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POLICY DC 36 – NEW/EXTENSIONS TO RETIREMENT HOUSING AND



       CARE HOME SCHEMES
1. 
Introduction
1.1 
This Response Statement relates to Policy DC 36 and the justification for the Council’s decision to include this policy, both in terms of its objectives and the specific wording, within the General Development Control Policies DPD.

1.2 
The overall spatial strategy for Horsham District is set out in The Core Strategy (2007), adopted by the Council on 2 February 2007 (CDHor2). The General Development Control Policies DPD is derived from the visions, objectives and strategic policies of the Submission Core Strategy.  Each policy is intended to expand, where necessary, the policies of the Core Strategy, going beyond the strategic level and assisting in the more detailed site specific consideration of proposals at the planning application stage. 
1.3
A number of issues relating to the policy were raised in the original representations on the Submission General Development Control Policies document (CDHor1). Subsequently, the Inspector has identified the following key issues and questions for examination:

· Is the policy wording clear, reasonable and flexible?

· What is meant by “relevant” affordable housing in the last paragraph?
2. 
Basis for policy approach and wording

2.1
The Council believes that this policy addresses key issues of importance in this District.  With the ageing population structure of the District, it is essential that development plan documents set the context for the consideration of issues relating to the elderly, or those with special needs, and provide the opportunity for the development of appropriate retirement housing or care homes.  PPS3 (CDNat6) requires that Local Planning Authorities should plan for a mix of housing on the basis of different types of households that are likely to require housing, with particular regard to the accommodation requirements of specific groups, including older people (paragraph 21).  Within this context, Policy DC36 seeks to set the parameters within which retirement housing schemes will be permitted, as well as addressing the requirements of people with other specialist care needs, who are not necessarily elderly.  The policy takes account of the guidance set out in 'Planning for Retirement Housing' (CDOth1) and in 'Continuing care retirement communities: A guidance to planning' (CDOth2).
2.2
The wording of the policy is intended to strike the right balance in terms of the guidance given and the level of detail involved.  It is important to recognise that 'retirement housing' can take a variety of forms and ranges from properties designed to meet the needs of the 'early' retired through to those with high dependency and care needs.  The policy needs to be able to give sufficient guidance to set the basis for consideration of planning applications, without going into detail in relation to every possible type of provision.  Policy DC36, supported by the additional explanation in paragraphs 3.145 - 3.148 of the reasoned justification, does this and sets out clearly the requirements which will need to be met, in the context of the opportunities available in this District.  

3. 
Principal Issues
3.1 
Two representations were submitted on Policy DC36 in response to the Submission Document and have not been elaborated further in response to the Inspector’s issues and questions. These representations raised concerns that the final paragraph of the policy is inappropriate and the exceptional approach envisaged by the policy should be allowed to prevail whenever proposals are justified; and that the reasoned justification (paragraph 3.147) should not direct development outside built-up areas to previously developed land but rather focus on the sustainability of a site.  The Council takes the view that the intended positive approach to addressing the needs of an ageing population cannot be considered in isolation and that the overall planning policy framework will still be important in directing proposals to the most appropriate locations and ensuring that any development is of the necessary standard and quality.  This includes identifying the constraints to development in countryside and Strategic Gap locations, and steering development outside built-up areas (where it can be justified on its merits) to locations where there will be genuine benefits through environmental improvement.  This approach is entirely in accordance with the principles set out in Policy CP8 of the adopted Core Strategy (CDHor2).
3.2
The Inspector has indicated certain key issues or questions relating to Policy DC36, to which the Council would wish to respond in turn as follows:


Is the policy wording clear, reasonable and flexible?
3.3
The Council believes that the policy is clear in its intention and strikes a reasonable balance between meeting the needs of a key sector of the community in the District and protecting or enhancing the character or local distinctiveness of the District.  The wording of the policy is specific about the circumstances in which proposals will be acceptable but also allows flexibility for larger scale proposals, in the form of continuing care retirement communities, to be promoted as an exception to the normal requirements because of their particular characteristics, provided they address certain key provisions.  It is considered that this approach is reasonable and is as flexible as is appropriate if the defined spatial objectives and core polices are not to be undermined by inappropriate development.

What is meant by "relevant" affordable housing in the last paragraph?

3.4
The last paragraph of the policy draws attention to the wider context within which any proposals for the form of development indicated in the policy need to be considered.  The potential need for the provision of a proportion of the development as affordable housing is one such consideration.  However, the exact nature of the development will influence the requirement, or otherwise, for affordable housing so that its provision will not always be a relevant consideration; for example, in the Report on the Examination into The Core Strategy Development Plan Document, the Inspectors concluded in relation to affordable housing provision that Continuing Care Retirement Communities would fall within the broad definition of sheltered housing, but that exception would need to be made for accommodation clearly falling within use class C2 (paragraph 10.12).

3.5
It would appear, therefore, that some confusion has arisen by the lack of appropriate punctuation in the final clause of the last paragraph.  The paragraph should read:


"Any proposal for retirement housing/communities or care homes…., design and, where relevant, affordable housing."


4.0
Response to Submitted Statements
4.1
The Environment Agency (Rep No 136) considers that the final sentence of Policy DC 36 should be amended to include a specific reference to ‘flood risk’ along with the other ‘cross-referenced’ policies. The Council considers that the policy does not need to cross-refer specifically to flood risk, which is one of many key considerations that will apply as part of the overall planning policy framework. The policy requires compliance with “all other relevant policies” and then draws particular attention to certain aspects where there is a possibility that they could be overlooked in promoting proposals. Flood risk is not considered to be such an aspect of the policy framework because of the technical issues involved; whilst it is clearly key, it is unlikely to be overlooked in preparing or devising proposals because of the implications of doing so. In the Council’s view, therefore, the addition of the words ‘flood risk’ to the policy is unnecessary.
5.0 Conclusion

5.1
The policy recognises the positive benefits which retirement housing and care homes can have and sets appropriate parameters for the consideration of proposals to meet the needs, or widen the range of housing choice, for the growing number of older people.  The policy strikes a reasonable balance in accordance with the published good practice guidance on such housing provision and is sufficiently flexible to respond to changing circumstances whilst continuing to protect the character and environment of the District.
5.2
The policy meets the relevant Tests of Soundness, particularly Test 4 (it complies with national policies, including PPS3); Test 6 (the policy complies with the Core Strategy, particularly Policies CP16 and CP12); Test 7 (it is considered the most reasonable in all the circumstances and is founded on a robust and credible evidence base); and Test 9 (it is reasonably flexible to enable it to respond to changing circumstances).
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