People living longer

This is one factor in changing demand for which trends are clear, as life expectancy increases, although it might be considered that this cannot continue in the same way indefinitely.  However, one of the key reasons given by the government for shortage of supply compared to demand is that:-   “ We have an ageing and growing population which the housing market has failed to respond to”.  

This response therefore ought to be tailored to the needs, demands and housing market position and circumstances of this group to be most effective, which requires analysis and understanding of all these factors.  A substantial amount of work has been carried out into the housing requirements of older people, although it often starts from a frailty and care needs perspective rather than the position within and effects on the wider housing market.  One such study
 :- The needs and aspirations of older people living in general housing, concluded :-
“Fundamental to the understanding of the future housing needs and aspirations of older people is the recognition that they will be diverse. The population of older people is not homogeneous and providers must expect to offer variety to meet a wide range of preferences and circumstances. A concern for increasing levels of frailty has dominated not only the discussion about housing in old age but the entire debate about the ageing of society.”
CLG New Horizons
 research used eight focus groups composed of 'younger' older people (aged 48 to 64), and 'older' old people (aged 65 and above) to explore the influences on participants' housing decisions, and their future housing intentions and aspirations.  Findings included :-  

Those few people who had moved said they had been determined to make a

deliberate choice to move to a particular place, rather than be forced to move

when they might not have the capacity to look at different alternatives and make

a considered decision as to what was best for them. For those who were moving,

finding suitable properties either to buy or to rent was not always easy.
In a housing market area with substantial under-occupation this may mean more policy focus on those who are currently well housed for their lifestage circumstances, such as in the suburban and rural areas, with the aim of trying to predict and anticipate not only their future needs and requirements but also their expectations and aspirations. 

Information presented from demographic profiles and household projections shows that under-occupation is quite extensive throughout UK housing, and especially in the owner occupied sector amongst older households. This suggests that much more efficient use could be made of existing housing if the market functioned better, with appropriate and sophisticated differentials and incentives for households to consume housing more appropriate to their needs.

This is potentially a fraught area for policy, and if approached clumsily could easily lead to many adverse unintended consequences.  The strong position of these households within the housing market also needs to be recognised in developing policy.   It certainly should not mean that any pressures or persuasion should be applied to older households living in houses which are now considerably larger than they ‘need’;-  rather that the quality,  price differentials and lifestyle incentives between housing with is attractive to older ‘empty nester’ households and their current large family housing should be considered very carefully and developed such that they will want and choose to move to more suitably sized accommodation.  

This could include, for example:-

· Housing  for older people and empty nesters.  This will include flats and apartments, but also, - and perhaps especially -, bungalows.  Although currently anathema to crudely applied  Planning density requirements, bungalows are well known to be the traditional housing aspiration of older households, and could tempt more under-occupying households out of their large accommodation, which would improve stock utilisation more than higher density new building.  

These need to be done well, in the right locations for services, transport  and environment; and of sufficient size – two bedrooms is the expected norm for older household in typical ‘downsizing’ position nowadays -: and there must be enough space and storage to accommodate the acquired effects of many years spent in a larger house.   Innovative design and provision of shared, secure storage space and occasional ‘spare rooms’ for visitors could be a way of tackling issues of space and density.  Two bedroom bungalows are also more flexible for alternative use – small families can live in them, and extend them if required,

Lessons must be learned from the past.   Previous housing strategies have attempted to apply a similar approach, especially in the public sector where many sheltered schemes of flats and bungalows were built in the second half of the last century with aim of attracting older council tenants out of their family houses.  While this may have worked to some degree, some sheltered housing also became ‘difficult to let’, such that this was identified as an endemic problem in a study of low demand in the East Midlands ( and is similar throughout the UK).   However, the study also showed that it is often units such as upper floors flats, and particularly bedsits that are unpopular, while bungalows appear to be generally still much in demand, unless issues of location or isolation affect them.  

There are already many ‘retirement housing ‘ providers and specialists, in both the private and social sectors; but an on line search reveals that most of the properties currently offered are one bedroom flats, and the schemes still have a strong ‘care for the elderly’ flavour
.  Plans are currently being developed and considered for ‘ retirement villages’, which could begin to address these issues; but it will require careful market research and consultation to ensure that it does meet the expectations of its potential customers, or they will simply stay in their family houses.  There is a danger that if they do not penetrate their potential market better they will simply divert demand away from existing schemes.
· Using Section 106 Planning gain requirements for affordable housing to bring down the market price of housing for older people, and hold it lower in perpetuity.  Older owner occupiers usually have equity in their homes, and will often not want to go form owner occupation into social rented housing
; but at the same time many cannot, or will not, pay inflated prices even if they have built up the equity resources to be able to do so.  Housing products for older households must therefore also be more competitively priced compared to family housing.   Section 106 agreements must be robust enough to resist the inevitable market pressure, devices and subterfuges to push sale prices up again, especially by inheritors.  This would be complementary to general needs affordable housing; but with the wider aim of accelerating the Barker agenda and bringing down the overall price of owner occupied housing for older households.

· Different, attractive and affordable tenure forms.  More suitable and attractive owner occupation is essential, but provision could also include various forms of full or part rental, with optional services available. Access based on housing ‘need’ as frequently applied in the social sector would have to give way to criteria based more on releasing larger properties and the owners equity, thus improving the overall operation of the housing market.  The overall objective is to help the housing market function better, become more elastic, and so improve overall affordability.
· Direct housing needs could also be met through this process by making it a condition of the S106 that the larger property released should be, for example by:-

· Offering it to an RSL for purchase for rent or shared ownership/equity sale

· Since the older under-occupying household would be paying less than full market value for their new property, negotiate the purchase of the family house they are selling at less than full market value and then sell this at a discounted price with a robust covenant holding it at that reduced level.

· This also links directly with other aspects of social policy.   One contributor to higher levels of under-occupation by older households is that the financial incentives for them to move to smaller accommodation are weak, as price differentials are insufficient because housing for ‘empty nesters’  is often expensive.  At the same time, there is growing concern about pension provision and the dependability of funds and investments; but while investment in ‘bricks and mortar’ is often seen as an alternative many older households are now also ‘asset rich but cash poor’.  

Developing better products and methods by which equity can be released to support older household incomes, whilst also improving the functioning of the housing market and increasing the supply of more affordable housing, could create a synergy between these factors. In the long term it could have a braking and stabilising effect on house price inflation – although it is essential that all the ramifications and possible unintended consequences are carefully thought through.

This is already being worked on in many areas, mainly to assist with the private sector decent homes targets, but could be extended. Many schemes already exist, but are often perceived, rightly or wrongly, as not good value, and indeed many are targeted at the ‘sub-prime’ market, which does not help their image.  

Statistics on occupation levels.

	S140 Difference from bedroom standard by Government Office Region  

	All households
	 
	 
	 
	 
	 
	England 2003/4

	Region
	Difference from bedroom standard
	 
	 

	 
	Two or more below
	One below
	At standard
	One above
	Two or more above
	Total

	
	
	
	
	
	
	thousands

	North East
	 1
	 19
	 265
	 427
	 388
	1 100

	North West
	 3
	 43
	 673
	1 122
	 980
	2 821

	Yorkshire and the Humber
	 3
	 28
	 507
	 844
	 755
	2 137

	North
	 7
	 90
	1 445
	2 393
	2 123
	6 058

	
	
	
	
	
	
	

	East Midlands
	 3
	 21
	 372
	 672
	 701
	1 768

	West Midlands
	 6
	 45
	 516
	 788
	 814
	2 170

	Midlands
	 9
	 66
	 888
	1 460
	1 515
	3 938

	
	
	
	
	
	
	

	East
	 2
	 31
	 520
	 819
	 879
	2 251

	London
	 23
	 164
	1 164
	 938
	 724
	3 013

	South East
	 2
	 53
	 765
	1 173
	1 268
	3 261

	South West
	 0
	 26
	 442
	 770
	 868
	2 106

	South
	 27
	 275
	2 890
	3 700
	3 739
	10 630

	
	
	
	
	
	
	

	All
	 42
	 431
	5 223
	7 552
	7 378
	20 626

	 
	 
	 
	 
	 
	 
	 

	
	
	
	
	
	
	percentages

	North East
	 0
	 2
	 24
	 39
	 35
	 100

	North West
	 0
	 2
	 24
	 40
	 35
	 100

	Yorkshire and the Humber
	 0
	 1
	 24
	 39
	 35
	 100

	North
	 0
	 1
	 24
	 39
	 35
	 100

	
	
	
	
	
	
	

	East Midlands
	 0
	 1
	 21
	 38
	 40
	 100

	West Midlands
	 0
	 2
	 24
	 36
	 38
	 100

	Midlands
	 0
	 2
	 23
	 37
	 38
	 100

	
	
	
	
	
	
	

	East
	 0
	 1
	 23
	 36
	 39
	 100

	London
	 1
	 5
	 39
	 31
	 24
	 100

	South East
	 0
	 2
	 23
	 36
	 39
	 100

	South West
	 0
	 1
	 21
	 37
	 41
	 100

	South
	 0
	 3
	 27
	 35
	 35
	 100

	
	
	
	
	
	
	

	All
	 0
	 2
	 25
	 37
	 36
	 100

	
	
	
	
	
	
	

	Source: ODPM Survey of English Housing
	
	
	
	


	Over 50 households composition and comparison to bedroom standard
	
	
	

	All people aged 50+ in households All people aged 50+ in households 
	16987709
	% of all over 50s
	% of tenure

	All people aged 50+ in households Owned: +2 or more
	9182137
	54%
	70%

	All people aged 50+ in households Owned: +1
	2725211
	16%
	21%

	All people aged 50+ in households Owned: 0
	858780
	5%
	7%

	All people aged 50+ in households Owned: -1 or less
	268149
	2%
	2%

	owners total
	13034277
	
	100%

	
	
	
	

	All people aged 50+ in households Rented from council and other social rented: +2 or more
	762403
	4%
	26%

	All people aged 50+ in households Rented from council and other social rented: +1
	881655
	5%
	31%

	All people aged 50+ in households Rented from council and other social rented: 0
	943028
	6%
	33%

	All people aged 50+ in households Rented from council and other social rented: -1 or less
	293838
	2%
	10%

	social rent total
	2880924
	
	100%

	
	
	
	

	All people aged 50+ in households Private rented or living rent free: +2 or more
	462904
	3%
	43%

	All people aged 50+ in households Private rented or living rent free: +1
	297979
	2%
	28%

	All people aged 50+ in households Private rented or living rent free: 0
	212442
	1%
	20%

	All people aged 50+ in households Private rented or living rent free: -1 or less
	99183
	1%
	9%

	private rent total
	1072508
	
	100%

	
	
	
	

	3. The occupancy rating provides a measure of under-occupancy and overcrowding. For example a value of -1 implies that there is one room too few and that there is overcrowding in the household. It assumes that every household; including one person households; requires a minimum of two common rooms (excluding bathrooms).
	
	
	


Spatial patterns of more extreme under-occupation – Nottingham core housing market area
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The number of rooms available

to the household excludes
bathrooms, toilets, halls or landings
and rooms that can only be used for
storage. Italso does notinclude any
rooms shared with another household
such as a shared kitchen.




Over 50 owners + 2 rooms over occupation standard- Nottingham core HMA
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� � HYPERLINK "http://www.jrf.org.uk/KNOWLEDGE/findings/housing/N32.asp" ��http://www.jrf.org.uk/KNOWLEDGE/findings/housing/N32.asp� 


� � HYPERLINK "http://www.communities.gov.uk/publications/housing/housingoptionsaspirations" ��http://www.communities.gov.uk/publications/housing/housingoptionsaspirations� 


� See  � HYPERLINK "http://www.retirementhomesearch.co.uk/results_properties.asp?pg=1&country=englandwales" ��http://www.retirementhomesearch.co.uk/results_properties.asp?pg=1&country=englandwales� 


� For an illuminating sample case study see � HYPERLINK "http://www.housingcare.org/downloads/eac/kenilworth.pdf" ��http://www.housingcare.org/downloads/eac/kenilworth.pdf� 
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