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The Housing Requirements of Older People in SE London
This report provides a brief overview of the housing needs of older people in the sub-region. It draws mainly on the sub-regional housing market assessment (SHMA) undertaken by Opinion Research Services (ORS) which was informed by the results of a survey of 7,250 households in June 2007 and November 2008 (the Survey) and on the stakeholder engagement carried out as part of the qualitative consultation report. It also includes a commentary on what the findings may mean for boroughs by revisiting the findings of previous South East London Housing Partnership (SELHP) work on sheltered housing, summarising boroughs’ current plans and suggesting the scope and possible direction for further work in this area.

Summary of key messages

· All SE London boroughs will experience an increase in the number of pensioner households.

· 63% of the predicted increase in population over 65 years of age by 2025 will occur in Bexley and Bromley.

· The older BME population will grow faster than the older non-BME population and there may be a need to develop culturally sensitive services. This will particularly apply in Lewisham and Southwark.

· BME pensioners may be disproportionately affected by overcrowding as they are more likely than non-BME pensioners to live in an extended family environment.

· Over 40% of all pensioner households and 60% of single pensioner households have an income of less than £10,000 per annum. Affording to stay warm may be a particular difficulty for this group.
· Single pensioner households are more likely than couples to be in social rented housing.

· Unsurprisingly, pensioners over 85 years of age are less likely to want to move and more likely to experience problems with health, mobility and relating to old age. Less than 40% of them feel able to care for themselves.

· In the social rented sector, 6,500 SE London pensioner households are under-occupying by 2 or more bedrooms and 950 of these want to move.
· For older people whose homes are currently unsuitable, 1,800 social rented households could be adapted but 400 households would need to move.
· Most boroughs were in the process of carrying out a review of sheltered accommodation at the time of the Survey. The current position for each borough is summarised in Section 3.
· There is scope to develop further work around new housing for older people with links to affordable warmth and health strategies.
1. Local strategic aims 

Nationally we have an ageing population and South East London is no different with a particular increase expected in those aged over 85 years. The complexity of care requirements is also increasing. Although the speed at which policy responses are being implemented varies, there is a clear strategic direction in the South East London boroughs which is in line with national policy. This involves a move away from institutionalised forms of housing and care for older people towards independent living for as long as possible with more personalised choice and tailored, tenure blind support. In order to progress this, there will be a need to accommodate some of the 4,129 older people already estimated to be in residential and nursing care in the sub-region (POPPI, 2008
). In particular, a proportion of the year on year entry will need to be diverted.
2. Revisiting previous work by SELHP 
SELHP previously published two briefing notes (in October 2004 and May 2005) outlining the main issues that the SE London boroughs were facing in reviewing the provision of housing for older people. These were:

· An oversupply of less desirable sheltered accommodation, such as bedsits or flats above the ground floor without lifts;

· Geographical imbalance – some areas overprovided, some underprovided;

· The need to develop a culturally sensitive response to the increasing numbers of BME older people;

· A move towards ‘extra care’ housing, or people staying at home for much longer;

· The role of community alarm services;

· Sensitivities around reducing warden services;

· Older people in the private sector;

· Different client groups not mixing well – hence a  possible need for particular provision for some groups, e.g. older people with learning difficulties, with dementia and those caring for people with learning disabilities.

SELHP also published an “Assessment of the Movement of Older People into Housing Association Sheltered Accommodation in SE London” in November 2006. This research, carried out by Fordham Research Ltd, aimed to establish the extent to which older people move, and wish to move, into and within South East London. It attempted to ascertain any pattern to the movement or demand for RSL provided, sheltered housing. 
The underlying concerns which led to the commissioning of the research were that there may be an oversupply of RSL sheltered accommodation, causing RSLs to go further afield to find tenants (including owner-occupiers and people from outside SE London). Secondly there were concerns about the capacity of Supporting People and other budgets to meet any additional demand caused because of this. 
The report was not able to conclude whether an oversupply of sheltered accommodation was causing RSLs to attract owner-occupiers. However it did find that between 2003 and 2006, of those older persons who had moved to sheltered housing in SE London, almost a third had moved borough. Half of these moves were within the SE London sub-region, with the remaining sixth split evenly between those who had moved from a different part of London and those who previously lived outside the capital.
It also found that former owner-occupiers made up a small proportion (6%) of those in sheltered housing. In-migrants to the sub-region were no more likely to be former owner-occupiers, however were less likely to be receiving assistance from Supporting People and other funds
3. An update on the boroughs’ positions
At the time of engaging with stakeholders as part of SHMA, many of these issues were still relevant and a number of the boroughs were carrying out reviews of sheltered accommodation.  
Bexley does not have any of its own stock, but reported that RSLs had an over-provision of poor quality sheltered accommodation in the borough, and that there was poor uptake from BME communities. 
Currently, LB Bexley is considering carrying out a review of sheltered accommodation. There are 1,367
 RSL homes designated for older people in the borough and 6 extra care units via Hexagon Housing Association. London and Quadrant Housing Trust (L&Q) owns and manages the largest proportion (37%) and is carrying out a programme of improvements over several years (including decommissioning one scheme). Other RSLs may progress similar programmes when market conditions improve. Bexley has set up a housing support scheme in conjunction with Bexley Churches HA offering BME residents support and advice on housing related issues, and is due to introduce Choice Based Lettings including properties for older people and sheltered housing.

Bromley’s plans included reducing the reliance on residential care and concentrating support in peoples’ own homes and in extra care units, although recognising that for those with the highest levels of care need, nursing home provision would still be required. It had a target of an additional 140 extra care units by 2012, and intended to carry out a review of remaining sheltered accommodation.
Bromley has now conducted an initial review of sheltered housing which found that in most cases the concept of the ‘live-in warden’ has all but disappeared over the past few years. However designated housing for older people is a popular housing option from which older people derive benefits. It also concluded that Supporting People resources are not necessarily targeted to the people who would benefit most from the support through current arrangements. As a result, Bromley has put in place short term (up to 2 years) steady state contracts with sheltered housing providers and will be working with providers over that time to plan future accommodation requirements and how support can be delivered in different ways and to a wider audience.

Greenwich was aiming to develop preventative services for “younger” older people and remodelling or decommissioning sheltered accommodation. Up to 350 new extra care units were due to be completed or in the pipeline.

Greenwich is now aiming to update its older adults housing strategy this year (2010) and is currently on track to have 250 extra care units in management (Council and RSL) by 2015 as set out in its strategy. There are also plans to review some of the existing sheltered provision to determine its future use. RSLs with sheltered provision in Greenwich have been asked to provide the borough with updated information about their schemes.
Lewisham reported concentrating on expanding nursing care and extra care housing. It also focused on the need for the aids and adaptations service. The Health led Joint Strategic Needs Assessment suggested that the need for further extra care housing could be relatively small.

Currently Lewisham is in the process of appointing consultants to carry out the second phase of a review of its own accommodation for older people which includes 5 sheltered schemes and 2 extra care schemes. A planning application for a 78 unit extra care scheme in the north of the borough has been submitted and the borough is in discussion with the developer. An almshouse charity is in the process of redeveloping its existing schemes for older people. 

During the SHMA evidence gathering, Southwark reported having a good supply of sheltered accommodation and had just carried out work demonstrating the differences between those in council and RSL supported accommodation.
Since then, two Southwark schemes which were unsuited to use as sheltered housing have been decanted. One is being deconverted to family units and the other is to be disposed of with the proceeds partly subsidising conversion of the other. A further existing council sheltered scheme has been upgraded to provide extra care provision in the south of the borough but an extra care scheme is still needed in the north of the borough. Development of an older persons housing strategy is planned for later this year.
4. Findings from the SHMA
4.1 Population of Older People in SE London
There are a number of general comments and observations that can be made about the population of older people In the South East London sub-region. 

All five SE London boroughs will see an increase in the number of people over 75 years of age. Generally, the further away from central London, the older the population and the greater the predicted increase. 
Mid-year population estimates from 2007 show that around 12.7% (161,900) of the population of SE London is aged 65 years or over and the proportion is predicted to rise in the future (GLA). 
There are already a higher proportion of pensioner households in Bexley and Bromley (both over 18%) than other SE London boroughs (10-13%) and POPPI projections show that 63% of the predicted increase from 2008 - 2025 will occur in these two boroughs. Figure 1 shows the increase by borough: 
Figure 1: Percentage of Population by Age Group 2008-2025 (Source: Projecting Older People Population Information System)
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Figure s
Percentage of Population by Age Group 2008-2025 (Source: Projecting Older People Population Information System)

Age Group. 2008 2010 2015 2020
Bexley

Population aged &5 and over asa
proportion of the total papulation

Population aged 85 and over asa
praportion of the total population

Bromley
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praportion of the total population

Population aged 85 and over asa
proportion of the total papulation

Greenwich
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proportion of the total population

Population aged 85 and over asa
praportion of the total population

Lewisham

Population aged &5 and over asa
praportion of the total population
Population aged 85 and over as
proportion of the total ppulation
Southwark.

Population aged &5 and over asa
proportion of the total papulation

Population aged 85 and over asa
praportion of the total population
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This means that the implications of an aging population and the consequent financial pressures will be greater for the outer London boroughs of Bromley and Bexley than the other SE London boroughs.
4.2 BME pensioner households
At the moment, pensioner householders in the sub-region are still predominantly White, however there is an expectation that the older population from BME communities will grow faster than the non-BME older population so there will be an increasing need to develop culturally sensitive services for this group.

As the BME population is greater in inner London boroughs, particularly Lewisham and Southwark, this is where most of the impact will be felt. However, during stakeholder consultation it was noted that Bexley currently has an over-provision of poor quality sheltered accommodation which has a poor uptake from BME communities. 
Evidence also suggests that BME pensioners are more likely than non-BME pensioners to live in an extended family environment. As severe overcrowding affects this type of household disproportionately this is an important finding for this group. 
4.3 Single pensioner households
Almost half pensioner households in SE London are single person households. Figure 2 shows the breakdown by borough. 
Figure 2: Pensioner Households by Borough in South East London (Source: South East London Household Survey 2007-08).
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Figure 15
Pensioner Households by Borough in South East London (Source: South East London Household Survey 2007-08)
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There are some specific characteristics of this group. Single pensioner households have a much lower income than other pensioner households with over 60% having an income of less than £10,000 per annum, so poverty and the ability to pay for essentials such as food and warmth, could be a real issue for this group.
Single pensioner households are much more likely than other pensioner households to live in a purpose built or converted flat. They are also more likely to live in social rented housing and slightly more likely to live in the private rented sector than other pensioner households. Numbers in the private rented sector are less than 10% for all pensioner households so the Survey headline data does not give sufficient information about pensioner households in this sector and further analysis may be useful.
4.4 Single pensioner households aged 85 years +
As age increases, there are obviously more problems with health and mobility. As a result, households with single pensioners over 85 years of age have some notable characteristics. They are the most likely to:

· Experience health problems (77% compared to 57% for all pensioner households).

· Have walking or mobility difficulties (64% compared to 23%).

· Experience difficulties relating to old age or frailty (36% compared to 10%).

They are also the least likely to feel able to care for themselves (less than 40% compared to 72% of all pensioner households). Meeting the demand for services from this group is likely to be a growing challenge. To put this into context, POPPI estimates indicate that the additional number of pensioners aged 85 years plus in each SE London borough by 2025 (from 2008) will be:

	Bexley
	Bromley
	Greenwich
	Lewisham
	Southwark

	2,800
	4,200
	1,200
	600
	1,100


4.5 Tenure

Around 57% of pensioner households own outright and around 30% are in the social rented sector (although this is higher for single pensioner households). Very few are in the private rented sector or own with a mortgage.

4.6 Under-occupation

There is significant under-occupation in pensioner households with over 50% of pensioner households living in 3 bed + properties. This increases to 70% for pensioner couple households. In the social rented sector 6,500 SE London pensioner households are under-occupying by 2 or more bedrooms and 950 of these want to move. Unfortunately the Survey does not provide details of moving preferences but there are clearly a good number of households that could be targeted for under-occupation programmes.
4.7 Moving and adapted accommodation
On the whole, pensioner households tend to be satisfied with their home and are less likely to be unsuitably housed or want to move than younger households. 

56% of households in the social rented sector who have mobility problems feel their current home could be adapted while 31% feel this would not resolve their needs. This means that 1,800 social rented homes could be adapted but 400 households would need to move.
5. The scope for future work

The SHMA indicates that needs increase as people get older but the willingness to move is greater when people are younger. It also suggests that the relatively younger households are those willing to move the greatest distances, e.g. out of London, while relatively older households tend to move more locally, if they move at all. 

SELHP is currently piloting a “Homes out of London” scheme with Shepway Borough Council whereby homes are bought in the Folkestone area and then offered to under-occupying households in SE London. Typically, households most interested in this scheme are in their 50s, so this tends to support the evidence in the SHMA.

If housing schemes can be developed that are attractive to younger pensioner and ‘pre-pensioner’ households, they may assist in freeing up larger homes for families. This may also pre-empt a need to move to more institutionalised accommodation in the future. Provision of Extra Care accommodation may be in keeping with this pre-emptive approach, offering self-contained independent accommodation with provision of care and support when needed. A value for money case for the provision of suitable accommodation for under-occupying older people can therefore be made on the basis of two distinct potential savings: the cost of providing larger homes (as well as the social or hidden costs of households being overcrowded) and the cost of more institutional care.

With growing pressure on resources, the case for providing housing options for older people that link to under-occupation initiatives is a compelling one. Certain new housing schemes could be carefully designed, tailored and targeted to allow for this. In addition, some existing sheltered housing, with some investment, may be sufficiently attractive to under-occupiers.

Through Perfect Fit (the RSL under-occupation scheme run by Gallions Housing Association) consideration has been given to buying out older under- occupying owner occupiers or leaseholders, and offering access to social rented housing (usually sheltered) in return for a lower receipt. The properties purchased would be used as social rented homes for families. Gallions HA has been unable to finalise such an arrangement on two occasions so far, but no fundamental barrier has become apparent.

The provision of handyperson services and equity release on a sub regional basis has contributed in recent years to a number of older owner occupiers being able to remain in their own homes. The possibility of lack of funding for such schemes in years to come will result in fresh pressures on the NHS and the prospect of a growing group of pensioners whose needs may otherwise best be met by moving. It is already the case that for some households, provision of adequate adaptations is not really possible and that moving to more suitable accommodation represents the most effective response.

Carbon reduction programmes are likely to increase in value and extent in the next few years and will contribute to addressing fuel poverty. However it will remain the case that newer, and smaller, properties will be the most energy efficient, so there is further scope here to link a strategy for affordable warmth with new housing development for older people.
The SHMA has focused on demand for housing from older people. We will continue, where possible, to update information about that demand and continue to use quantitative and qualitative evidence to understand the nature of the housing market for older people. However, in 2010-11 it is proposed that the SE London Housing Partnership re-focus its attention to the supply of housing for older people e.g.

1. Revisiting the numbers of sheltered units and Extra Care units in each borough – both actual and projected.

2. Reviewing provision of Extra Care to identify differences between provision in one scheme and another, highlighting good practice.

3. Reviewing changes to sheltered housing provision over the last 5 years – any overall reduction (or growth) in the number of sheltered homes and any investment in or upgrading of existing stock.

4. Suggesting yardsticks by which boroughs may meaningfully compare provision.

5. Reviewing provision of warden services and changes brought about by Supporting People commissioning activity.

6. Reviewing the profile of households moving into sheltered accommodation.

7. Exploration of new models of provision especially in the private sector.

8. Highlighting innovative schemes in and beyond the sub region, including those best meeting the needs and aspirations of older people m BME communities.

9. Agreeing the basis for designing new homes that can cater for older under occupiers.

10. Developing a model for ‘buying out’ older owner occupies and leaseholders who under occupy their current homes. 

6. Further information
Further information, including the full “Key Findings” and “Older Persons” reports from the sub-regional Strategic Housing Market Assessment is available on the SELHP website. 

Karen Cleverly, SELHP Strategy Co-ordinator, May 2010.







� Projecting Older People Population Information system, based on 2006/07 figures.


� Regulatory and Statistical Return data, March 2009, available from https://rsr.tenantservicesauthority.org/Documents?year=2009&subjectCategory=1
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