial Reseasch / DCLG



RETIREMENT HOUSING 2014

suggesis ihal millions of people could
be considering relirement housing. The
current delivery of ihis type of housing is
not keeping pace.

Providing more choice for those facing
housing decisions later in life wilt
enhance their ability ensure the best
standards of living and, in tumn, Increase
the ease with which people can move
up, and down, the property ladder.

Demographics
The UK's population is growing. Fast.

Between 2001 and 2013, the number

of people living in the UK rose by

nearly five million, the same increase as
previously seen belween 1964 and 2001.
Current forecasts suggest that if ihis
trend is to continue, the population is set
to swell by anolher 10 million over the
next 25 years.

Key factors driving population growth are
rising birth rates and increased longevity.
Indeed, within the growing population,
there is a seismic shift taking place in the
demographic make-up of the country: a
boom in the number of older people.

At the beginning of the 20th century,
those aged 65 or over made up 5% of
the population, and in 20 years’ time,
they will make up nearly a quarter,

according 1o the UK's national statistics
cffice. Improving living standards and
advances in medicine are resulting in
people living longer, with many enjoying
much healthier and more active lives.

There are now 11.1 million people aged 65
or over in ihe UK - up by 1.6 million since
2004. The heat-map on page 5 examines
which areas of the country are forecast

to have the largesi cohort of those aged
B5 or overin Just over 20 years' time.
Birmingham is in the lead, with a near
doubling of this age group over the next
23 years - taking the tolal to 210,000.
Birmingham is closely followed by
Comwall, Leeds and Wiltshire, with the
population of over-65s forecast to be
195,000, 171,000 and 164,000 respectively
in 2037.

This is not only a UK phenomenon - across
the globe the number of those aged over
60 will nearly triple by 2050, rising to 2.4
billion, up from 894 milllon in 2010.

UK policymakers are looking at ways

to make sure that the counlry's resources
are keeping up with these demographic
changes. One major change has been

tha raising of ihe state pension ages in
the UK. Over the coming decades, these
will rise from 60 for women and 65 for
men to 68 for both women and men.

Housing poses another specific challenge.

POPULATION: CHANGING TRENDS...

Actual and forecast growth in the UK population by age bracket

Knight

RESIDENTIAL RESEARCH | ::Frank

“Langliness and
homelessness,
aurtwe bigoest
prablems, could
be salvad at once.
Build beautiful,
sociable places for
the eld and iberate
inefficiently used
farmily. homes for
theyoung.”

JANICE TURNER

Upsize your retbemait My dred 14

THE TIMES

1960 - 2010 2010 - 2050 (forecast) 2050 - 2100 (forecast)
Aps Age Ape
80+ 100+ 100+
75.79 95.99 95-99
70-74 50-94 90-94
85-89 85-89
65-69 B0-B4 B0-84
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CHANGE

Source: Knighl Frank Residenlial Research / UN
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EXPERT VIEW

Emma Cleugh

% Head of Institutional
Consullangy,
Knlght Frank

Follcymakers and mvestors need to
witkes p 1 the r=ality of a rapidly
ageing popliletich atvd ' numerous
consequannes thal fiow from that,
The Gaveriment shiouit hiewmed

to support Tar mare progressively
the nesds of sicer paopbein terms
of flgh guality housng; came and an
aamratona| ifeshyiz.

Support pulift gHlass fiae the delivery
ot nocsing for pldar generations .
throlgh (he plarning system

and funiing strthures Wil boos!
confitance among nyastors,
transatiig it ndreasod sellvity

from dEVElnpRs and opEfaiom.
Thiswill atimulste the supply Ol
SpRreprEeNousing aomaes the
cayfilry an the seals inwhich i ls.
Lrgenily nescmdl

Herament housing nesds lo be
moved from tha “nicha’ to tha
“rmainstream”, not sbon bt now,

There-are greal exarmples of
expertisa ard drive (mthe ratirement
nousing market across 1he
spectrum, inchiding Hensissance
and Audley oparating towards the
luxury end of the matket &nd Anchor
and Ihe Extra Care Charitable Trost
[FGETwhe provide high gualily
private and soclal houslng. as well
as the Joseph fawntres Folinsation
who are gelred lowards thae delivery
ol socid] housms

We need 1o listah 16 what these
dperatara srd developers ate felling
us — tney are hmgry lor expansian
~ but they nesd clarily armind fha
planning rulesas well g5 aceess 10
suitable kEnd in-aditabla locations.

We have seen leaps forward in the
standard of housing now being
delivered. Wia rged to install a
framework to drastically improve
supply ol heusing choices for
older people to meet the rapidly
expanding demand.

There is a structural shortage of new
housing across lhe country, as examined
in more detall in our recent Housebuilding
Report, This shortage is being particularly
keenly felt now as young people struggle
1o climb onlo the housing ladder, while
older, equity-rich, generations gain a
stronger foothold in the market {see figure
2 below).

Downsizing is becoming a bigger trend
as older people free up equily to act

as the bank of Mum and Dad, or even
Granny and Grandpa, to help Lheir family
who are still at the bottom of the ladder.
Older generalions still tend to occupy
larger family homes, even if their children
have flown the nest. People of retirement
age occupy nearly a third of the housing
slock, and Government projections
show thal in Lhe near future, older
people will account for nearly half of
household growth.

The British love-affair with housing means
that simply seeing a home as a functional
and financial instrument in line with some
other European countries will probably
never happen. In addition, several large-
scale surveys show thal majority of
homeowners want to stay in their own
home for as long as possible, even if

that requires an element of care being
provided at home in later years.

Our exclusive survey of those aged over
55 across the UK shows that more than

a quarter say they are likely to consider
moving to some sort of retirement housing
in lhe future. This proportion rises lor
those living in the North of England, with

30% of respondents saying they would
consider living in retirement housing. In
Yorkshire and the Humber this rises again
to 34%. Marital slatus also has an impact
on the demand for relirement housing,
with 1hose who are separated or divorced,
or who have never married, slightly more
likely to consider moving into relirement
housing in the fulure than those who are
married or fiving wilh a pariner. (See full
relirement survey results on page 11).

There are some notable examples of
highly desirable retirement housing
developments, with all levels of care,
across the counlry. However it might be
argued that dernand could rise as this type
of housing becomes more ubiguilous, with
recognilion among older generations that
active and independent living is still the
norm in such communilles, with care only
starting if and when it is needed.

Types of
retirement housing

The idea of "relirement housing” in the
UK is sometimes misunderstood, with
many assuming that he only choice of
housing wilh some level of care is a
care home.

In fact, there are various types of housing
spegifically designed for older people
keen o maintain an independent lifestyle.
As a resull, retirement housing will usually
be made up of units which are self-
contained, with their own lront door,

As shown in figure 4 on page 6, al one end
of the scale are developmenis desligned

FIGURE 2

Net property weallh' by age: Great Britain, 2010/12
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FIGURE 3
Ageing England: expected population aged 65 and above, 2037
By local authority
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Friopaiticon of houssholds
\al drellintier-ocelpiad
WIGFE miain Hptsehaider
iS-aged over 55,

English Housing Survey
(EHS 2012-13)

with older people in mind, with homes that
allow easy access and manoeuvrability.
There is usually a restriction on sales, so
only ihose aged over 55 are eligible lo
buy or move in. There may be a remole
warden, or a warden may live on the site,
and some exlra services may be provided.

Moving up the scale a little is purpose-
built housing within a community setting.
Unils are slill separate, but there are
communal facilities, a restaurant space
for sacialising and sometimes leisure
facililies {e.g spa/pool, gym, bowling
green), Care is on offer, but those who
can live completely independenlly, are
able 1o do so.

Then there is exira care housing, where
onsite domiciliary care is provided in a
residential selting. Unit sizes in these
schemes may be slightly smaller than
refirement housing, but communal
facililies will generally replicate those of
retirement housing. Sometimes these
developments are placed next to care
homes, allowing those who evenlually
need augmenled care 1o receive it within
their community. For example, a couple,
where one develops a need for the exira
care of a residenlial care facility, can
continue to live in close proximity.

Current market

It is clear that the UK market for
retirement housing is relatively immature

slill. Around 1% of the UK’s populaticn
aged B0 or over live in retirement
communities, according to data from
Housing LIN. This compares to 13% in
Australia and New Zealand, and 17% in
the US.

It is estimated that in 2012, there were
around 533,000 homes specifically in the
retirement or sheltered housing sectors,
arcund 2.3% of all housing stock. Of
lhese, only an estimated 106,000 were
for home ownership, the remainder in
lhe rental market. This seems counter-
intuitive, given the housing weallh and
the tendency lowards home-ownership
among older generatlons. It highlights
how “young™ Lhis market is.

An examination of planning data
suggests that in the short-term, the
shortfall in elderly housing will remain.

Housing supply figures show that of

all residential units rom Glenigan
currently under construclion across the
country, only 1.3% are identified

as “elderly housing”.

“Elderly housing” is defined in
the planning sysiem as units built
specifically for older people, and
excludes care homes.

If we lock at elderly housing being

buill in the private sactor, the proporlion
falls o jusl 1% of total housing

under consiruction.

FAIGURE 4 Types of housing for older people
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Some sheltered housing may also include
housing for older peopte as well as housing
for other age groups and special needs
groups, But even if all sheltered housing
schemes are also included, the units under

all schemes being submitted for planning
will achieve consent.

The fundamentals
of development

*Imaginative housing

construction across the country still make SChem es fOl' Ol der

up just 2.8% of the tolal. Retlirement housing may be classed as I

Alihough these figures must be considered ~ general housing lor planning purposes, people can save

in the context of a ‘post-crisis’ reality, as deseribed above, but the economics money for the NHS

where the construction of all types of of developing such schemes differ ! : R

houses has been near record lows, they markedly. The communal areas needed aﬂd SOCI&I SErvices.

still suggest a sizeable shortfall when for some developments mean that the They Celll also make

compared to .1he forecast growth in the effective gross to net area is reduced, lt more aﬁracﬁve

older poputation. As developments tend to be larger, the

There are signals that the appelite to overall capital costs assoc-iated with sile for dder pe&ple'to

build elderly housing may be set 1o pick 1D S | G P () move out of their

CE e e I iy Homesiieieby
) , owever, once developed, ihese P

that the number of elderiy houaing units schemes generate Vari‘;us streams of he]plng to mea the

awaiting planning consent is more than income, ranging from care and concierge pr eSSiﬂg ihousmg

double the number currently being built. fees to ground rents and exit fees — the f eds Df n

And on the funding side, a govemment charge paid 1o developers or operators e . you g

announcement is expected shortly (at the when a unit is sold. Exit fees, or property families.”

Wi CH T = ) EL TG (G L2 transfer fees, have been under scrutiny in

Care and SL{pport Specialised Housing recent years after an investigation by the NICK BOLES

Fund, a capital program{'ne administered Office of Fair Trading. Former Planning Minlster,

by the HCA and GLA. it is notable that December 2012

wilhin the last 12-18 months, construction
has slarted on several significant luxury
housing schemes in prime central London.
This underlines the demand for urban
living among older people, and itis a
trend we expect to continue. Despite

this, as a proportion of all unils for which
planning has been submitted, this sector
remains firmly below 1.5% of total

market. There is also no guarantee thal

Opportunities and
Challenges

Why do we need specialisi housing?
Why not just build more bungalows as
Brandon Lewis, the new housing and
planning minister recenily suggested?

conlinued on page 9...

FIGURE 5

Pipeline supply of elderly and sheltered housing (schemes with 10+ units)
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RETIREMENT SURVEY

A quarter of people aged over 55 would cansider moving into a retirement village in the
fullire, according e our exglusive survey.

In & survey of mote (fan 700 peopls
across Britain aged 55 and over-dondutiad
for- e purposes of this repart, we-
exammined peopla's attittes to housing in
Lanbor yisars, e B rutlmmlthuuﬂng
more specilicalty.

Asking peopls le imagne ey wern
Fricinil) |0 @ ey N i thale retimment,
wie aalled what factors wara $nporiant o
fherm. s shown in fipue 6, kaving access
toa gardon o outside spoce was oesmad
the bingest prianty, followed by ease of
malntanance as wellas an abllity (o e
independently, |tis notae hal proximity
to nmenilies and transport linka rema:n
key conssderations for fhose consicenng
anew hinmme | retirement, whethee
purpesse-HUlt o wilkin he genéal holsing
secind. These isoffan much tallk ol )
Stoownsaing” ioa retiremant home, ul
nesrly half of respondents sald that it wag.
irporiant foi them fo have roai for fiends
wr ralatives o stay, highlignting haw
oownsirg will iotalways antal] mowing 1o
anne-hadroam propety,

Whign gaked what type of proparty thay
wobd (ke 1o liyedin, the challenge for
dmﬂhpm*sdmhrnmmtﬂmhpmmls
iaid bare, Whilss nearly alhn'aﬂfrasnmdans
mmwﬂwnedm_ilve ing bqua!umm-a
ruiral ication; anibther 3296 said thiy
warbad 1o ve ina bepgaiow, oesingla

Sty ground-fipor ressdence; i tow, a3
‘showm in ﬁgum 8 Sealring =och o lsrgo
footprint for development is challengirg,

espacially with recent upward movements.
Iy residerial developeatittand pices,
Whan it comes o considanng spadific
refwemant housing, ane n four respondanis

125} sac they were fairly fIkeiy orvery.

ey 1o consider maving 1o 2 mtiremunt
village in the futre, It tris was spplied 1o
the prguilahon aued dvar 6500 Indldates
Inat around 4.4 milllon people would
considermoving o retiremeant housing,
It is worln retmembaing thal ol suraey
resuild may ba skewéd 10 the dowrside
somewhat by the relalively immatura
market forretiramen! housing rr|1i1e LR
ey wﬂllbaﬂ'remsnihﬁ If this stipyey Is
tepeated in lan o twenty vbars' lime, when
‘telrmment holsng s & muchmon
commion fediine ol lewn and clly markets,
ihe resulin may wail be-difterzpt,

Interms of whal respondants wolld ke to

“senif 2matimment village aooessioa
- garden or oulside Spans is.an gven biager

priority, with B&%: of paople saying that if

‘woulel be & kby feature of iy development,

a8 s i figlre 7 Theability o
indeperident iving Within ihe schems is
also clear, with the senond and third most
popuiar featuses being selt-contaned
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As part of the wider need for housing in
the UK Ihal meets the needs of all buyers,
building more bungalows could certainly
be a part of ihe sclution. The key here is
choice. QOlder people may choose lo stay
in lheir homes, move to another more
suitable property or look at options within
the retirement housing arena. All corners
of the housing industry should strive to
provide high quality housing choices for
active and socially engaged buyers.

Getling it right at this stage, making

sure there are a range of high quality
housing choices for the rising population of
older people, will ensure a fully functioning
housing markel now and in the future.

There is also a proven link hetween the
support offered by ditferent types of
relirement housing and reduced care bills
— lhis means that getling it right at this
stage could help miligate a cost of care

FIGURE 9

Incame distributions,
England and Wales
Age 65+

Source: Knight Frank Residenlial Ressarch

crisis, which would serve to proteci lhe
country's economy,

There is no doubt that potential demand
for these types of properly is large, and
is only set to grow. The housing wealth
held by older generations is sizeable, and
has been boosted by a near trebling in
house prices over the lasl 20 years, Itis
estimated that over-60s in England have
£1.23 trillion in unmorigaged housing
weallh. However il is worth highlighting
that there is likely to be a regional bias
in terms of housing wealth held by older
people, given the regional differences

in house prices across the country. The
geographical spread of “affluent” people
aged 60 or over is shown below.

There Is sometimes a perceplion that
retirement housing takes longer to sell,
but recent aclivity in the market suggesls
this is no longer the case.

More Affluent

Lass Affluent
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How ready is this country forthe
dramatic rise in the number of
pecple in older generations in the
coming decades?

I really do think this country is
woefully unprepared forf thelooming
demographio changes.

What are the biggest opportunities and
chalienges presented by these
demographic changes?

There are tremendous opportunities for
extending working lives, indeed for
inventing.a whole new phase of life—the
phase of life after full time work = "bonus
years® of part-time work, where people
have an easier working life, but do not
stop altogethar. This would mean they
have more money coming in, are alsa
boosting the economy and the future
spending powar too. There are also
opportunities to build new homes that
older people could aspire 1o downsize to.

Tie tabie below shaws the difference
m “downsizer equily” aorossha
counlry —a srispshiol of e ditferancs
in the value of an additional badroom,
This shows fiow midch maney wedld
be retaased by oulright cwhes (ro
rertnags) downsizing frem adloa?
bedronrmed House, of 22101 bedroam
house: Those downszing roma 3

o1 Badmom house, wolsd releass
twige this sum on average for example
moying from a8 to 1 bedroon g
ir the South West wolbld free up an

averags E100,000 n sguty.
Average equity reledsed by
each badroom
Lantian 71,202
South Eas! 62,707
South West £48,510
East of England £48,055
West Midlands T dba.
East Midlands £32,259
North East £30,731
North Wast £30,456
Yorkshire and The Humber  £28,405
Wales £24,237

Source: Kiight Frank Residential Fiesaanch
7 Land Regislry
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EXPERT VIEW
Dr Ros Altmann CBE, the Government's new champion for older

workers shares her views with Knight Frank on the UK’s
changing demographics and housing needs,

The challenges with the changes in
demographics are around financing
increasing numbers of older people if

they do not choose to work longer, or are
unable to do so. There are not enough
yalng people to pay lorincreasing
numbers of older members of society and
there are risks of inler-generational strife.
There is a huge challenge in funding secial
care needs in laterlife too,

How big an issue s housing for
older generations?

Housing offers both a challenge and an
oppoerunity. We have not built homes
suitable forpeople to aspire to downsize 1o,
yet many older people will find themselves
unable tofive comfortably in theirlarge family
homes. They would like to move somewhere
smaller, more modem, mote suilable for their
lifestyle, but do not want small flats with no
garden, ortofivain old age homes, Thereis
an oppertunity to free up some of the

Planning

There is a hurdle for retirement
housing at the very beginning of the
planning process.

Care homes have a specific classification
in the planning system. This ‘C2'
classification means that developers

do not have any abligations to provide
affordable housing. There is also leeway
for Local Authorilies to decide how to
approach the payment of the Community
Infrastruciure Levy (CIL) for these
developmenls - several LAs have waived
CIL in eertain circumstances.

Yel some relirement housing falls under
the class of C3 - in wilh general housing.
As a result, developers must make the
development finance add up when

the affordable housing requirements
are added into the mix. CIL payments
are also mandatory if the council

have adopted a charging schedule for
C3 users, which can be challenging,
especially moving up the care scale, as
Lhis levy will apply to communal areas
which are not being sold or let out. A

housing market by buikiing more new
homes specifically for older generations,
which can boost the economy and
improve heusing affordability.

Do youthink a more'US mode! of
purpose-built retirement dwellings or
villages is possible and desirable in
the UK?

Yes, definitely.

What are the key factors developers
of housing for older people should
consider?

Older people want their privacy, like to
have theirownspaceindoors and
outdoors and enjoy social activities too

- so may need local or on-site amenities
and entertainment. Adaptations for some
later life disability — elevators, wider doors,
handralls, a garden, technology and
health monitoring equipment and fithess
aids should all be considered.

recent report by Housing LIN highlights
how the net to gross area for a typical
residential developmeni is around 85%,
but this falls 1o 70% for a development
where there are communal facilities.

One oplion would be for a separate
planning use class for refirement housing,
which may leave the way open for some
reliefs or even waivers of CIL on a case
by case basis, much like the schemes
which fall under the C2 planning class.
This would allow councils to differentiate
in their CIL charging schedule between
housing and retirement housing.

The Use Classes Order was adopled

in 1987 and then amended in 2010 for
particular classifications. Given that the
order In some instances Is over 25 years
old, it is probably time that it is refreshed
to reflect the challenges thal today's
property markel faces.

Supply

Creating enough housing to meet
demand in the UK is quite rightly near
the iop of the agenda for all political
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parties as the General Election looms. Yet
room should be made, within the Nalional
Planning Policy Framework (NPPF), for
Local Authorities to outline how they
Intend to provide houslng for the older
populalions in their areas over the coming
decades. The Care Act, coming into force
in 2015, has made a start, moving housing
up the agenda for Local Authorilies under
their responsibililies for delivering health
and care.

There is room for Local Authority
involvement in new retirement housing
developments. Such schemes are ‘land
hungry' given the preference for single-
storey units with communal areas in a
central urban location {within easy reach
of shops and amenilies). Local Authorities
warking in tandem with developers to free
up land, or entering Into Joint Ventures
should be encouraged.

The recent Demos Commission on
Residential Care has focused in on the
NHS, suggesting that NHS Trusts should
sell surplus land nexi to hospitais 1o build
not only care homes but apartmenis with
some level of care provided.

In its wide-ranging year-long report on
housing with care, former Care Minister
and Chair of the Demos Commisslon
which published 1he report said: “As we
are living longer lives, housing with care is
going to become increasingly importani

in helping us stay independent, healthy
and happy. Itis vital thal the govemment
wake up to this...ta ensure...people have a
genuine choice when they need to move,”

Funding

Shrinking grants from the public sector
for this type of housing — usually accessed
by Registered Providers — mean that more
innovative funding structures, especially
in the private sector space, should also
be welcomed. In the private sector,
retirement housling funding falls between
the well-known {and generally lime
sensilive) models for general housing

and the increasingly well-funded care
home seclor,

The burgecning interest by pension and
investment funds in the private rented
residential secior could perhaps

be mirrored in this space, wilh ihe
long-term income provided by rented
retirement housing.

We also support calls for a Cabinet
Taskforce, bringing togelher lhe
Depariment for Communities and Local

Government and the National Health

Service to oversee a natlonal plan for
boosling supply of housing for older

people across the UK.

The Council of Mortgage Lenders has
called for more innovalive funding
structures for older home-buyers to help
support them. They suggest harmonising
the equity release and mortgage markets
and regulations. This would help loosen
the movement within 1he housing market,
giving more older people a wider choice of
financing options.

Conclusion

House building activity across the UK is
increasing, but it is likely to be some lime
before 1he large disparity between supply
and demand is significanily namowed .

As policymakers look at how to untangle
some of the issues blocking development
levels, it is the perfect fime to also examine
the type of housing being built.

The weighting of the UK's population is
moving inexorably upwards, and ihe need
for homes designed wilh older generalions
in mind will only grow.

People are not only living longer, but they
are healthier, so the old choice between
“my own home" or a “relirement/nursing
hame" will become less relevant. Instead,
the older people who would consider
making a move from their family home
would prefer manageable properties in
which they can live independenily for as
long as they can - with the reassurance of
some care available should they need it.
This theme is reflected in our relirement
survey (page 8).

Opening up the supply and choice of
properlies for this age-group will have
the added henefit of easing the current
constrictions in ihe housing chain,
freeing up more family sized homes for
growing families.

Moving into a new home in retirement is
not for everycne, but more people may
consider it when they can see examples
of thriving relirement communities
designed for aclive and socially engaged
older people.

As Emma Cleugh, head of institutional
consullancy at Knighi Frank, says: “It's
time to move retirement housing from the
niche to the mainstream."”

It's time to change.

RESIDENTIAL RESEARCH | u

Knight
Frank

“Good retirement
housing involves
plenty of space and
light, accessibility...a
pleasing natural
environment outside,
balconies and more.
And if the dangers
of loneliness are to
be replaced with
opportunities for
a good social life,
there must be gpace
for people 1o get
together.”

LORD RICHARD BEST

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