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19/00663/FUL. 66 POLLARDS HILL NORTH 

I object to this application: 

(1) as overdevelopment of the site; 

(2) because it fails to address the complex needs of older people for specialist housing thereby not 
being in  compliance with Croydon Local Plan 2018 as discussed in the Market Position Statement 

2015. 

If Development Management considers accepting it it should be considered by the Council’s Planning 
Committee. 

In the last three years Shepperton and Spelthorne Councils approved applications from Churchgate, but 
with a very large number of conditions, most of which would seem applicable to this application. 
Newmarket refused an application on the grounds of overdevelopment of the site; the development being 
out of keeping of the character and design of the area due to its size, scale and storey height; and the 

unneighbourly impact on residential amenity. 

It is regrettable that despite the Government and the Council’s encouragement to  prior consultation on 
large schemes, the applicant only explained its plans to the Pollards Hill Residents Association after it had 
submitted them for validation. In other words the applicant has parachuted into the Borough and is 
proposing a scheme not dissimilar to its other schemes, which may not meet local needs. Does 
Development Management agree that ideally this scheme should have been subject to a pre-application 
review by the Council’s Planning Committee? 
 
Has Development Management had detailed discussions with the applicant and officers in other sections of 
the Council to assess whether this application complies with local needs as discussed in the Market 
Position Statement? Has it consulted the CCG and Adult Services on this application? 
 
Sean Creighton 
Member Love Norbury Planning Committee (personal capacity) 
Member Croydon Unite Retired Members Branch working party on the housing needs of older people 
(personal capacity) 
6 Oakhill Rd 
London, SW16 5RG 
 
8 March 2019 
 

Consultation and Scheme Review: Recommendation for pre-review by Planning Committee 

1. It appears to be a test application to see how many units the Council will allow. If rejected the 
applicant may put in a revised scheme for a smaller care home. It would have been preferable if this 
scheme had been subject to pre-application consideration at Committee. There are two aspects of the 

failure to consult: 

(1) with residents prior to the submission of the plans for verification 

(2) with representatives of older people 

2. In its report Home Sweet Home. Housing Policy and Older People the National Pensioners Convention 
recommends that older people must be at the heart of house planning decisions.  
 
3.  It is imperative that the Council closely questions the applicant as to what efforts it made: 
 
(1) to find out the views of older people within the 3 mile radius catchment area from which they wish to 
have people come from. 
 
(2) to consult organisations of older people in Croydon as to what their views on care home provision are 
and the proposed plans. 
 
4. The Council may need to review its strategy for the housing needs of older people to ensure that all 
care/nursing home proposals go through that consultation process first before being submitted to the 
Council. 
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5. Perhaps the applicant could be persuaded to withdraw the application and request a pre-

application review by the Planning Committee. 

6. If the applicant will not agree to this proposed course of action the Council could consider an 
informal meeting between the members of the Planning Committee and residents to discuss the issues 
involved in the application. This would enable the Committee members to hear in more detail residents 
concerns, which it is not possible to do in the three minutes allocated at the formal Committee hearing. 

This procedure could be justified on the basis of ‘consultation’. 

Specific issues 

7. Complex needs of older people. It does not address the complex housing needs of older people. 
If most of the bedspaces are more like a nursing home, then this is not going to contribute to help those in 
the wider area who want to downsize, and sell their homes back for family use. They may want a small 
independent unit with the option to be covered by sheltered support and possibly late moving into a 

nursing bed space.  

8. Travel and parking. If people who go into the home currently live within a  3 mile radius of 
development as the applicant hopes, then their friends and relatives who also live in the same radius will 
be able to visit on a frequent basis  unlike those who have long distances to travel. Given the walk up the 
hill from London Road this may well increase the number of cars needing parking spaces. While there may 
not be many visitors Monday to Friday there may well be more at weekends. If this is the case on Sundays 
then there will be conflict over street parking with the Church congregation. Given the walk up the hill 
from London Rd many staff may  want to try and come to work by vehicle, especially if their shifts 
coincide with the need to drop or/pick up children at school, or be home in time after school, or start late 
at night and end early in the morning. If as the applicant suggests there are to be plenty of activities 
these may have to be provided by visiting specialists. e.g. musicians, craft workers, hairdressers, etc. 

They may well need to bring their equipment by vehicle. 

9. Additional Service Provision. The fact the company sells the homes to management companies 
within its corporate group does not mean there is a guarantee of long term sustainability of the additional 
services. 

10. Lack of adequate garden space. The over development of the site is illustrated by the lack of 
adequate garden space to ensure that residents are regularly able to get out and sit in the fresh air/sun, 

and be involved in gardening, with all its health and well-being benefits. 

11. A potentially isolated community. Most residents could be trapped on site given the steep hill 
down and back from London Rd, especially if they have mobility problems, or are not fit enough to control 
special motorised wheelchairs on a hill. This contrasts with Freeman Court on Stanford Rd which in on the 
flat enabling such residents to frequently use the facilities along Norbury’s London Rd. 

Alternative Approach 

12. If this site is to be developed to make a positive contribution to the housing care and nursing 
needs of older people, then an alternative approach is needed comprising: 

(1) Some 1 and 2 bed independent flats with all the necessary adaptations to enable people who wish 
to downsize from their larger homes in the area to downsize and live in more suitable accommodation for 
their needs. Two beds may be needed if a couple have to have separate rooms, or to enable family and 
friends to stay overnight. If subsequently they need the occasional live-in care support during a period of 
illness the second bedroom would enable this to happen, and reduce the problems of the elderly 
remaining in hospital.  

(2) Some sheltered housing units where people can live fairly independently, but where there is some 

one of the premises 24 hours a day to give them support. 

(3) A small care/nursing home so that those in (1) and (2) can move into it when their care and 

nursing needs prevent them being able to live independently any longer. 

13. This approach would be a practical example of the application of the London Plan’s three 

categories of ‘specialist accommodation for older people’:  

 Sheltered Accommodation comprising self-contained accommodation specifically designed and 
managed for older people in need of no or a low level of support. 
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 Extra Care accommodation (also known as close care, assisted living, very sheltered or continuing 
care housing) comprising self-contained accommodation and associated facilities designed and 
managed to meet the needs and aspirations of people who by further reason of age or 
vulnerability have an existing or foreseeable physical, sensory, cognitive or mental health 

impairment. 

 Residential/Nursing Care (including end of life/hospice care and dementia care) comprising 
nursing or residential care homes providing non self-contained residential accommodation for 
people who by reason of age or illness have physical, sensory or mental impairment, including high 

levels of dementia. 

14. The Plan states: ‘Linked to both the level and type of older persons’ housing is the issue of 
downsizing. ‘The majority of older people will remain in their own homes as they get older but the 
provision and availability of specialist accommodation for older people may provide opportunities for 
people to downsize to more manageable homes. Which could, in turn, free up larger properties thus 
enabling mobility within the wider housing market to make better use of housing stock in a city with a 
constrained land supply. The Mayor’s Housing Strategy seeks to encourage downsizing by improving the 
choice and quality of such products.’ ‘In terms of the location of older persons housing, a small number of 
boroughs require that such facilities are located close to local shops and with reasonable public transport 

accessibility.’  

15. The approach could also involve the development of a partnership between the company and the 
Council  and its social and community housing partner company developing packages that enable the asset 
value to underpin care home costs, as well as returning the buying of the existing homes of those wanting 
to move and returning them to family use. 

Lifetime Homes standards and accessibility 

16. It is important that a scheme on this site complies is built to Lifetime Homes standards and that 
circa 10% of new residential buildings are  wheelchair accessible or adaptable. The National Pensioners 

Convention supports these. 

17. The planning documentation for applications of this size of 66 Pollards Hill North are very 
complex. It can therefore be difficult for residents to understand much of the detail that should be 
addressed within them. In 2015 the Government introduced new ‘optional’ Building Regulations on access; 
M4(2) Accessible and Adaptable dwellings and M4(3) Wheelchair user dwellings. M4(2) is similar to Lifetime 
Homes standard and M4(3) is similar to London’s wheelchair accessible or easily adaptable standard. The 
Mayor adopted the Government’s new standards in his Minor Alterations to the London Plan. This 

alteration applies M4(3) to 10% of homes with the remainder being required to meet M4(2). 

18. It is to be hoped that the officers will make sure that the proposed scheme meets these 
requirements as a minimum, and may need to ensure that given the nature of the home that a higher 
standard of accessibility is needed internally, especially in terms of the sizes of lifts being able to hold a 
large motorised vehicle, and width of corridors and doorways into residents rooms to enable them to 

manoeuvre wheel chairs and motorised vehicles. 

The Croydon context 
 
19. The number of older people estimated to live in Croydon is uncertain as the data is kept on 
different bases. Croydon’s population at the time of the 2011 Census was shown to contain 14,107 one 
person households aged 65 and over, or 9.7 of all households, 0.1% higher than the London average. Key 
statistics were contained in the Housing for Older People in Croydon 2008-2013 draft strategy Croydon 
Council : 

 More than one third of the age group and half of those over-75 were estimated to have a limiting 
long term illness.  

 There were about 3,000 flats for older people, mostly in sheltered housing schemes.  

 There were 700 older people applicants (9%) on the Council’s housing waiting list. The average 
wait for sheltered housing was up to two years.  

 About half of those on the list wanted sheltered housing, and half ground floor general housing 
close to shops.  

 About 3,500 people said they had difficulties managing their homes.  
 
20. The Council noted that older people’s expectations were growing, wanting a higher standard of 
sheltered accommodation, were critical of levels of support within it, and were wanting more services in 
the community. 
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21. This strategy was compiled before the results of the 2011 Census were known, the information 
from which is augmented by the Croydon Joint Strategic Needs. Assessment (JSNA): Key Dataset published 
by the Council in August 2018. Unfortunate does not add any significant new data to re-the issue of 
housing needs, apart from the long-term support needs estimated to be met in 2016/17 met by admission 
to residential & nursing care homes was 125 in Croydon per 100,000 aged 65+, much lower than the 438.1 
for London and 610.7 for England  
 
Croydon’s Planning Policy 
 
22. In its Local Plan 2018 the Council estimates that the 65+ age group will increase by 41% in 2031 
(para. 2.10). It states that between April and November 2011 383 people were placed in nursing and 
residential care places outside the Borough (para 4.38). Its Market Position Statement 2015 which 
underpins the Plan says that 1,118 bed spaces would be needed by 2020, and 1,450 by 2030 to meet all 
needs, including those of elderly people. (para. 4.39) 
 
23. The Market Position Statement on retirement housing (sheltered, special sheltered & extra care) 
argues that ‘The priority for Croydon is to ensure that flexible support services are available which 
respond to different types and levels of support need, to different living situations and that are tailored to 
the needs of individual. 
 
24. Often it has been the case that some people living in their own homes could benefit from low 
levels of support to help them manage, whereas some sheltered residents do not want or need the support 
on offer and for some more vulnerable people a higher level of support could help to ensure they maintain 
their independence. 
 
25. Croydon now refers to ‘retirement housing’, rather than sheltered housing, which describes 
schemes regardless of the support model and concentrates on delivering more flexible solutions. 
 
26. The Council’s Market Position statement section on residential and nursing care states: 
 
‘Croydon has a very high number of residential and nursing care homes in the borough (approx. 170). …. 
With such a high number of residential and care homes in the borough, a ‘saturation point’ has been 
reached, and in alignment with the focus on supporting people to remain living at home safely whenever 
possible, there is no demand for additional residential and care home places for the Council in Croydon 
and surrounding areas. 
 
Croydon experiences a range of difficulties which arise from the significant number of residential and 
nursing care home that continue to be sited in the borough, particularly those caring for people with more 
complex needs, such as mental health problems and learning disabilities. 
 
Despite the high number of homes in Croydon there is often still a need to find placements outside of the 
borough, resulting in the undesirable outcome of an individual being cared for outside of their local area, 
in order to ensure an individual’s needs are adequately meet because the services provided by homes 
within the borough have not been developed in alignment with the requirements of our clients and 
therefore do not meet their needs. At the same time other boroughs may use these placements, 
effectively ‘importing’ clients with complex health needs into the area, which has an adverse impact on 
wider health and social care services in Croydon. 
 
Croydon intends to work closely with care home providers over the next year to develop solutions to this 
situation, focusing on ways to avoid the opening of new homes which are not required, are not always 
suitable for meeting the needs of local people, and which place additional pressures on wider health and 
social care services. We will also seek ways to address the gaps that exist in more specialist services which 
sometimes result in people with specialised needs being places outside of the borough (especially in an 
emergency). We will do this by working with providers to broaden the range of specialised options. This 
will include looking at the need for more EMI (elderly mentally infirm)/nursing care provision in the 
borough.’ 
 
Local Plan Policy DM2.1 (Residential care and nursing homes)  

27. This states:  

‘Planning permission for new residential care or nursing homes will only be granted if there is a need for 
the particular services provided by the home in supporting with the care of residents of Croydon.’ 
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28. This is supported by explanations in paras 4.35, 4.36, 4.42, & 4.44-4.46: 
 
‘4.35 Croydon has a very high number of nursing and residential care homes compared to other London 
boroughs. Analysis of changing needs for services supplied by the nursing and residential care home 
market evidences a ‘saturation point’ has been reached for some customer groups or categories of people 
in need. At the same time there is a greater public policy focus on supporting people to remain living at 
home safely whenever possible. It is therefore necessary that Croydon plans to enable it to supply care 
provision to meet current and future needs of Croydon residents. A change in policy ensures: Croydon’s 
planning policy supports its commissioning intentions; 

The Council has first-hand knowledge of the services operating in the borough as required by the Care Act 

2014;  

and 

The provision is in alignment with emerging care needs. 

4.36 ‘Croydon experiences a range of challenges arising from the significant number of nursing and 
residential care homes that continue to be sited in the borough. These challenges include excess demand 
on a range of local health and social care services which is not reflected in national funding formulae for 

central Government funding towards local services.’; 

4.42 ‘Where there is an identified demand for residential care and nursing home bed spaces, the Council 
will support provision of this type of housing. This policy seeks to meet this need, however does not 
support an over-provision of care and nursing home bed spaces. This is the preferred approach as set out 

in the care home forecast.’ 

4.44 According to Croydon’s Market Position Statement there are ample care and nursing home bed spaces 
within the borough to satisfy demand up to 2031. The policy therefore seeks to address the current over-

provision and supply this type of accommodation only where there is an identified need.  

4.45 Croydon’s Market Position Statement will be used to assess applications for new residential care and 

nursing homes to determine whether there is a need. 

4.46 It is considered preferable that people within the borough that require care are cared for within their 
community, close to their networks of friends and family. 

 


