
 1 

 
 
 

 

Homes for London: The Draft Housing 
Strategy for London  

 
 

Submission 
by Care & Repair England 

January 2014 
 

 

 

Contact Details 

Sue Adams 

info@careandrepair-england.org.uk 

Care & Repair England,  

The Renewal Trust Business Centre,  

3, Hawksworth Street,  

Nottingham,  

NG3 2EG 

Tel0115 950 6500 

www.careandrepair-england.org.uk 

 

 

 

Care & Repair England is an Industrial & Provident Society with Charitable Status Reg. No. 25121R 

 
 
 
 
 
 

mailto:info@careandrepair-england.org.uk
http://www.careandrepair-england.org.uk/


 2 

About Care & Repair England 
 
Care & Repair England is a national charity established in 1986 to improve the housing and 
living conditions of older and disabled people.  
 
We aim to innovate, develop, promote and support practical housing initiatives, and the related 
policy and practice, which enable older people to live independently in their own homes for as 
long as they wish, particularly for older people living in poor or unsuitable private sector 
housing.  
 

Basis of Response 
 
At a time of unprecedented demographic change we want to ensure that we plan homes and 
neighbourhoods that enable older people to live independent, healthy lives remaining 
economically active and involved with family, friends and their local community.   
 
The primary concern of Care & Repair England is with the condition and suitability of the 
housing stock and how this impacts on older people's ability to live independent, healthy lives, 
particularly in private sector and mainstream housing. We promote and support housing choice 
in later life. 
 
Our work has included quantifying the scale of the future need for home adaptations in the light 
of demographic change1 plus the consequences of housing disrepair and low income home 
ownership amongst an ageing population2. 
 
A significant issue in housing and ageing is the interface between housing, health and social 
care. For nearly three decades we have undertaken pilot projects aimed at brokering links 
between health, social care and housing in order to enable independent living at home for 
older people.3 

 
For a number of years we have also worked with local older people’s groups across England, 
including with groups in London, in order to raise the profile of older people’s views about their 
housing and related needs and aspirations during retirement.  
 
It is our strong belief that strategies for housing must address ageing. Across England older 
people currently live in 30% of all homes4 and between 2008 and 2033 around 60% of 
projected household growth will be made up of households with someone aged 65 or older5. 
Whilst this is slightly lower in London, population ageing is still a key driver in housing markets 
and hence the proposed Housing Strategy needs to take account of: 
 

 demographic and tenure changes including population ageing and the increase in home 
ownership amongst older people  

                                                           
1
Adams S, Ellerson M (2009) Time to Adapt: Home adaptations for older people: The increase in need and future of state 

provisionhttp://www.careandrepair-england.org.uk/timetoadapt.htm 

 
2
 Adams S, Ellerson M (2010) A Perfect Storm: An ageing population, low income home ownership, and decay of older 

housinghttp://www.careandrepair-england.org.uk/pdf/a_perfect_storm_nov_10.pdf 

 
3
http://www.careandrepair-england.org.uk/homefromhospital/index.htm 

 
4
 DCLG (2013) Available on line athttps://www.gov.uk/government/policies/providing-housing-support-for-older-and-

vulnerable-people 

 
5
 ibid 

http://www.careandrepair-england.org.uk/pdf/a_perfect_storm_nov_10.pdf
http://www.careandrepair-england.org.uk/homefromhospital/index.htm
https://www.gov.uk/government/policies/providing-housing-support-for-older-and-vulnerable-people
https://www.gov.uk/government/policies/providing-housing-support-for-older-and-vulnerable-people
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 the great diversity of later life experience, aspiration and circumstances including 
housing circumstances  

 the increase in the number of years spent with health problems and disability 

 the role that good housing and neighbourhoods plays in addressing other policy 
objectives such as in health and social care 

 

Comments on the draft London Housing Strategy 
 
We welcome the section (3.8) relating to housing for older Londoners but, because of the need 
to take account of the issues set out above, we urge that the strategy looks more broadly at the 
housing issues affecting older Londoners.  
 
1. Proposals welcomed  
 
Proposals welcomed (with suggestions on how these might be developed): -   
 
Lifetime Homes and Neighbourhoods - The Mayor’s commitment to Lifetime Homes 
Standards and Lifetime Neighbourhoods in London has been a positive step which we have 
welcomed. We believe that all homes should continue to be planned and designed to make 
them suitable and adaptable for all ages as this results in long term fiscal benefits in terms of 
occupants' health and well-being. 

 
Design -We welcome the commitment to minimum space standards and long term adaptability 
for all new homes which thereby takes account of the needs of our ageing society and makes 
homes more inclusive for all ages and physical capability. 
 
Purpose built housing - There is a need for more choice in housing for older people. There is 
a shortage of suitable and specialist housing across all tenures in London. The commitment to 
the development of new suitable and specialist housing for older people is to be welcomed but 
we would like to see the housing strategy for London focusing on more than just the delivery of 
a relatively small number of new homes for older people given the scale of demographic 
change and the reality that the vast majority of older people in the capital will continue to live in 
mainstream housing. (Our proposals are set out in the Section 2). 

 
Equity release - Whilst we welcome a review of equity release products we suggest that links 
are made with any national review planned with regard to this aspect of housing finance. There 
are many barriers to the take up of equity release for work to existing homes and to increase 
income. The public sector has a key role to play in developing trusted equity release products 
including public sector developed/regulated ‘social equity release’ products that work for lower 
income older people. Most importantly of all is ensuring that older people have access to good 
quality, independent, impartial, trusted housing related financial information and advice e.g. 
through the national FirstStop6 scheme and related local providers.  

 
Decent homes –We welcome the recognition that London has some of the worse housing 
conditions and the focus in the strategy on meeting Decent Homes standards in London. 
However we are disappointed that the desire for quality housing and for energy efficient homes 
is generally focused on social housing given that the majority of non-decent homes are in the 
private sector. As well as the promise to look at ways to support private landlords to improve 
their stock we would have liked to have seen a consideration of the needs of low income home 
owners and the opportunities that might be developed to improve housing quality across 
tenures. This is particularly important in connection with the health and care of older 

                                                           
6
http://www.firststopcareadvice.org.uk/ 

 

http://www.firststopcareadvice.org.uk/
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Londoners, given the causal link between poor housing and poor health. This is further 
developed in Section 2. 

 
2. Care & Repair England’s proposals for inclusion in the strategy  
 
Areas that should be further addressed in the strategy: -  
 
Links with health and social care - We are disappointed that the strategy does not make 
proposals to encourage or oblige housing commissioners and providers to work closely with 
the health and social care sectors, particularly Public Health and Clinical Commissioning 
Groups. Housing quality and suitability is a major determinant of health and well-being and a 
causal link has been identified between housing, the built environment and the main long term 
conditions that affect older people. For example poor housing is estimated to cost the NHS at 
least £600 million per year.7 
 
Whilst the report identifies the importance of affordable housing to health and care an 
opportunity is lost to encourage greater planning and liaison to improve the health and well-
being of all Londoners through improvements to the housing stock. Given the national focus on 
the integration of services in health and care identified promoted and encouraged recently by 
the development of integrated funding – the Better Care Fund – we would propose that the 
Mayor’s housing strategy calls for joint planning and commissioning across housing, health 
and social care for all people with care, support and health needs, including provision of home 
adaptations and urgent repairs noted below. 

 
Funds for Adaptations - The funding available for Disabled Facilities Grants will in future 
become part of the Better Care Fund with Health and Well Being Boards expected to sign off 
Plans for the use of these funds by March 2014. We are therefore disappointed that although 
the estimated need for adaptations due to disability is seen as a small proportion of 
households in London (around 180,000 or 6% of households,8 ) there is no reference to the 
role of house adaptations in the strategy or any call to ensure that funds for adaptations remain 
a key priority. Adaptations to people’s homes make a major contribution to enabling older and 
disabled people with long term conditions to live independently. They can enable better more 
timely hospital discharge, prevent readmissions and reduce the need for more costly social 
care. It is vital that there continues to be adequate investment in adaptations services and 
plans to improve more timely and effective delivery.  

 
Practical services and support and repairs for people to live independently at home - 
Most older people are happy where they live. They may however just need ‘a little bit of help’ to 
stay that way. Two thirds of households headed by someone aged 55 or over own their own 
homes in London9 and many of those homes fail to meet the decent homes standard, often 
due to thermal inefficiency resulting in cold related ill health of occupants. We would urge that 
the strategy address the quality and suitability of the owner occupied sector and the needs of 
those who are vulnerable in that sector. In particular we would like the strategy to urge councils 
and other providers to develop schemes that can help older and disabled people with the offer 
of affordable, trustworthy help with repairs, maintenance, improvements and practical help 
around the home. This not only helps older people to be safe, warm and comfortable at home 
but also makes a direct contribution to reduction of falls, cold related ill health and fuel poverty, 
all of which are part of the Public Health agenda. Bodies such as Home Improvement Agencies 
and practical help schemes that focus on supporting people to live independently at home are 
critical to older and disabled people as is support to fund repairs and improvements for those 
with limited means e.g. repairs on prescription. 
                                                           

7
Building Research Establishment & Chartered Institute of Environmental Health (2010) Good housing leads to good health 

8
 GLA Housing in London 2012 

9
 ibid 



 5 

 
Housing and care advice and information – Most older people want to stay at home for as 
long as possible. Others might want to move for a variety of reasons. However it needs to be 
noted that nationally whilst there are 7 million older households there are only 500,000 
specialist housing units for older people. In reality move on options will just not be available for 
many older people in London where there is a huge housing shortage as set out in the London 
housing strategy. Whilst there is some (but limited) scope for people downsizing both in the 
social and private sectors, there is a need for good quality, impartial, independent information 
and advice in housing, related care and income issues. Such advice and information can help 
older people to make informed housing choices be it to stay at home or look into if a move is 
possible, if that is their wish.  
 
It is disappointing that the London Housing Strategy does not promote the development of 
housing information and advice services for older people, only mentioning advice in relation to 
homelessness. The Department of Communities and Local Government have part funded a 
programme of independent, impartial information and advice provision for older people –First 
Stop10 – The current initiative, which includes a national website and advice service and local 
partners, includes pump priming funding for a partnership scheme in London run by Age UK 
Hillingdon which sits alongside a local council funded ‘making the right move’ service. Age UK 
Croydon is also currently funded by Comic Relief to provide a Managing Money Better project 
linked to a housing and care information and advice service.  
 
The combined national and local partner model demonstrated by these partnerships offers a 
comprehensive range of services from information (e.g. via the website), individually tailored 
advice (in person or via e-mail or telephone) and in-depth advocacy and practical support (via 
local partner caseworkers). We urge that the London Housing Strategy makes reference to the 
crucial role of independent housing, care & finance advice for older people in London which will 
help individuals make informed decisions and can also have a positive impact on the London 
housing market as a whole e.g. through supporting home moves. 
 

Concluding summary  
 
Care & Repair England welcomes the fact that the draft London Housing Strategy has 
referenced the impact of the ageing population in London on housing policy and provision but 
we would urge the Mayor to take a more multipronged approach that includes:-  
 

 mainstream homes well designed, adaptable and accessible to all across tenures 

 a range of suitable and specialist housing across tenures reflecting the diversity of the 
older population 

 better planning of lifetime homes and neighbourhoods 

 recognition that the promotion and review of equity release should link to any national 
review and consider public sector developed/regulated products and access to 
independent financial advice 

 the promotion of strategic links between housing, health and social care  

 well- funded adaptations services that are a significant part of the Better Care Fund 

 practical housing services and support to enable people to stay independent at home 
including adaptations, repairs and practical help services 

 access to impartial, independent information and advice about housing and care options 
to enable older people to make informed choices   
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