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INTRODUCTION

This Planning Statement has been prepared by Planning Issues Ltd on behalf of
Churchill Retirement Living in relation to a proposal for 27 sheltered apartments for
the elderly, including communal facilities, access, car parking and landscaping ranging

from 2 to 3 storeys at 127a and 127b London Road, Waterlooville.

This statement accompanies a full planning application submitted in respect of the
proposal, and provides a description of the site and of the circumstances underlying
the application. It should be read in conjunction with the following supporting

documents which accompany the proposal submission:

e  Supporting Stakeholder Engagement Statement;

® Design and Access Statement;

e Affordable Housing Statement;

e Arboricultural Impact Appraisal and Method Statement by Barrell Tree
Consultancy;

¢ Transport Statement by Mott MacDonald;

¢ Landscaping Strategy and Image sheets by UBU Design;

¢ The Need for Private Retirement Housing in Havant by David Couttie
Associates;

¢ Energy and Sustainability report by NHBC; and

e Ecological Assessment (Phase | and 2) by Ecosa.

This statement will briefly explain the concept of Sheltered Accommodation; the
national and local need for such provision; and further outline the proposals for the
application site and assess the planning merits of the scheme against the national,
regional and local policy context. The scheme will be assessed against material
planning considerations which affect this site and the merits of the proposal for

redevelopment.
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2.5

CHURCHILL RETIREMENT LIVING

Churchill Retirement Living has specialised in the provision of purpose built
apartments specifically designed for the elderly, since 1998 and have similar new

developments located throughout England.

The accommodation is specifically designed to meet the needs of independent retired
people, and provides self-contained apartments for sale contained within a single

block.

The apartments are sold with a lease containing an age restriction which ensures that
only people of 60 years or over, or those over this age with a partner of at least 55,
can live in the development. The accommodation will be managed by Millstream
Management Services Ltd, an in house Company which specialises in the management

of retirement developments.

Churchill Retirement Living are an award winning Retirement Developer, attributed
with the accolade of Best Medium Housebuilder of the Year award 2012 and The
Most Outstanding Retirement Housing Operator in the UK 2012 for the fourth
consecutive year. Details of further awards which the company have achieved can be

viewed here http://www.churchillretirement.co.uk/corporate-information/awards.html.

Introduction to Sheltered Housing for the Elderly

Both National and Local Planning Policy seek to ensure that everyone is able to have
the opportunity of a home which best suits their needs. The growth in the elderly
population in the UK is well known, and sheltered housing meets a specific and
growing need. By providing local elderly people with safety, security and
companionship, sheltered housing can help to maintain good health and general well

being.
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Whilst the age restriction contained in the lease is 60, from recent research
undertaken by Churchill it is found that the average age of occupiers is 79, the

majority of which are single female households.

Sheltered housing produces a large number of significant benefits which can help to
reduce the demands exerted on Health and Social Services and other care facilities —
not only in terms of the fact that many of the residents remain in better health, both
physically and mentally, but also doctors, physiotherapists, community nurses,
hairdressers and other essential practitioners can all attend to visit several occupiers

at once. This leads to a far more efficient and effective use of public resources.

Sheltered housing also helps to address a common and growing problem experienced
by many local authorities by releasing housing onto the general market which is
currently under-occupied; help to maximize urban brownfield land which helps to
reduce pressure for development on more sensitive sites in Greenfield locations; help
to discourage the use of private vehicles by being located within highly sustainable
locations in relation to town centres and public transport routes; and introduce a
neighbourly use of the sites, which as a result can add to the vitality and vibrancy of

town centres.
The communal facilities which are included within the developments are as follows:

- A lodge manager is employed by the Management Company to provide
assistance and security for the owners of the apartments. The manager provides
the safety and security necessary for many of the residents as they reach old age
and increasing frailty. They would also be in charge of the day to day
maintenance of the development and oversee the maintenance of the gardens
etc. The manager has their own office near the entrance to the building in order
that they can keep survey the coming and goings from the building. The manager
is on call during normal working hours, however, at times when the manager is
out of the development there is an emergency alarm system fitted in each of the
apartments and communal areas for use by the residents in an emergency. This

is in the form of a telephone system which can, if necessary, be activated by a
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button on a pendant which is worn around the owners’ neck. This alarm system
is linked to a national call centre which is manned 24 hours a day, 7 days a week.

The response to the call is rapid;

A video entry system which is linked to the owners’ televisions in their
apartments. This system allows complete security and instant recognition of the

person who is calling at the main entrance door;

An Owners Lounge is provided for use by all residents and their guests within
the building. The room is used for coffee mornings, fish and chip suppers, bridge
evenings, special events and residents meetings. Some of the residents spend a
considerable amount of time in this lounge reading and undertaking other
hobbies. It is a sociable place in which to meet and converse. The lounge is
provided with a small kitchen which is fitted with a sink, microwave and
cupboards which is available for events such as coffee mornings, movie evenings

and entertaining guests;

A communal lift is provided for use by all residents and visitors. The lift is
fitted with an emergency call system and seat. The lift is wide enough to

accommodate a wheelchair if necessary;

A communal landscaped garden area is provided which is maintained by
the Management Company. The quality of the landscaping is very high, which
has been evidenced at other schemes which have won awards for the

landscaping provision;

A guest suite is provided for use by relatives of owners who wish to stay
overnight. The room is fitted with twin beds and has a shower room and
tea/coffee making facilities. The room can also be used by residents of other
Churchill Retirement Living apartments who may wish to visit friends or family
in the nearby area or indeed take a holiday away in an equally safe and secure

environment;
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2.10

- A communal toilet is provided adjacent to the lift for use by relatives and

visitors;

- A communal bin store is provided for use by residents. This ensures that
refuse and recycling does not build up in communal areas and the refuse
collector can access and dispose of rubbish easily and quickly. The refuse room
is accessible by residents through a set of doors from the inside of the building
with both sets of external doors remaining locked shut at all times. The Lodge
Manager is responsible for taking the bins to the back edge of pavement for the
weekly (1 a week) collection from the development. The Lodge Manager will be
responsible for bringing the bins back into the development following emptying.
This will be the only time that the refuse room is opened and will remain locked
whilst the bins are awaiting collection. The Lodge Manager will be responsible
for monitoring the collection of refuse and as such the bins will not be left out

for a lengthy period of time following collection;
- A communal car parking area is provided for use by those residents who
have cars on a first come first served basis. Visitors or staff are not encouraged

to park on site;

- A safe and covered area for housing and recharging battery buggies is also

provided.

The Need for Sheltered Housing for the Elderly

This year a third of households will be headed by someone aged over 65 and 75% of
older people will be owner-occupiers. Over the last two years the industry has only
built 500 new homes for older people and with only 100,000 private properties in the
UK defined as retirement, private sheltered housing demand and need is increasing
exponentially. Good quality retirement housing has important social and health
benefits for older people reducing the burden on public services and costs to the

Government.
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It is a well known fact that the population of Great Britain is ageing as people are living
longer and there is a decline in birth rates. The latest 2011 Census statistics show
that currently approximately | in 6 people in the population of England and Wales are
over 65 years of age. Furthermore the census also revealed that there are now nearly
half a million people over the age of 90. What is most important to note from the
Census information is that the over 65 year old age group is by far the quickest

growing age group.

The highest population growth within the UK between 2001 and 201 | was recorded
in London, the East of England and the East Midlands. In respect of the number of 65
and over within the East of England, overall this equates to a 1% rise between the
same period or can be shown that | in every 5 people are aged over 65 within this

area.

The first detailed analysis of returns from the 2011 census show that the overall
number of people turning 65 in 2012 increased by 30 per cent in a single year. Figures
published by the Office for National Statistics reveal that there were 726,069 people

aged 64 in England and Wales in 201 | when the census was carried out.

As the population of the country steadily rises and life expectancy has dramatically
improved in recent decades, it means that there are more 65 year olds in the UK than

at any previous point in history.

Next year the rate will be similar with around 720,226 people due to reach state
retirement age. Although the numbers retiring will then reduce slightly, there will still
be well over 600,000 people turning 65 each year until at least 2018 and overall, 3.3
million people are poised to hit state pension age in the next five years. The sudden
spike in the number of people drawing their pensions for the first time reflects a surge

in the birth rate after the end of the Second World War.

While the average age of the population of England and Wales has been increasing the
average household size has been decreasing. Currently there are 2.4 people for every
household in the country. The under occupation and under utilisation of properties

pose a very real obstacle to housing delivery, and for the provision of homes for all.
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In April 2012 the Housing and Homelessness charity Shelter published a report ‘A
Better Fit" which considered the housing needs of older people and the increasingly
ageing population. The report highlights the under occupation of the housing stock by
over 55 households and the need for a significant increase in the supply and range of
suitable housing for older people. The report recommends that the planning system

must support the development of housing for older people.

In 2011, the University of Reading published a report entitled Housing Markets and
independence in old age: expanding the opportunities, which analysed why older
people in the UK do not have sufficient choice regarding home ownership and how
the challenges of providing more private sector housing can be addressed. The report
was produced as a piece of academic research by Professor Michael Ball and highlights
how the Government’s National Planning Policy Framework and the Localism Agenda
could contribute to the changes required to make a real difference to older

homeowners now and in the future. The report highlights several key statistics;

“There are currently around 105,000 owner occupied retirement housing (OORH)
dwellings in the UK, about 2% of the total number of homes for those aged 65 and

over.”

“As the UK’s population grows and ages over the next 20 years, the number of
households over 65 years old will increase at a particularly fast rate. There are
expected to be an extra 3.5 million householders by 2033 in England alone, a 60%
increase on today. By then, a third of all households will consist of those aged over

65, up from 23% in 2008.”

2.19 In February 2008 the Government published “A National Strategy for Housing in an

Ageing Society”. The strategy explains that housing and ageing is a cross government
priority and examines the scale of demographic change that will occur in the next

twenty five years. Chapter 2 of the strategy states:

“In 2006, there were 3.3 people of working age for each person of pensionable age

in the UK. This figure is expected to fall to 2.9 by 203 1. Over the next 30 years,

. 9
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2.23

the population aged 65 years and over is set to rise from 9.7 million to |7 million,
an increase of 76 per cent. The number of people aged 75 years and over is
expected to increase by 4.4 million, or 95 per cent, and the number of people aged
85 years and over is likely to rise by 2.3 million, an increase of 184 per cent.
Looking further into the future, a child born today has a one in five chance of

celebrating his or her one hundredth birthday.”

In 2001, the then department of the Environment, Transport and the Regions and the
Department of Health jointly published a document entitled “Quality and Choice for
Older People’s Housing — A strategic Framework” (January 2001). This publication
states clearly that only 5% of older households live in a form of sheltered housing, and
that of the total stock of approximately 500,000 units of sheltered accommodation
less than 6% are private sector — only enough private stock to house around 0.55% of

older owner-occupiers.

The spike in the number of people reaching retirement age has long been predicted
but the effects are being felt unevenly across the country. A breakdown of census
findings by LPA area published in the summer shows a major demographic
transformation over the last 10 years with younger people coming to dominate in
cities, especially London, and the elderly increasingly concentrated in rural and coastal

areas.

As can be seen from the above there is a significant growth in the elderly population
at all levels, the majority of whom are owner occupiers who are living in properties
which often no longer meet their housing needs. This equates to a need for private

sheltered housing for the elderly at both national and local level.

In November 2012 a report commissioned by the All Parliamentary Group on
Housing and Care for Older People was published. Entitled “Housing our Ageing
Population: Plan for Implementation” and widely referred to as the HAPPI? report. This
is the second report in a series of reports looking into the specific housing
requirements of the UK’s ageing population and provides examples of best practice

across the development industry.

. 10
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2.24 The HAPPI? report recognises that meeting older people’s housing needs is a national

In addition to the ageing population we are also undergoing Demographic

and Social Change and states;

“Social and cultural shifts have made it less certain that successive generations will
be able and willing to take on the responsibility of looking after others. Some older
people who have cared for their own parents expect their children to do the same
for them, but others are adamant that they want to avoid ‘becoming a burden’
themselves. Our family structures are now routinely complicated; our days and
nights are busier and our household budgets stretched by priorities that are less

clear cut.

We have a higher proportion of single-parents and more households in which both

partners work, than, say two generations ago.”

“Our tendency to have children later in life, and support them for longer means that
there may be no break between raising a family and caring for our parents. With
property price rises, few sons and daughters have room to accommodate older
relatives; sharing out the load between siblings can cause family conflict especially at
the “superdensities” now considered desirable in much urban development. Smaller
homes means that just having our ageing parents to stay can be stressful; the
likelihood of getting planning permission for a granny annexe seems more remote

than ever.”

2.25 The social benefits of retirement housing also need to be recognised as it can help to

2.26

reduce the demands exerted on Health and Social Services and other care facilities as
many of the residents remain in better health, both physically and mentally.
Postponing entry into residential care by a year could reduce costs by £26,000 per

person (HAPPI? report).

It is considered that the concept of “Lifetime Homes” referred to in the HAPPI* report

is not practical and it will remain virtually impossible for many older people to remain
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2.28

2.29

in their own home as they age and their mobility and care needs increase, clearly the
majority of these dwellings would not be suited to stair lifts or installation of rails etc.
Notwithstanding any of the above such dwellings even if fully compliant with lifetime
homes become increasingly difficult for people to manage and maintain. As a result
there is a vitally important role for private sheltered housing to support the ageing
population, release under-occupied family housing and reduce the burden on

infrastructure.

Sheltered housing produces a plethora of significant benefits which has been proven to
help to reduce the demands exerted on Health and Social Services and other care
facilities — not only in terms of the fact that many of the residents remain in better
health, both physically and mentally, but also doctors, physiotherapists, community
nurses, hairdressers and other essential practitioners can all attend to visit several
occupiers at once. This leads to a far more efficient and effective use of finite public

resources.

Private sheltered housing also helps to address a common and growing problem
experienced by many local authorities by releasing family sized housing onto the
general market which is currently under-occupied. Such developments help to
maximize urban brownfield land which helps to reduce pressure for development on
more sensitive sites in Greenfield locations. This further assists in discouraging the
use of private vehicles by developments being located within highly sustainable
locations in relation to town centres and public transport routes. Further such
developments introduce a neighbourly use of the sites, and moreover this adds to the

vitality and vibrancy of town centres.

As part of the evolving National Planning Policy Framework it is essential that a more
effective planning policy system is introduced that recognises older people’s needs and
the delivery of homes for older people in the future. It is recognised that there is
already an emphasis on meeting the housing needs of older people at paragraph 50 of

the Framework which states that 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 but not

. |2
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limited to, families with children, older people, people with disabilities...)” (my

emphasis)

2.30 In respect of the housing market, it is considered that reducing the number of under-
occupied family houses by older people should be an important objective for the
Government. Under occupation of family sized housing is one of the root causes of
demand for building higher levels of new homes. An older person moving into
retirement housing nearly always releases under occupied family housing back into the

housing market.

231 The recently published DCLG report English Housing Survey 201 |- 2012, published in
February 2013, further adds to this consideration. In respect of the current

demographic and economic characteristics the report stated

“Outright owners were mainly in the older age groups with 58% of them aged 65
or over”
“The social rented sector had a much higher proportion of older tenants 29% of

social renters were aged 65 or over compared with only 8% of private renters”

2.32 Perhaps more critically given that the majority of properties owned outright are

owned by those over 65 are the following considerations;

“As in 2010-2011, around 8 million household were estimated to be under
occupying their accommodation... at least two bedroom[s] more than they needed

according to the bedroom standard.”
“A further 7.7 million households (35%) had one bedroom more than they needed.
2.33 Given the above statements the amount of under occupied homes in the over 65 age

group is a significant critical factor in releasing family housing back onto the open

market.

. |3
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2.34

2.35

2.36

237

2.38

Working in Partnership

Churchill Retirement Living always seek to work in partnership with Local Planning
Authorities to ensure an appropriate range of housing is offered to the elderly in a
way that satisfies the policies of the respective Development Plans while also satisfying
the Government’s wider planning and housing objectives. To assist in the achievement
of this, Churchill Retirement Living participated in the production of a good practice

guide entitled ‘Planning for Retirement Housing’.

The accompanying David Couttie Associates report (see Section 4 for further details)
provides evidence that the development proposal helps meet the need for a particular
type of housing for older people where there is a significant shortfall, and an

increasingly ageing population

Environmental Policy

Churchill Retirement Living is committed to the principle of sustainable development
and seeks to ensure their developments embrace the many aspects of sustainability to
secure responsible management of the environment for today’s and future

generations.

Their schemes utilise ‘brownfield’ sites in highly accessible locations close to
community facilities and shops, with access to alternative modes of transport enabling
a reduction in car numbers and ownership, but make provision for battery operated

buggies and cycles where necessary.

Landscaping is an important feature of the development and the accompanying design
provides an indication of the proposed planting levels to make the most effective use
of the space as well as make a positive contribution to the amenity value, making it a
more pleasant environment. The landscaping design is of an extremely high standard
and will improve the environmental quality of the site for prospective residents. The
situation adjacent to the busy junction means that the landscaping will need to help

dissipate noise and help to improve air quality.

. | 4
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The proposed landscaping within the development will provide a positive contribution
to the external and internal views of the site. The prospective residents generally
move from large family houses with well maintained gardens and as such the
landscaping amenity areas for Churchill Retirement Living developments are of
extremely high quality and impact. As the developments are age restricted and
mobility can be an issue for some residents, the amount of space required for

landscaping is much lower than that required by general needs housing.

General purpose apartments are likely to be occupied by people with a range of ages.
Therefore these people may be expected to have a variety of open space
requirements, for example children may require grassed areas to run around, adults
may require space for barbecues or to hang washing out to dry whilst more elderly
residents may require shady spots to sit out. By contrast sheltered apartments, being
occupied by people of similar ages, would not require such variety and therefore a

smaller space can successfully meet all the needs of residents.

There are no factors which demand that sheltered apartment residents require
significantly more private amenity space per person than general purpose apartment
residents and factors exist which suggest that sheltered apartment residents require
less. Churchill Retirement Living has a number of sites of a similar nature which are in
town centre locations and therefore restricted in terms of size. With this in mind, the
area available for usable amenity space is constrained mainly to high impact visual
planting which provides a pleasant outlook for residents. Examples of similar sites
with limited amenity space are mentioned below and can be viewed on the company

website at http://www.churchillretirement.co.uk/our-developments-counties.html;

The quality of landscape provision within Churchill Retirement Living developments is
extremely important for prospective residents. As such, a number of new
developments are often entered into various New Homes award competitions, with a
separate award for excellence in Gardens. The following sites have recently received
this accolade Mulberry Lodge, Emsworth; Hamlet Lodge, Gloucester and Acacia

Lodge, Fareham. The awards are well coveted and are held in high regard by Churchill

. |5
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2.44

2.45

Retirement Living as they act as a quality assurance benchmark within the retirement

house builder industry.

Construction of the developments incorporates the use of local materials where
possible and many energy saving devices, which is assisted by the containment of the

apartments in a single block.

Landscaping is an important feature of the development where many of the existing

natural features are retained where possible and reinforced.

Churchill Retirement Living are continually reviewing their environmental policies and
examining the newly evolving sustainable systems for incorporation into their
developments where appropriate. Indeed, the use of an air source heat pump within
the development proposal demonstrates Churchill Retirement Living’s commitment to

the principles of Sustainable Development and for on-site energy generation.

. |16
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3.3

3.4

3.5

3.6

THE DEVELOPMENT SITE AND APPLICATION PROPOSALS

Planning History

A search of the planning register reveals the following recent and relevant planning

history in respect of the site.

In 2007 a planning application (LPA ref: 07/72522/000) was refused for the
demolition of 2 dwellings; erection of part 3 & part 2 storey building comprising 28

Category Il sheltered apartments with associated parking and amenity space.

In 2008 a planning application (LPA ref: 08/72522/001) was refused for the
demolition of 2 dwellings. Erection of part 3 and part 2 storey building comprising 26
Category Il sheltered apartments with associated parking and amenity space. An

appeal was submitted but subsequently withdrawn.

In 2012 a planning application (LPA ref: APP/12/00430) was submitted and withdrawn
for the demolition of existing dwellings and erection of a part two, part three-storey
building comprising 26 Category |l sheltered apartments and | visitor suite with 8

parking spaces.

On 21 September 2012 planning permission (LPA ref: APP/12/00785) was granted
for the demolition of existing dwellings and erection of a part two, part three storey
building comprising 26 Category |l sheltered apartments and | visitor suite with 6

parking spaces.

Pre application Stakeholder Engagement

In line with best practice the application proposal as currently submitted has evolved
through a process of local stakeholder consultation and engagement. This has
included discussions with the Council by virtue of pre-application discussions, and a
public exhibition, which Officers and Members of the Council and local

residents/businesses were invited to attend.

. |7
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3.7

3.8

3.9

3.10

3.11

3.12

3.13

3.14

A detailed supporting statement relating to the process of pre-application
stakeholder engagement accompanies this planning application. This is includes a
summary of how the submitted proposals have responded to any concerns that were

raised.

The Development Site

The site, which comprises approximately 0.21 hectares, is roughly rectangular in
shape. It is located on the western side of the London Road/Hulbert Road

roundabout immediately to the north of Waterlooville Town Centre.

It comprises two chalet style bungalows sited close to the front boundary with large

mature gardens to the rear.

The site is generally flat before falling away quite sharply at the southern and western

boundaries.

The site adjoins the northern boundary of Waterlooville Town Centre which
contains a wide range of shops and community facilities. Bus services run on London
Road and there are also a number of bus stops within the town centre serving
several routes. The site therefore has excellent access to the shops and services
within the town centre and local public transport, making it an excellent location for

elderly people.

The Proposed Development

The proposed development will provide 27 wunits of private sheltered

accommodation for the elderly.

The proposal includes 6 car parking spaces. This equates to a parking space ratio of

0.22.

The site will be served by an access off Maurepas Way and an egress onto London

Road.

. |8
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3.16

3.17

3.18

3.19

The building has been articulated to provide visual interest and to respect the

character of the neighbouring buildings.

Careful consideration has been given to ensure that the proposed development
would not result in material harm to the living conditions of adjoining residents. This
has been achieved by setting the proposed building away from the site boundaries to

provide generous separation distances to the surrounding buildings.

The development will include a high quality landscaped amenity space which wraps
around the building and will be maintained in perpetuity by the management

company.

The proposal, application site, and the surroundings are fully described and analysed
in the Design and Access Statement accompanying the planning application. Further
discussion of the design rationale and the impact on the character and appearance of

the area is also included within this statement.

It should be noted that the proposed development is comparable with the extant

permission in terms of its scale, bulk and massing.

. 19
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42

4.3

44

4.5

4.6

PLANNING POLICY FRAMEWORK

The Development Plan for the area currently comprises the Havant Borough Local

Plan Core Strategy (2011) and Allocations (2014).

Other material considerations include the National Planning Policy Framework, the

Planning Practice Guidance and a number of SPG/SPD.

These documents are reviewed below.

National Planning Policy Framework

In March 2012, the NPPF was published to provide a single reference point for
national planning policy guidance in the United Kingdom. The overriding message in
the NPPF is one of sustainable development, reiterating the widely accepted
definition from Resolution 24/187 of the UN General Assembly “as meeting the needs
of the present without compromising the ability of future generations to meet their own
needs”. In planning terms, sustainable development incorporates economic, social
and environmental elements in order to achieve an equitable development, and this

should be maintained as golden strand within the consideration of development.

Paragraph 9 highlights the positive improvements which can be brought about
through sustainable development projects including;

e “._moving from a net loss of bio-diversity to achieving net gains for nature;

® replacing poor design with better design;

® improving the conditions in which people live, work, travel and take leisure; and

® widening the choice of high quality homes.”

The NPPF at Paragraph 14 introduces the presumption in favour of sustainable
development, providing that the development accords with the up-to-date
development plan and should be viewed by decision makers as a material

consideration in drawing up new plans or determining applications.

. 20
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4.7

4.8

4.9

4.10

4.11

The Government recognise that housing choice is important across all ages and
tenures. Paragraph 50 notes that LPAs 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 but not limited to, families with children, older people, people with

disabilities...)”

The requirement for good design is a material planning consideration and one which
is emphasised at Paragraph 58;
®  “Planning policies and decisions should aim to ensure that developments:
® will function well and add to the overall quality of the area, not just for the short
term but over the lifetime of the development;
e establish a strong sense of place, using streetscapes and buildings to create
attractive and comfortable places to live, work and visit;
e _.create safe and accessible environments where crime and disorder, and the fear of
crime, do not undermine quality of life or community cohesion; and

e are visudlly attractive as a result of good architecture and appropriate landscaping.”

It is noted that design policies should not be too prescriptive and that local design
codes and design review arrangements are advantageous to ensuring delivery of
innovative, inclusive, high quality design. Paragraph 65 directs that “Local planning
authorities should not refuse planning permission for buildings or infrastructure which
promote high levels of sustainability because of concerns about incompatibility with an

existing townscape...”

Paragraph 128 requires applicants to describe the significance of any heritage assets
affected, including any contribution made by their setting. The level of detail should
be proportionate to the assets’ importance and no more than is sufficient to

understand the potential impact of the proposal on their significance.

Paragraph 129 requires LPAs to identify and assess the particular significance of any
heritage asset that may be affected by a proposal, stating that “They should take this

assessment into account when considering the impact of a proposal on a heritage asset, to

. 21
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4.12

4.13

4.14

4.15

4.16

avoid or minimise conflict between the heritage asset’s conservation and any aspect of the

proposal.”

Paragraph 131 requires LPAs to take account of the following:

® the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

e the positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and

e the desirability of new development making a positive contribution to local character

and distinctiveness.

Paragraph 132 states that “When considering the impact of a proposed development
on the significance of a designated heritage asset, great weight should be given to the
asset’s conservation. The more important the asset, the greater the weight should
be. Significance can be harmed or lost through alteration or destruction of the

heritage asset or development within its setting.

Paragraph 134 states that “Where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be
weighed against the public benefits of the proposal, including securing its optimum viable

”

use.

The NPPF recognises the importance in the planning process of pre-application
engagement and front loading in order to minimise the overall risk to developers for
delays during the application period. This also includes local stakeholder engagement

opportunities which are highlighted at Paragraph 189.

In determining planning applications, Paragraph 197 reiterates the presumption in
favour of sustainable development application, whilst Paragraph 204 highlights the
importance of seeking Planning Obligations which meet all of the following tests;

® “necessary to make the development acceptable in planning terms;

o directly related to the development; and
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4.18
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® fairly and reasonably related in scale and kind to the development.”

The prevailing market conditions should be taken into account to ensure that
sufficient flexibility exists to ensure that development proposals do not become
economically unviable due to onerous planning obligations. Equally, planning
conditions should only be imposed in circumstances where they are necessary,
relevant to planning and to the development approved, enforceable, precise and

reasonable in all other respects (Paragraph 206).

National Planning Policy Guidance

The National Planning Policy Guidance, which was published on 6" March 2014,

includes the following section on 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, location and quality of
dwellings needed in the future for older people in order to allow them to move. This
could 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
also be used. The future need for older persons housing broken down by tenure and
type (e.g. sheltered, enhanced sheltered, extra care, registered care) should be assessed
and can be obtained from a number of online tool kits provided by the sector. The
assessment should set out the level of need for residential institutions (Use Class C2).
But identifying the need for particular types of general housing, such as bungalows, is

equally important.

The Havant Borough Local Plan (Core Strategy) 201 |

The Havant Borough Local Plan (Core Strategy) is the principal document in the
council's Local Plan. It sets out the spatial planning strategy for the area up to 2026.

It sets out how many new homes and jobs are needed and their distribution. It also
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sets out what services, facilities and infrastructure such as green spaces, shops and
community services are needed and when and how they will be delivered whilst

having regard to the Borough's high quality natural environment.
The relevant policies in the Core Strategy 201 | are as follows:

o (CS9 (Housing) — states that planning permission will be granted for housing
proposals that will:

- Deliver on average 30-40% affordable housing or more and secure a
suitable contribution, unless a lesser requirement has been transparently
justified on viability grounds.

- Achieve a suitable density of development for the location, taking into
account accessibility to public transport and proximity to employment,
shops and services in addition to respecting the surrounding landscape,
character and built form.

- Provide a mix of dwelling types, sizes and tenures which help meet
identified local housing need and contribute to the development of mixed
and sustainable communities.

- Provide accommodation for the ageing population in sustainable locations,
taking account of the need to provide for a variety of care needs and

flexibility to accommodate differing requirements of ageing care.

e CSI4 (Efficient Use of Resources) — states that planning permission will be
granted for development that on completion, unless proven to be financially
or technically unviable, meets Level 3 of the Code for Sustainable Homes.
Particular attention should be paid to water efficiency measures. Allowable
Solutions’ may be used to achieve higher levels of carbon reduction where
on-site proposals are not feasible or viable.

e CSI6 (High Quality Design) — states that planning permission will be granted
for development that is designed to a high standard, which helps to create
places where people want to live, work and relax. All development should
demonstrate that its design meets a number of detailed criteria.

e (CS21 (Developer Requirements) — states that development will be permitted

if on-site and/or off-site infrastructure requirements are met. Where new or

. 24
planning



improved infrastructure is essential for planning permission to be granted the
council will require the on-site or off site provision and/or contributions
through planning obligations. Where appropriate the council will seek on-site
provision or financial contributions to ensure the timely off-site or on-site
delivery of infrastructure. Where on-site provision or financial contributions
are made, arrangements for the ongoing maintenance of facilities will be
required. Where the necessary contributions are not agreed by the
developer, planning permission will be refused.

DM7 (Elderly and Specialist Housing Provision) — states that within the
defined urban areas development specific to the requirements of the elderly,
people with disabilities or other forms of specialised supported housing
provision will only be permitted provided that the following relevant criteria
are met:

|. It is demonstrated that appropriate levels of on-site amenity space are
accessible for residents’ use which provides a satisfactory outlook for all
residents.

2. A setting for the building is provided which is in keeping with the
surrounding area.

3. Sufficient space for servicing is provided.

4. Services that may generate noise and disturbance (such as laundry
rooms, kitchens and refuse storage) are located and designed to avoid
undue disturbance to the amenities of neighbouring properties.

5. The development would not result in a concentration of such uses in
one of the five areas of the borough or an over-concentration within

each of these areas.

DM8 (Conservation, Protection and Enhancement of Existing Natural
Feature) — states that development will only be permitted where it protects
and enhances local habitats and landscape distinctiveness and which addresses
a number of detailed criteria.

DMIO (Pollution) — states that development that may cause pollution of
water, air or soil or pollution through noise, smell, smoke, fumes, gases,

steam, dust, vibration, light, heat, electromagnetic radiation and other
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4.23

pollutants will only be permitted where a number of detailed criteria can be
met.

e DMII (Planning for More Sustainable Travel) — states that the council will
seek to ensure that every opportunity is taken to increase integration of
sustainable travel modes and availability of non-motorised modes by
appropriate measures.

e DMI2 (Mitigating the Impacts of Travel) — states that new developments will
be required to mitigate their travel impact, including the environmental
impacts of travel (such as noise, air and visual pollution) and impacts on
amenity, health and climate change by ensuring that, where relevant, a
number of detailed criteria are met.

e DMI3 (Car and Cycle Parking on Residential Development) — states that
residential development will only be permitted where it provides car parking
and cycle storage in accordance with the standards set out in the Residential

Car Parking and Cycle Provision Supplementary Planning Document.

The Havant Borough Local Plan (Allocations) 2014

The Havant Borough Local Plan (Allocations) identifies sites for specific uses
including, housing, employment, retail, recreation and green infrastructure up to
2026.

The application site is not allocated in this document.

Supplementary Planning Documents

Borough Design Guide SPD (December 201 1)

The Design Guide supplements Policy CS16 of the Havant Borough Core Strategy
and aims to raise the standard of design across the borough. It sets out the council’s
design expectations with regard to new development and helps to identify and define
the distinctive character and qualities of the borough that should be respectfully

improved and enhanced through development.
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4.28

429

Housing SPD (July 201 1)

The Housing SPD supplements Policy CS9 (Housing) of the Havant Borough Core

Strategy.

It states that any financial contribution in lieu of on-site affordable housing will be
equal to the cost of providing affordable housing on-site i.e. the value of the serviced
land for the affordable housing units had they been provided on-site. Where a
developer believes that affordable housing requirements make a scheme unviable, an
open book approach must be adopted and the claim substantiated by detailed

evidence that allows viability to be tested and verified by an independent valuer.

It also states that developers should consider fully the financial implications of
affordable housing provision before acquiring land. Failure to do so will not be

accepted as justification for departing from Core Strategy Policy CS9.

If the developer has demonstrated genuine significant economic constraints in
providing the required level of affordable housing provision, the council will require
the developer to fully explore the options available to achieve economic viability and

provide an agreed level of affordable housing provision
Residential Parking and Cycle Provision SPD (March 2010)

The Residential Parking and Cycle Provision SPD supplements Saved Policy T9 of the
Havant Borough District Wide Local Plan (HBDWLP) and will apply to all new
residential development, redevelopment and changes of use for residential purposes.

It should be read alongside Policy DMI3 in the Core Strategy.

For ‘Older Peoples’ Housing’ it states that it is considered acceptable and
appropriate that a reduced parking requirement should apply. It acknowledges that
the lifestyle and travel requirements of the occupants will result in less need for

multiple vehicle ownership. Within Waterlooville Town Centre, Table 6 of the SPD

. 27
planning



4.30

refers to a standard of between 0.5 and | space per unit. Mobility vehicle storage

provision may also be required in addition to cycle long and short stay provision.

Other Guidance

Havant Borough Council Developer Contributions Guide

This document provides detail on the council’s Community Infrastructure Levy and
identifies cases where contributions through Section 106 (S106) planning obligations
and Section 278 highway agreements will be sought in the context of Policy CS21| of

the Havant Borough Local Plan (Core Strategy).
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52
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5.5

PLANNING ANALYSIS

In the context of the above, the key material planning considerations relevant to the

proposed development are identified as follows:

® Principle of Development;

® Housing;

e Design;

e Residential Amenity;

¢ Transport;

e Ecology:

® Landscaping and Trees;

e Sustainability and Energy; and

¢ Developer Contributions.

Each of these issues will be considered in turn in the following analysis.

Principle of Development

The extant planning permission (LPA ref: APP/12/00785) has established the principle
of the development of this site for a block of 26 one and two bedroom sheltered

apartments.

The site falls within the existing built up area of Waterlooville. Furthermore it is

located within an area that can be generally characterised as residential in nature.

With the National Planning Policy Framework (NPPF) in mind, the site is clearly in a
sustainable location and will ensure delivery of a much needed form of residential
accommodation whilst helping to meet the aims of building a strong, competitive

economy and ensure the vitality of Waterlooville.
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5.6

5.7

5.8

5.9

5.10

5.11

5.12

Paragraph |11 of the NPPF states that planning decisions should encourage the
effective use of land by re-using land that has been previously developed (brownfield

land), provided that it is not of high environmental value.

Policy DM7 (Elderly and Specialist Housing Provision) of the Core Strategy states
that within the defined urban areas development specific to the requirements of the

elderly will only be permitted if it complies with five specific criteria.

In this regard, the proposed development provides appropriate levels of on-site
amenity space are accessible for residents’ use which provides a satisfactory outlook
for all residents. Similarly a setting for the building is provided which is in keeping
with the surrounding area. The level of amenity space and space around the

proposed building is comparable with that of the extant scheme.

Sufficient space has been provided for servicing and any services that may generate
noise and disturbance (primarily the air source heat pumps in this instance) are
located and designed to avoid undue disturbance to the amenities of both future

occupants and neighbouring properties.
Whilst there are other sheltered housing schemes in the locality, it is not considered
that the development would result in an over-concentration in the areas. This was

accepted in respect of the extant scheme.

In the light of the above, it is unquestionable that the site is suitable for residential

development.

Housing

Housing Need

The accompanying David Couttie Associates report ‘The Need for Private

Retirement Housing in Havant’ provides analysis of the existing sheltered housing
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provision in the local area and concludes that there is a significant under provision of

private tenure housing of this type. This is demonstrated by some dramatic facts:
Demographic Change

e There is a significant forecast growth in the number of older people in the
Borough whose housing requirements will not be met within the existing
stock.

® The growth in the 65+ age groups of 15,400 people is an increase of 58.1%,
compared to the increase in the decreasing rate of 2,700 people in the
population aged below 65 years (2.8%).

® There is forecast to be an increase of 9.8%, 2,600 more people in the over 65
group in the current period to 2017.

e The 65+ age group represents 123.8% of total population growth in the
current period to 2017. The 65+ group grows from 21.8% in 2012 to 31.3%
of the total population in 2037.

e The 75 and older age group is forecast to increase by more than three
quarters, rising by 84.4% by 2037. The demographic shift is already happening
with growth of 9.4%, 1,200 more people over 75 in the current period to

2017.
Sheltered Stock Supply Balance

® The provision of affordable sheltered housing for rent by housing associations
of 1,205 units is 66.4% of all sheltered stock in the Borough, yet only 20.0%
of the population live in social rent. One in nine social tenants of all ages
could gain access to sheltered stock.

® There are only 609 units currently built for sale in the private sector to meet
the needs of 35,387 owner-occupiers who are 69% of all households.

® There are already social sheltered units to house one in every 9 tenant
households, compared to one sheltered housing unit for every 61 owner

occupier households.
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Social housing tenants are nearly seven times more likely to be able to gain
access to sheltered housing than owner occupier households in the private
sector.

80% of all households live in the private sector (including ownership and
private rent) but there is evidence of only 7 units of the existing private
sheltered housing stock (for purchase) of 609 units, currently available for
sale.

There is therefore a potential significant level of unmet market demand for

sheltered housing.
Making Best Use of the Stock

The impact of under-occupation is significant, and will worsen as the
proportion of older people in the population increases, both now and in the
long term.

There are clearly a large proportion of households with significant equity and
the financial ability to trade down into sheltered housing if it was available
locally.

Making best use of the stock must involve planning policy finding a wider
range of housing options for older people, especially in the private sector.
The Shelter Report ‘A Better Fit? — Creating Housing Choices for an Aging
Population’ Shelter April 2012 gave the following recommendations:

- ‘Local planning authorities must factor older people’s housing into
local plans, strategies and housing market assessments’

- ‘The planning system must support the development of housing for
older people. The introduction of the National Planning Policy
Framework provides an opportunity to give housing for older people
a higher priority and to clarify the guidance on how housing for older
people should be classified.’

- ‘We need a significant increase in the supply and range of suitable
housing for older people, including private-rented and owner-

occupied specialist housing.’
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5.14

5.15

5.16

5.17

® The proposed redevelopment to form 27 private sheltered apartments for
the elderly at 127a and 127b London Road, Waterlooville would increase the
level of access to sheltered housing for local residents, adding 4.4% more

units to the stock.

The report concludes that the benefits which would flow from this development
would make a positive contribution to the core housing and planning policy

objectives to:

® address the need to plan for a housing mix based on current and future
demographic trends and the needs of different groups in the community;
¢ free up larger under-occupied dwellings; and

e contribute to the provision of a better balanced housing stock.

It also concludes that the provision of retirement housing for older people meets the
needs of a large and growing group of the population, and that the analysis of the key
factors affecting future population growth and local housing supply and demand
provides a compelling market case for additional private sheltered housing in

Cherwell.

Affordable Housing

Affordable Housing and the requirement for provision from this scheme is reviewed

in detail within the accompanying Viability and Affordable Housing Statement.

This report analyses the policy requirement in light of the current economic climate

and the viability of provision against the current development proposal.

Design

The design, scale and massing of the proposed development is broadly comparable

with that of the extant scheme and as such should be acceptable.
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5.19

5.20

5.21

5.22

5.23

5.24

525

5.26

The design has had full regard to the character of the area, neighbouring amenity as

well as the scale and design of the buildings surrounding and in the vicinity of the site.

The Design and Access Statement explores the process of evolution of the proposal
in light of the extant scheme, pre-application discussions and public engagement

exercise.

In summary, the Design and Access Statement demonstrates that the proposal will
create an attractive development of sheltered housing with a building design which
respects and enhances the character of both the immediate vicinity and the wider

area.

Furthermore, the massing and disposition of the proposed design responds to
e protection of the amenity of adjoining owners;
¢ the topography of the site; and

e retention of the trees on the site.

The detailed design has taken reference from the local distinctiveness of the area and

Waterlooville in general.

The sensitive design, appropriate massing, materials and detailing together with an
attractive landscape scheme will improve the urban fabric and provide a high quality

building on this important site.

The Design and Access Statement also demonstrates that the development will meet

the highest standards of accessibility and inclusion for all potential users.

In the light of the above the proposed development would accord with Policy CS16

(High Quality Design) of the Core Strategy and the Borough Design Guide SPD.

Density

Policy CS9 (Housing) of the Core Strategy states that planning permission will be

granted for housing proposals that will achieve a suitable density of development for
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5.28

5.29

5.30

5.31

the location, taking into account accessibility to public transport and proximity to
employment, shops and services in addition to respecting the surrounding landscape,

character and built form.
The density of the proposed development would be 129 dph. Given the location of
the site, with its proximity to the town centre and local amenities, it is considered

that this level of density would not be unreasonable.

Residential Amenity

Careful consideration has been given to ensure that the proposed development
would not result in material harm to the living conditions of adjoining residents.
Reflecting the extant scheme, this has been achieved by setting the proposed building
away from the site boundaries to provide generous separation distances to the

surrounding buildings.

In the light of the above the proposed development would accord with Policy CS16

(High Quality Design) of the Core Strategy and the Borough Design Guide SPD.

Transport

The development proposal is supported by a Transport Statement prepared by Mott
MacDonald to provide advice on matters of sustainable modes of transport, traffic,
access, servicing and parking. A detailed assessment of the site has been undertaken
and consulted upon with the Highways Authority in respect of this proposal. The

Transport Statement draws the following conclusions:

The proposed development would be in a highly accessible location in relation to
local bus stops, local shops and other local services. See Section 3 of the Transport

Statement for further details.
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5.34

5.35

5.36

With a high quality pedestrian route to the town centre, residents would not be
inhibited from accessing a range of local shops, services and public transport by foot.

See Section 2 of the Transport Statement for further details.

It is predicted that the proposed development will generate slightly fewer trips than
the extant permission. Moreover, CRL sites do not typically generate vehicle trips
during peak hours. As such, the expected trip generation levels associated with the
proposed development will not result in any material capacity impacts on the local

highway network. See Section 4 of the Transport Statement for further details.

The vehicular access for the proposed development will be taken from Maurepas
Way via a left-in only arrangement. Vehicles will then egress the site via a left-out
only access onto London Road. The site layout has been designed to enable refuse
vehicles to enter and exit the site without the need to reverse. Bins will be wheeled
out from the refuse store. The site layout will also accommodate the movements of
smaller delivery vehicles, and a dedicated parking area will be provided. A separate
pedestrian access will be provided from the shared use pedestrian and cycle route,
north of Maurepas Way. From the London Road direction, pedestrian access will be
shared with the vehicular egress point. The proposed access arrangements are
consistent with those agreed by the local highway authority for the extant

permission. See Section 5 of the Transport Statement for further details.

In addition, the Transport Statement assesses the parking requirement for the site,
with a level of 6 car parking spaces provided for the 27 proposed sheltered
apartments would be more that suitable. This equates to a level of | space per 0.22
dwellings which is considered to be wholly appropriate in this highly sustainable
location for the proposed development of sheltered housing. This also needs to be
considered in conjunction with the future occupants of the development as being the

elderly who are homed within a high quality sheltered accommodation block.

It should be noted that the level of parking provision is comparable with the parking
space ratio of 0.23 (6 spaces for 26 units), which was considered to be acceptable

for the extant scheme.
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In the light of the above the proposed development would accord with Policies
DMI 1, DMI12 and DMI3 of the Core Strategy and the Residential Parking and Cycle
Provision SPD.

It is recognised that a Section 278 Agreement will be required for junction/access

works.

Ecology

An ecological assessment, comprising an extended Phase | Ecological Survey
followed by Phase 2 Bat Surveys, has been undertaken by Ecosa to ascertain the

potential for protected habitats and species to be present within the site.

In summary, it was found that the vegetation within and adjacent to the site
comprises common and widespread species. The two existing buildings were
identified as having a low potential to support rooting bats. Phase 2 Bat Surveys
identified no bats emerging from the buildings and therefore rooting bats are
considered likely to be absent from the site. The trees, shrubs and hedgerows on
site provide suitable habitat for nesting birds and there is a moderate potential for
the site to be used by common breeding birds. This site is also used by low numbers

of foraging bats. Overall, the site is considered to be of low ecological value.

The assessment indentified that the proposed development could result in the
disturbance of nesting birds if vegetation clearance is undertaken between March and

August inclusive.

The assessment therefore recommends that vegetation clearance should be
undertaken outside the breeding bird season of March to August, inclusive, or if not
possible, an ecologist should be present immediately prior to clearance to check
vegetation. Active nests should be left with an undisturbed 5-10m buffer until nesting

ends.
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In the light of the above the proposed development would accord with Policy DM8

of the Core Strategy.

Landscaping and Trees

The development proposal has benefitted from advice of landscape consultants UBU
Design who have provided an initial landscape proposal and image sheet to

accompany the application submission.

Churchill Retirement Living is committed to providing high quality and high impact
visual enhancements to the landscape amenity areas of their sites, with a number of
prestigious awards having been issued to a number of recent developments.
Landscaping features are incorporated at an early stage in planning proposals and is a
testament to the level of importance that Churchill Retirement Living places upon

adopting a front loaded approach to the planning system.

Whilst it is recognised that any permission would be subject to a landscape
condition, it is considered that early provision of the types of planting to be provided
on site can help to reassure Local Planning Authorities of the quality envisaged for

delivery.

An Arboricultural Impact Assessment and Method Statement have been prepared by

Barrell Tree Care. In summary, the following has been demonstrated:

The trees to be lost because of this proposal are low category because of their poor
condition or small size. There is space for tree planting and a new landscape scheme
using significant stock is included as part of the proposal. The size of these new
trees and their future growth will significantly enhance the contribution of this site to
local amenity and more than compensate for the loss of existing trees. The
proposed changes may affect further trees if appropriate protection measures are
not taken. However, if adequate precautions to protect the retained trees are

specified and implemented through the arboricultural method statement included in
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this report, the development proposal will have no significant impact on the

contribution of trees to local amenity or character.

In the light of the above the proposed development would accord with Policy DM8

of the Core Strategy.

Sustainability and Energy

Churchill Retirement Living is committed to the principle of sustainable development
and seeks to ensure its developments embrace the many aspects of sustainability to
secure responsible management of the environment for today’s and future
generations. Churchill Retirement Living is continually reviewing their environmental
policies and examining the newly evolving sustainable systems for incorporation into

its developments where appropriate.

The application is supported by an Energy Assessment report prepared by the
NHBC to provide assurances to the Local Planning Authority that the proposed
renewable technologies can deliver the required emission reductions as well as

deliver a sustainable development.

This demonstrates that the use of ground source heats pumps or air source heat
pumps has the capability to reduce CO? emissions by more than 10% when

compared to the Building Regulations target as set under Part L1a 201 3.

It also demonstrates that the development will meet with the latest Building

Regulations and achieve Code for Sustainable Homes level 3.

In the light of the above the proposed development would accord with Policy CS14

of the Core Strategy.
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Developer Contributions

Churchill Retirement Living would welcome early discussions with the Council to

agree the nature and scope of any planning obligations.

From pre-application discussion with the Council it is anticipated that contributions
will be sought in respect of affordable housing and for the Solent Mitigation Strategy.

These will be secured by means of a Section 106 Agreement.

In addition, it is acknowledged that the proposed development will be liable for

Community Infrastructure Levy (CIL).

In the light of the above the proposed development would accord with Policy CS21

and the Havant Borough Council Developer Contributions Guide.
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CONCLUSION

The proposed development is an excellent opportunity to provide for the
redevelopment of an underutilised site within Waterlooville making better use of a

brownfield site in a highly sustainable location.

The site already has the benefit of planning permission (LPA ref: APP/12/00785) for
the erection of a part two, part three storey building comprising 26 Category |l
sheltered apartments and | visitor suite with 6 parking spaces. The proposed

development is very similar to the extant scheme is all respects.

The proposal would provide much needed sheltered accommodation for the elderly
in an attractive and safe environment and provide accommodation within a defined

urban area further adding to the vitality and vibrancy of the area.

In locating the development within such an area it is not envisaged that the proposal

would lead to any loss of residential amenity.

The proposal would contribute to the Council meeting their housing policy

objectives in respect of delivery of private sheltered housing.

The use of the site for a sheltered housing development is wholly appropriate at this
location and the design of the proposal will make a positive contribution to the

street scene that will respect neighbouring properties and the character of the area.

The location of the development will make a positive and sustainable contribution to
the local economy in terms of placing development where it is needed in an
accessible location ensuring there is no undue reliance on use of the private car for

future occupants

Therefore, having regard for all of the relevant considerations at this site it is
concluded that the balance of material considerations is unequivocally in favour of
the development and we would respectfully request that planning permission is

granted.
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