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1.

Introduction

1.1.

Carterwood Chartered Surveyors has been commissioned to prepare a need
assessment on behalf of Mayfield in relation to the development of a care
community on land at Sackville Road, Hove, BN3 7AL.

1.2.

Carterwood has been asked to prepare a need assessment of the subject site
based on a market catchment area as well as the Brighton and Hove City Council
boundary.

1.3.

The level of research is not prepared to the same specification as a comprehensive
planning need assessment, and therefore if a comprehensive report is
commissioned at a later stage the results may vary, which is outside of our control;
from experience, given our extensive database, in the majority of instances the
results do not vary significantly.

1.4.

This report has been prepared by Alex Taylor BSc (Hons) MA MRICS and
reviewed by Peter Nurse BSc (Hons) MRICS. The research was completed in July
2018.

2.

Sources of information

2.1.

We have utilised the following sources of information:
●
●
●
●
●
●
●
●
●
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Census 2011 population statistics;
Government actuarial population projections;
LaingBuisson Care of Older People UK Market Report (28th Edition);
www.cqc.org.uk;
www.housingcare.org;
relevant planning departments;
Barbour ABI;
EGi and;
Housing LIN.
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3.

Definition of extra care housing

3.1.

Accommodation for older people has traditionally been limited to three options:
A. remaining in the family home;
B. moving into sheltered housing accommodation and;
C. moving into a residential care environment.

3.1.

Extra care accommodation has evolved in recent years to respond to the growing
demand from older people for greater choice, quality and independence.

3.2.

As the supply of extra care has expanded, so has the number of different models
and designs, making it difficult to define this form of accommodation. However, the
Department of Health (DoH) has identified three common features. These are as
follows.
A.

It is first and foremost a type of residential accommodation. It is a person’s
own home. It is not a care home or a hospital and this is reflected in the nature
of its occupancy through ownership, whether it be lease or tenancy.
B. It is accommodation that has been specifically designed, built or adapted to
facilitate the care and support needs of its owners or tenants.
C. Access to care and support is available 24 hours per day.
3.3.

Extra care schemes, providing 24-hour on-site care and support, fall within Class
C2 ("residential institution") of The Town and Country Planning (Use Classes)
Order 1987. This is because they provide both accommodation and care/support
on a 24-hour basis.

3.4.

Extra care (often used as a generic term) is frequently referred to as a concept
rather than a type of accommodation and the term covers a range of
accommodation models. Extra care housing is referred to by a number of names,
again dependent upon whether the accommodation is operated by a
provider/developer or social services. Current terms used include independent
living, extra care, very sheltered housing, assisted living, category 2.5
accommodation and close care.

3.5.

The accommodation options offered range from flats or housing to a small village
model. The accommodation provided is available on a variety of tenures; shared
ownership, long leasehold and rent (social and private). Central to the philosophy
of extra care is that it should provide a “home for life”. The accommodation element
of the scheme will not be registered by the CQC. The care required by the
residents will be provided by in-house carers.
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Other forms of elderly housing
3.6.

There are other forms of elderly housing accommodation, which fall outside these
definitions. The vast majority of elderly housing across the UK is made up of
traditional sheltered housing. This essentially comprises a flat/apartment, generally
one- or sometimes two-bed units in older schemes, where there is limited care and
support on site, other than a resident warden and a small communal lounge. The
main providers of this accommodation are either housing associations/registered
social landlords (RSL) or private developers, amongst the largest of which are
McCarthy & Stone and Churchill Retirement Living.

3.7.

These forms of accommodation are not included within our analysis as they do not
provide 24-hour on site care and are not comparable to the application scheme.
McCarthy & Stone do, however, provide an assisted living type service, which is
different to the aforementioned sheltered housing and is more akin to extra care as
24-hour care is available on site. This is, however, a different model to their
conventional offering.

Extra care models
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4.

Difficulties in assessing demand for extra care

5.

Methodology to determine shortfall of extra care

4.1.

Extra care housing in its current form is a relatively new concept and there is a lack
of an industry recognised measure, equivalent to LaingBuisson's Age Standardised
Demand model, of estimating demand for care home beds.

5.1.

Taking into account some of the difficulties in assessing demand for extra care, we
have, in our assessment of need for extra care units, utilised a toolkit for producing
accommodation strategies for older people, which is detailed below.

4.2.

LaingBuisson do not provide a tool for assessing demand, but instead refer to a
number of demographic factors that are likely to influence demand, as follows:

Need
5.2.

In 2013, the Housing LIN produced the Strategic Housing for Older People Resource
Pack (SHOP). The approach used in SHOP seeks to balance the conventional
estimates of need against the direction of policy (in relation to enhanced and extra
care forms of sheltered housing for example) and demand in the market (in relation to
ownership options) in all forms of specialised accommodation for older people. We
have been recently advised by the Housing LIN that they are in the process of
updating the SHOP as it is now 5 years old (April 2018). We understand that the
review will include future prevalence rate projections that reflect market aspirations
and commissioning intent and will also take into account varying leasehold
percentages depending upon the relative affluence of the locality.

5.3.

According to this approach, the toolkit states that 30 private leasehold units are
required per 1,000 of the population aged 75 years and above to meet need.
Essentially this suggests that a total of 3 per cent of the 75 years and above
population will require an extra care housing unit in any given area. It also suggests
that a further ten units per 1,000 of the population aged 75 years and above will
require enhanced sheltered housing for sale (defined as provision with some care
needs), which we have included in our demand figure.

5.4.

Please refer to the Strategic Housing for Older People (SHOP) Resource Pack on
the Housing LIN website for full details of the methodology.

5.5.

We have reviewed the Elderly Accommodation Counsel’s (EAC) website
www.housingcare.org to determine the current supply of extra care accommodation
within the market and local authority catchments.

5.6.

We have researched all schemes classified as follows:

● an expansion of the older population;
● a reduction in the pool of young adults available for training as nurses or care
assistants to work in the community or care homes;
● an increase in the number of middle-aged people looking after children and a
parent;
● an increase in the proportion of older people with a living child;
● changes in the health and dependency levels of older people and;
● changes in the patterns of immigration by potential care workers and emigration
by trained care staff.
4.3.

The difficulty in trying to accurately assess demand for extra care housing is that,
due to the relatively new nature of the product, there is no position of over-supply
upon which to assess a position of balance. Essentially, the additional supply
creates "demand" when it is developed.

Existing supply

● extra care/assisted living;
● close care and;
● care village.
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5.7.

We have conducted some additional research to ensure that each scheme
conforms to the recognised definition of extra care, namely that 24-hour on-site
care is provided. We have not included any registered social landlord schemes and
have only included schemes catering to the private market.

5.8.

We have specifically not considered any traditional sheltered housing or other
housing with support schemes in our analysis of current supply.

5.9.

We assess planned supply by conducting a review of schemes in the planning
system with an application submitted for additional extra care.
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Planned supply

5.10. From our data sources, Barbour ABI (“ABI”) and Estates Gazette Interactive
(“EGi”), we have reviewed all the planning applications that have been granted,
refused, withdrawn or are pending decision. This has been cross-referenced
against the online planning website for the relevant local authority and, where an
anomaly exists, we have contacted the planning officer if required.
5.11. We have made enquiries with the relevant local authority and used our own data
information sources and market knowledge to determine the number of planned
units, either in the planning process or under construction. Additional units in the
area are of key importance, as they are likely to be of a high standard and to
provide significant competition to the proposed development once completed and
trading. We have searched for planning applications submitted over the past 3
years.
5.12. We would note that the planning registers that we subscribe to are not definitive
and may exclude some applications as they rely upon each local authority for
provision of the information.
5.13. We have excluded any sheltered housing, category II sheltered housing schemes
or affordable housing extra care schemes from our analysis.

Carterwood, Chartered Surveyors and Healthcare Specialists, Tel: 08458 690777

Extra care analysis

7

Headline need assessment – older people’s housing
Land at Sackville Road, Hove, BN3 7AL

November 2018

6.

Estimated extra care housing need – market catchment

6.1.

In collaboration with the Associated Retirement Community Operators (ARCO) and
its members, we conducted a national research project to calculate the distance
travelled by extra care housing residents from their last place of residence, which
we have reflected in our own analysis. There will always be a proportion of
residents where the choice to enter an extra care scheme is influenced by external
factors, with the family/friends being the key decision-makers, and therefore
inappropriate to quantify locally.

6.2.

We have based our detailed assessment of the demand and supply position of the
proposed private extra care scheme on a market catchment area extending to a
radius of circa 10 miles from the subject site, shaded blue in the map opposite.

6.3.

Our analysis of the shortfall of market standard bedspaces within this area is
provided below.
T1: Indicative need for private extra care units (market catchment)
Need (2019)
Population aged 75 years and above
Demand – based upon ratio of 40 persons per 1,000 population
aged 75 years and above
Supply
Current provision of private extra care units
Units pending decision

Market
(c.10-mile radius)
45,433
1,817
500
0

Units granted permission

177

Total supply of private extra care units

677

Balance of provision
Indicative shortfall including all planned private units

1,140

Source: Census 2011, Government population projections, Housing LIN.

Figure 1: Extra care catchment area
The red spot shows the approximate location of the subject site. The area shaded blue shows the
extent of the extra care market catchment area.
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7.

Estimated extra care housing need – Brighton and Hove City Council boundary

7.1.

The second of our assessments of need is based on the area covered by Brighton
and Hove City Council, as illustrated within the map opposite.

7.2.

Our analysis is provided in the table below.
T2: Indicative need for private extra care units (Brighton and Hove City Council)
Basis of assessment

Brighton and Hove
City Council

Need (2019)
Population aged 75 years and above
Demand – based upon ratio of 40 persons per 1,000 population
aged 75 years and above
Supply

18,300
732

Current provision of private extra care units

67

Units pending decision

0

Units granted permission

0

Total supply of private extra care units

67

Balance of provision
Indicative shortfall including all planned private units

665

Source: Census 2011, Government population projections, Housing LIN.

7.3.

There is provision of traditional sheltered housing/category II retirement
apartments, but these are not included within our definition of supply, nor has any
additional demand been taken into account in our analysis for this housing type.

Figure 2: Brighton and Hove City Council catchment area
The red spot shows the approximate location of the subject site. The area outlined in blue shows the
area covered by Brighton and Hove City Council.
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8.
8.1.

8.2.
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Key conclusions

9.

Market growth

Quantitative need for the proposed extra care units

9.1.

Shortfall growth in the future is determined using 2014-based ONS projected
population figures for older people until 2025 and assumes that the demand for
extra care units, which is based upon the Housing LIN SHOP tool, will remain at
the same rate in the future.

9.2.

Our analysis below illustrates the shortfall assuming the existing provision remains
equal and that any planned units are developed.

By applying our demand methodology to the catchment areas, we have calculated
the potential pool of demand for private leasehold extra care units from people
aged 75 years and above. Our analysis, assuming all planned units have been
developed and are operational, indicates that there is a large shortfall of 1,140
private extra care units within the market catchment area (c. 10 miles), and 665
within the Brighton and Hove City Council area.

T3: Indicative need for private extra care units

We therefore conclude that there is a compelling quantitative need for the
proposed development. In our view, significant weight should be given to this need
in the assessment of the planning application by the local authority.

Catchment

2019

2022

2025

Market catchment (c. 10 miles)

1,140

1,290

1,429

Brighton and Hove City Council

665

725

781

Sources: Housing LIN, Census 2011, government population projections, Barbour ABI,
EGI, EAC Housing Options
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9.3.

Our analysis estimates that the shortfalls will rise to 1,429 and 781 private
leasehold extra care units in 2025 for the market and Brighton and Hove City
Council catchment areas, respectively, given the demographic profile and growth
rates of the area.

9.4.

The unmet need for private leasehold extra care units will therefore continue to
grow and create a sustained level of unmet need in the respective catchment
areas.

9.5.

Overall, this analysis assumes that prevalence rates remain the same for Housing
LIN rates, and as alternatives to traditional residential care are developed we would
expect these prevalence rates to rise in line with historic norms – it is, however,
impossible to tell how future supply/commissioning/other changes will materialise
over such a long timeframe. Nevertheless, the figures reported above are likely to
underestimate the potential under-supply of extra care units.

Conclusions
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T4: Details of planned provision – private extra care
Map
ref.

Net gain of
private units

Distance
from subject
scheme
(miles)

Planning ref/
date granted

Outline planning application for the approval of access details for 40
houses, extra care facility with access from London Road/B2118.

40

7.8

DM/15/1467 18/01/2017

Augustinian Care

The development of care home, day centre and assisted living
buildings with associated landscaping and parking.

72

8.7

LW/17/0194 04/12/2017

Retirement
Villages Limited

65 extra care units with associated support facilities, offices and
clubhouse, including parking and landscaping.

65

9.5

LW/17/0697 21/12/2017

Catchment

Site address

Applicant

Scheme

Market only

Kingsland Laines, Reeds
Lane, Sayers Common,
Hassocks, BN6 9JG (*1)

Woodcock
Brothers
(Wimbledon)
Limited

B

Market only

Adjacent To St Marys
Care Home, St Georges
Park, Ditchling Road,
Ditchling Common,
Lewes, RH15 0SF (*2)

C

Market only

Land at Gradwell End,
Chailey, Lewes, BN8 4PX

Granted

A

Source: Barbour ABI, EGi, Relevant planning departments.
Notes: the table above only includes the number of additional private units
(*1)
(*2)

This application refers to both and extra care facility and a care home. For the purpose of this report we have assumed it to be extra care and included it for completeness.
This application will provide 72 additional extra care units and a 64-bed care home in addition to the existing St Georges Park retirement village.
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T5: Summary of existing private leasehold extra care schemes
Map
ref

Catchment

Name

Manager/operator

Distance from
subject site
(miles)

No. of private
units

Year of
construction

Scheme type

Notes

1

Market and
local
authority

Saxon Court, 321 Kingsway, Hove,
East Sussex, BN3 4ND

Retirement Security
Ltd

1.2

46

1989

Enhanced sheltered
housing

2

Market and
local
authority

Patching Lodge, Park Street, Kemp
Town, Brighton, East Sussex,
BN2 0AQ

Hanover

2.5

19

2009

Extra care housing

3

Market and
local
authority

Library Court, 24a Beatty Avenue,
Coldean, Brighton, East Sussex,
BN1 9ED

Hanover

3.3

2

2008

Extra care housing

4

Market only

Raynor Court Assisted Living
Apartments, The Hooks, Henfield,
West Sussex, BN5 9UY

Barchester
Healthcare Ltd

7.7

21

1986

Enhanced sheltered
housing

-

5

Market only

Corbett Court, The Brow, Burgess
Hill, West Sussex, RH15 9DD

YourLife
Management
Services Ltd

8.3

56

2013

Extra care housing

--

6

Market only

Amelia Court, 1 Union Place,
Worthing, West Sussex, BN11 1AH

YourLife
Management
Services Ltd

8.6

63

2009

Enhanced sheltered
housing

-

7

Market only

St George's Park, Ditchling
Common, Burgess Hill, East
Sussex, RH15 0SF

Augustinian Care

8.7

240

2006

Care village

-

8

Market only

Greyfriars Court, Court Road,
Lewes, East Sussex, BN7 2RF

Retirement Security
Ltd

8.8

43

1989

Enhanced sheltered
housing

-

Market only

Rotary Lodge, St Botolphs Road,
Worthing, West Sussex, BN11 4JT

2007

Enhanced sheltered
housing

The scheme provides a mixture of
tenures and we have assumed onequarter of the units are private
leasehold ownership.

9

Hanover

9.3

10

The scheme provides a mixture of
tenures and we have assumed onequarter of the units are private
leasehold ownership.
The scheme provides a mixture of
tenures and we have assumed onequarter of the units are private
leasehold ownership.

Source: EAC Housing Options, Operator websites.
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Figure 3: Planned and existing private leasehold extra care
facilities within the market and local authority catchment areas.

Key:
Site location
Planned schemes
Existing private leasehold provision

Please note that the plotted locations are approximately only.

Carterwood, Chartered Surveyors and Healthcare Specialists, Tel: 08458 690777

Appendix A

Headline need assessment – older people’s housing
Land at Sackville Road, Hove, BN3 7AL

November 2018

B: LIST OF TABLES AND FIGURES
Carterwood, Chartered Surveyors and Healthcare Specialists, Tel: 08458 690777

Headline need assessment – older people’s housing
Land at Sackville Road, Hove, BN3 7AL

Tables

November 2018

Page

T1: Indicative need for private extra care units (market catchment) ...................................................... 8
T2: Indicative need for private extra care units (Brighton and Hove City Council) ................................. 9
T3: Indicative need for private extra care units .................................................................................... 11
T4: Details of planned provision – private extra care ........................................................................... 14
T5: Summary of existing private leasehold extra care schemes .......................................................... 15

Carterwood, Chartered Surveyors and Healthcare Specialists, Tel: 08458 690777

Figures
Figure 1: Extra care catchment area ..................................................................................................... 8
Figure 2: Brighton and Hove City Council catchment area .................................................................... 9
Figure 3: Planned and existing private leasehold extra care facilities within the market and local
authority catchment areas. .................................................................................................................. 16

Appendix B

Headline need assessment – older people’s housing
Land at Sackville Road, Hove, BN3 7AL

November 2018

C: DEFINITIONS AND RESERVATIONS
Carterwood, Chartered Surveyors and Healthcare Specialists, Tel: 08458 690777

Carterwood definitions and reservations

Timing of advice
Our work commenced on the date of instruction and our
research was undertaken at varying times during the period
prior to completion of this report.
The report, information and advice provided during our work
were prepared and given to address the specific
circumstances as at the time the report was prepared and the
specific needs of the instructing party at that time.
Carterwood has no obligation to update any such information
or conclusions after that time unless it has agreed to do so in
writing and subject to additional cost.
Data analysis and sources of information
Details of our principal information sources are set out in the
appendices and we have satisfied ourselves, so far as
possible, that the information presented in our report is
consistent with other information such as made available to
us in the course of our work in accordance with the terms of
our engagement letter. We have not, however, sought to
establish the reliability of the sources by reference to other
evidence.
The report includes data and information provided by third
parties of which Carterwood is not able to control or verify the
accuracy.
We must emphasise that the realisation of any prospective
financial information or market or statistical estimates set out
within our report is dependent on the continuing validity of the
assumptions on which it is based. The assumptions will need
to be reviewed and revised to reflect market conditions. We
accept no responsibility for the realisation of the prospective
financial or market information. Actual results are likely to be
different from those shown in our analysis because events
and circumstances frequently do not occur as expected, and
the differences may be material.
Measuring and predicting demand is not an exact science,
and it should be appreciated that there are likely to be
statistical and market related factors that could cause
deviations in predicted outcomes to actual ones.
Our report makes reference to ‘Carterwood analytics’. This
indicates only that we have (where specified) undertaken
certain analytical activities on the underlying data to arrive at
the information presented. We do not accept responsibility for
the underlying data.

Updated October 2017

Where we have utilised Carterwood analytics to adapt and
combine different data sources to provide additional analysis
and insight, this has been undertaken with reasonable care
and skill. The tools used and analysis undertaken are subject
to both internal and external data-checking, proof reading and
quality assurance. However, when undertaking complex
statistical analysis it is understood that the degree of
accuracy is never finite and there is inevitably variance in any
findings, which must be carefully weighed up with all other
aspects of the decision-making process.
The estimates and conclusions contained in this report have
been conscientiously prepared in the light of our experience
in the property market and information that we were able to
collect, but their accuracy is in no way guaranteed.

agreement or other document without prior consent, which
will not be unreasonably withheld.
Validity
As is customary with market studies, our findings should be
regarded as valid as at the date of the report and should be
subject to examination at regular intervals.
Intellectual property
Except where indicated, the report provided and any
accompanying documentation and materials, together with all
of the intellectual property rights (including copyright and
trademarks) contained within it, belong to Carterwood, and
ownership will not pass to you.

Where we have prepared advice on a ‘desktop’ or ‘headline’
basis, we have conducted a higher level and less detailed
review of the market. All our headline advice is subject to the
results of comprehensive analysis before finalising the
decision-making process. Where we have provided
‘comprehensive’ advice, we have used reasonable skill and
endeavours in our analysis of primary (for example, site
inspections, mystery shopping exercise, etc.) and secondary
(for example, Census, Land Registry, etc.) data sources, but
we remain reliant upon the quality of information from third
parties, and all references above to accuracy, statistics and
market analytics remain valid.
Purpose and use
The report has been prepared for the sole use of the
signatories of this letter and solely for the purposes stated in
the report and should not be relied upon for any other
purposes. The report is given in confidence to signatories of
the engagement letter and should not be quoted, referred to
or shown to any other parties without our prior consent.
The data and information should not be used as the sole
basis for any business decision, and Carterwood shall not be
liable for any decisions taken on the basis of the same.
This report is for general informative purposes only and does
not constitute a formal valuation, appraisal or
recommendation. It is only for the use of the persons to whom
it is addressed and no responsibility can be accepted to any
third party for the whole or any part of its contents. It may not
be published, reproduced or quoted in part or in whole, nor
may it be used as a basis for any contract, prospectus,
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