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Disclaimer & Legal

This report has been produced by WPI Economics and Homes for Later Living. The views expressed in the report are based on independent
research and represent solely the views of the authors. They are provided for informative purposes only.

Whilst we undertake every effort to ensure that the information within this document is accurate and up to date, neither WPl Economics nor
Homes for Later Living accept any liability for direct, implied, statutory, and/or consequential loss arising from the use of this document or its

contents.

About Homes for Later Living

Homes for Later Living has been set up to promote greater

One of the key differences between new-build housing for

GLSMGI EZEMPEFMPMX] ERH UYEPM X]olger geSpteVard Rekv-biM Inavistteark Roaging & the

older people. It comprises Churchill Retirement Living,
McCarthy & Stone and Lifestory Group (made up of
Pegasus and Rennaissance) and operates alongside the
Retirement Home Builders Group within the Home Builders
Federation (HBF).

Homes for Later Living exists to promote all types of

provision of extensive communal areas where neighbours
can socialise, host visitors and be part of a friendly, like-
minded community.

Another key difference is the presence of an on-site
manager or team, someone whose role is to look out for
people’s welfare, be a point of call if help is needed, make

LSYWMRK [LMGL EVI WTIGMYGEPP] H IWureKHe cimniuiallareds 8re’ welHniaintaindd and to be a

for people over the age of 60. These properties are
operated in the long-term interest of residents, so that as

people grow older and their needs change, they can choose -

to live in a property that works for them.

Homes for Later Living properties mean specially designed
housing suitable for older people who want to maintain the
independence and privacy that comes with having a home
of their own, but may want access to varying degrees of
support and care, plus an in-built social community.

Typically built for people who no longer want or need

a family-sized house, and often taking the form of
apartments or bungalows, our developments are designed
to help people remain independent, safe, secure and
sociable for as long as possible.
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Foreword

By Damian Green MP

Throughout the coronavirus pandemic, there has
been suffering and hardship on both sides of the
generational divide. Early on, we learned that older
people faced an increased risk of becoming seriously
ill and dying from COVID-19. Within a few weeks of
lockdown, charities were reporting increased cases of
confusion and loneliness among older people.

At the same time, young adults have been most likely
to lose work or see their incomes drop because of
lockdown. Those yet to enter the jobs market have
seen their education disrupted on an unprecedented

scale. Today’s young people have been dubbed the “coronavirus generation”, with experts predicting that
the pandemic will have a long-lasting effect on their lives.

As we try to rebuild the economy, there has been an understandable focus on policies which work for the
coronavirus generation. The challenge that we face is how to provide for help for young people without
taking anything away from older people who have worked hard all of their lives and also suffered in the
pandemic. In previous years, it was too easy to pit baby boomers and millennials against each other. Now,
more than ever, we need policies that work across the intergenerational divide.

Housing is an obvious area for policy-makers to start and in his summer statement the Chancellor
VEMWIH XLI XLVIWLSPH JSV WXEQT HYX] XS e

For older people, specialist developments can be the key to a happy and healthy retirement. During the
pandemic, specialist retirement housing kept many older people safe, with residents better protected

against COVID-19 than in wider society. And with residents less likely to be admitted to hospital and require
further care than people in mainstream housing, we have seen how this type of accommodation can
KIRIVEXI ““W“WWGEP WEZMRKW XS XLI 2,7 ERH WSGMEP GEVI WIVZMGIW

But many older people are now living in care homes that were badly hit during the pandemic. Many more

EVI MR JEQMP] WMAIH LSQIW XLEX EVI RSX WYMXEFPI JSV XLIMV RIIHW 3JXIR XLSV
stuck in properties that are remote from shops and services, hard to maintain and away from friends and

family.

% WMKRMY“GERX RYQFIV SJ TISTPI SZIV XLI EKI SJ [SYPH PMOI XS HS[RWM”I MRX
accommodation, yet they are unable to do so. This causes a bottleneck in the housing market that ripples

HS[R XS “%UVWX XMQI FY]IVW [LS EVI TVIZIRXIH JVSQ FIGSQMRK TEVX SJ XLI TVSTIV)
Without action now, with an ageing society, the problem is only set to get more acute across the UK.

In his excellent book The Pinch my colleague Lord Willetts sets out the provocative argument that baby

FSSQIVW LEZI FVSOIR XLI MRXIVKIRIVEXMSREP GSRXVEGX ;LMPI XLI YaVWX IHMXM S
the argument resonates with extra potency as we emerge from lockdown and many young people are still

struggling to get onto the housing ladder.

By incentivising the building of more new retirement properties, we can take a step towards unblocking

XLI LSYWMRK QEVOIX ERH YPXMQEXIP] LIPT VWX XMQI FY]JIVW SRXS XLI PEHHIV ¢
progress towards ensuring that more vulnerable older people are happier, healthier and better protected

against future pandemics. As we emerge from the shadow of coronavirus, that would be a much-needed

win-win for both baby boomers and millennials.

8LI MRXIVZIRXMSR [MPP QEOI MX IEWMIV JSV VWX XMQI FY]IVW

WXVYKKPMRK XS WEZI YT XLI HITSWMX JSV XLIMV VWX LSQI %X XLI SXLIV IRH S%Hé'ﬁkl—%ﬁlya%,a?ﬁGM@ﬁi?&Xs%NatMe%'f&%%%MWﬁ%EiloftheAll-Party

many older people who are desperate to downsize into more suitable retirement accommodation.

“Now, more than ever, we need policies that

work across the intergenerational divide.”

However, cutting stamp duty is not the only policy that can work across the generational divide to drive
housing market transactions. To get results here, the Chancellor and the Secretary of State should also
consider measures to encourage the building of more private retirement housing.

This approach could help older and younger buyers, with the research in this report showing that building

more specialist retirement housing can stimulate both ends of the market. We can see that if all of those

people 65 or over who want to move were able to do so, in time this would free up nearly two million spare

bedrooms, predominantly in three bedroomed homes with gardens, which are ideally suited for young

JEQMPMIW [MXL GLMPHVIR 8LI GLEMR MQTEGX [SYPH XLIR LIPT VWX XM
XLEX JSV 1ZIV] XLVII RI[ VIXMVIQIRX LSQIW WSPH X[S “4VWX XMQI FY]IV L
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Executive summary

For many people under the age of 40, the idea of owning a home has become a pipedream with prices and
deposits across much of the country becoming increasingly unaffordable. For people entering retirement,
concerns often revolve around health and how they will keep on being as independent as possible in their
later years.

The current coronavirus pandemic may well have entrenched the concerns of both groups. Many older people
have suffered from elevated health concerns and social isolation, while the economic prospects of the young
are the main concern of that generation.

A knee-jerk reaction to the seemingly divergent needs of the two generations and the political fall-out, would
be to suggest that politicians must pick a side. Do they shape policy in the interest of young people or do they
focus on keeping the older generation happy? Yet such a reaction is of course deeply unhelpful. The fact is
that housing policy can work for both the old and young. The two outcomes should not be seen as mutually
exclusive, but as being mutually supportive.

3YV TVIZMSYW VITSVX HIQSRWXVEXIH XLEX FYMPHMRK QSVI WTIGMEPMWX VIXN
LIEPXL ERH [IPPFIMRK FIRIY“AXW JSV XLSWI QSZMRK MRXS XLIQ KIRIVEXMRK WM
and social care services of approximately £2.1bn every year. Even over the last few testing months, residents

of Homes for Later Living have also typically remained happy and healthy during the coronavirus pandemic,

with infection rates lower than those seen among older people in mainstream housing.

““WWX XMQI FYJIV TVSTIVXMIW FIMRK VIPIEWIH SRXS XLI QEVOIX -3J ,SQIW JS\
[IVI FYMPX TIV JIEV TIV GIRX SJ XLI +SZIVRQIRX..W SZIVEPP LSYWMRK XEVKIX XLN
VWX XMQI FY]IV TVSTIVXMIW FIMRK VIPIEWIH IEGL ]IEV

It is becoming increasingly clear that, with an ageing population, we must think very differently about the type
of housing we want to build in this country. Over the next decade we can expect homes occupied by people
over 65 to account for 90 per cent of all household growth. As it currently stands, many of their homes have
two spare bedrooms or more.

While plenty of people are happy to stay in the family home as they grow older, we know that many other
people would appreciate the option to move into suitable retirement accommodation. In 2016, McCarthy &
Stone found that 33 per cent of homeowners aged 55+ were considering or expected to consider downsizing.

@ /.6\ For every /\
ﬂ BB '—’M“ ol b

For every
| you get an additional

3 older people
moving into a retirement
| two houses freed up
down the chain for

property
other people

of people aged 65 or over want to
downsize - this currently equates to
3 million people

!
2 first time buyer homes 1—/
are freed up down the
chain %

-R XLMW VITSVX [I HIQSRWXVEXI XLEX LIPTMRK QSVI TISTPI [LS [MWL XS HS[RWM"I [§Y ke pBifhd shhyestetnkt!dhé 1 Youk pebple over 65 - or approximately 3 million in the UK - actively

older generation and the NHS, it would also help young families looking for a family-sized home with a
garden, perhaps near a school or a park. And, through the chain effect running through the housing market, it

want to downsize. In terms of households, there would appear to be close to one million owner-occupier
households in England that want to downsize. However, by our calculations, people over the age of 65 are

[SYPH EHHVIWW XLI TVMQI GSRGIVR SJ XLI [SYRKIV KIRIVEXMSR F] TEZMRK XLI [E] J%/\)6a?ﬁ&éﬁék'ﬁh’éé’\’e&sﬁit@el@éMdvé/‘tﬁ/aWﬁéopleundertheageof65.Theaverageunder-65personmoves

time buyer homes back onto the market.

Government targets are set at delivering 300,000 homes a year by the middle of the current decade. Our
analysis shows that building 30,000 retirement properties a year over the next decade - i.e. one tenth of the
overall target, and a conservative estimate for what demand is for this type of property - could be a major

HVMZIV MR FYMPHMRK FVMHKIW FIX[IIR KIRIVEXMSRW 3YV EREP]WMW Y RHW XLEX
1,
TIV GIRX [ERXE§§MR§([§\%/'KAYAI|3EXMSR QSVI LI\MFMPMX] XS QSZI [LIR XLI] [MWL FYX XLEX XLI ORSGO

%TTVS\MQEXIP] QMPPMSR TISTPI MR XLI 9/ SZIV XLI EKI SJ SV

1Z1V] JIEVW FYX XLI IUYMZEPIRX “%4KYVI JSV SZIV W MW JIIEVW FIGEYWI WYGL E
move because of the barriers to doing so. Quite simply we need to give older people more opportunity to
downsize should they wish to. At the moment we simply aren’t seeing this happen.

Our new polling highlights a number of barriers that are currently stopping older people from moving home.
And our analysis shows that encouraging the building of more retirement properties will not only give our

WMAIH LSQIW [MPP EPWS LIPT ]JSYRKIV KIRIVEXMSRW [LIXLIV XLI] EVI PSSOMRK XS Y’

2. 90 per cent of projected household growth * MR XLl GSQMRK HIGEHIW MW WIX XS FI EQSRKWX XLSW prépkryd

ERH SZIV XEOMRK XLI XSXEP RYQFIV SJ LSQIW S[RIH F] XLSWI EKIH
PIEWX ¥%ZI QMPPMSR F]

-J EPP XLI LSQIS[RIVW SZIV XLI EKI SJ

ERH SZIV JVSQ

QMPPMSR XSHE] XS EX
In tangible terms, building 30,000 specialist retirement units a year (up from 8,000 properties that are

currently built annually) would not just hit a tenth of the Government’s housing supply target. Over 10 years it

MR JRKPERH [LS [ERXIH XS QSZI [IVI EFPI wo6dkh8avB80,080+IneWwSpeRidlist retirement homes and 600,000+ additional purchases in the secondary

HMVIGXP] VIPIEWI SRI QMPPMSR TVSTIVXMIW FEGO SRXS XLI QEVOIX ERH JVII YT X[SQEMPPMEW WMPPVEWIHVSSQ¥W WX XMQI FY]IV LSQIW JVIIH YT &YMPHMRK “%#VWX XMQI F

4. Our estimate is that every Homes for Later Living property sold generates two moves further down the

goal and necessary to the market, however, it does not have the same desirable knock-on impact down the
housing ladder.

LSYWMRK GLEMR ERH MR GIVXEMR GMVGYQWXERGIW XLMW QE] FI QSVI 8LMW JVIIW YT LSQIW EX HMJJIVMRK WXEKIW

of the housing ladder for different demographics. A typical Homes for Later Living development which
GSRWMWXW SJ ETEVXQIRXW XLIVIIJSVI VIWYPXW MR
PMZMRK TVSTIVXMIW [IVI FYMPX TIV ]IEV
QIER SV QSVI EHHMXMSREP LSYWI QSZIW EVI JEGMPMXEXIH IEGL ]JIEV

6SYKLP] X[S MR 1ZIV] XLVII VIXMVIQIRX TVSTIVXMIW FYMPX VIPIEWIW E LSQI WYMXVI%FPI JSV.

typical Homes for Later Living development which consists of 40 apartments therefore results in at least
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%VQIH [MXL XLIWI RI[ KYVIW [I GER WII XLEX HMZIVWMJIMRK XLI LSYWMRK QEVOIX

EHHMXMSREP QSZIW JYVXL I tatB¢ BheXbusiGylcEdid Rvith the upcoming Botuivn Budget presenting opportunities for action. It is our
TIV GIRX SJ XLI +SZIVRQIRX...W SZIVE P P chi@entirivhirikthX GovéthidendshddldvcdrBnyitRd-naking 10 per cent of its housebuilding target specialist

retirement housing. And to encourage downsizing, we would like to see a permanent stamp duty holiday

for older people who are selling up and moving into specialist retirement housing. In this report, we can see
1, 0,

hy these actior%s v%\dlgvb)é axwhl/ln-?)vlln E)P( FJolli\éyméokers who are genuinely interested in bridging the growing

generational divide and the wider health and liquidity of the housing market.
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Introduction

-RXIVKIRIVEXMSREP TVSKVIWW MR XLI 9/ LEW
FSSQIVW ERH QMPPIRRMEPW LEZI HMJJIVIRX
GSVSREZMVYW TERHIQMG LEW SRP] GSQTSYR
sides on the divide.

%W FSXL TEVXMIW PSSO XS FVMHKI XLI HMW(
FI XLI TSPMG] EVIE [MXL XLI QSWX TSXIRXMEHR
ERRSYRGIH MR 'LERGIPPSV..W .YP] W X E XI
&YX [MXL TISTPI MR XLI 9/ PMZMRK PSRKIV XL
RITHW XS FI HSRI XS LIPT SPHIV TISTPI [LS [E|

During the coronavirus pandemic, most residents of Homes for
Later Living properties remained happy and healthy. Our previous
research has also highlighted huge potential savings for the NHS
from more Homes for Later Living properties.

Evidence on the experience of different generations in modern Britain has been mounting and it is clear
that generational progress has stalled. For young people, the most prominent worry relates to declining
levels of home ownership. Millennials, classed as those born between 1981 and 2000, are now half as
likely to own a home at the age of 30 as baby boomers had been at the same age. To make matters worse,
millennials are now spending an average of nearly a quarter of their net income on housing, three times
more than the pre-war generation. In areas such as housing there are now real questions about whether
today’s young people will do as well as their parents.

For the older generation, healthcare is the big concern. The increasingly uncertain state of adult social
care services has left many baby boomers feeling that they are at risk of not getting the health and care
they need. The Intergenerational Commission convened by the Resolution Foundation has stated that "the
biggest concern for older generations is likely to be the challenges facing the welfare state in delivering on
its commitment to meet their health and care needs in the coming decades".

The coronavirus pandemic has only compounded the problems on both sides of the divide. Older people
have faced an increased risk of becoming seriously ill and dying from COVID-19 alongside numerous cases
of severe social isolation. Meanwhile, there is a body of evidence to suggest that economic consequences
of the COVID-19 pandemic have been particularly negative for young people. On the eve of the coronavirus
outbreak, workers aged below 25 were more likely than other workers to be employed in sectors that have
been effectively shut down as part of the UK lockdown and they are more likely to have lost their jobs since
then, according to the Institute for Fiscal Studies.

As both parties look to bridge the intergenerational disconnect and appeal to voters of all ages, housing
looks set to be the policy area with the most potential. Currently housing can be seen as a divisive issue
between generations.

Homes for Later Living | 06
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Of course, there is no reason why housing policy should pit the generations against each other. But to
get results that resonate with both younger and older voters, our politicians must be prepared to think
differently about the problems they are presented with.

AVIZMSYW EXXIQTXW XS %\ XLI LSYWMRK GVMWMW LEZI JSGYWIH SR KIXXMRK QSVI
ladder. The most publicly prominent of the recent government policies has been ‘Help To Buy’, which lets

VWX XMQI FY]JIVW EGGIWW E PSER SJ YT XS TIV GIRX SJ XLI TYVGLEWI TVMGI
+SZIVRQIRX LEW EPWS MRXVSHYGIH WXEQT HYX] VIPMIJ JSV “4VWX XMQI FY]IVW WT

property.

Against this policy backdrop, the stamp duty holiday announced in Chancellor’'s July 2020 statement is a

[IPGSQI QSZI XLEX FSXL SPHIV ERH ]J]SYRKIV KIRIVEXMSRW GER FIRI%X JVSQ &YX [
longer than they used to and with increasing numbers of older households, much more could be done.

Why are we not talking about the increasing numbers of older people who would like to move to retirement

accommodation but feel they don't have enough choice? Housing policy rightly encourages the building of

LSQIW JSV “%VWX XMQI FY]JIVW FYX [I RIIH QSVI LSQIW JSV TISTPI MR PEXIV PMJI E\

nnn nnn
nnn nnn
[ 4 1 1 Py nnn

3.9 million n L
homes owned by 5' mi“ionwzm

those aged 65 or over

It is clear that the demand is there for this type of housing. Previous research into this area has indicated
XLEX QER] SPHIV TISTPI [SYPH PMOI XS HS[RWM”I FYX XLI] LEZI VITSVXIH MX [SYP
to move.

In 2018, the Commons Communities and Local Government Committee concluded that “although a

sizeable minority of older people wish to move, the evidence suggested that a combination of practical,

“ZRERGMEP ERH IQSXMSREP FEVVMIVW TVIZIRXIH SV EX PIEWX HIPE]IH XLI TVSGIV
also pointed to the lack of suitable housing, with the House of Lords Committee on Intergenerational

Fairness stating in 2019 that “the generation born between 1946 and 1965 is substantially larger than

subsequent or preceding ones. We have heard that there is an inadequate supply of housing that is

adaptable or specialised to meet the needs of this larger cohort as their care needs increase”.

-R E VITSVX F] XLI '"EWW &YWMRIWW 7GLSSP GSRGPYHIH XLEX LSYWMRK TSPMC
time buyers and should be refocused towards ‘last-time buyers’ to encourage those aged 55+ to downsize.

Professor Les Mayhew found that too many older people are stuck in houses that no longer suit them with

a lack of affordable alternatives of suitable quality and size. His evidence suggested that the government

should refocus policy on ‘last-time buyers’ to encourage downsizing, including via the planning system and

tax incentives.

In this report, we build upon these studies and our own previous research making the case for Homes for
Later Living properties, which offer private apartments with varying levels of support and social interaction
for those who want to remain independent for as long as possible by living in a safe and sociable

environment. o
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Thankfully, residents of specialist retirement developments remained healthy during the coronavirus 2 Th - f h Id h h Id
CHAPTER

pandemic. The average age of a resident in a Homes for Later Living property is 83. As such our residents e rlse O t e O er Ouse O

LEZI FIIR “4VQP] MR XLI LMKLIWX VMWO GEXIKSV] ERH JIX FIX[IIR XLI ,SQIW JSV OE PSTIVW XLI

case rate has been between 3.5 and 4 cases per 1,000 residents. This is approximately half the level seen
in the over 65 population generally and very different to the scale of coronavirus deaths in care homes

which has been shocking and tragic. * %GVSWW XLI 9/ SPHIV LSYWILSPHW EVI FIGSQM

LMW GSQIW EJXIV SYV “#“VWX VITSVX JSV XLMW WIVMIW WLS[IH XLEX F] QE\MQMW LRGN TthﬁStGStngWlng household demographlc IS amongSt

WSGMEP MRXIVEGXMSR WTIGMEPMWX VIXMVIQIRX HIZIPSTQIRXW GER WMKRM¥%GER BEUVRK'(Q J I

people. On a selection of national well-being criteria such as happiness and satisfaction, an average

person aged 80 feels as good as someone 10 years younger after moving from mainstream housing to -R XLMW VITSVX [ | [ MPP JSGYW SR LS Q IW S [ RIH
ousing specially designed for fater fiving. SJ EW E [LSPI XLI KVSYT [LMGL VITVIWIRXW
Our previous research also found that because each person living in a Homes For Later Living property future projected household growth.

IRNS]W E VIHYGIH VMWO SJ LIEPXL GLEPPIRKIW XLI] GSRXVMFYXI “WGEP WEZMRK
services of approximately £3,500 per year. This means that, in addition to those existing, building 30,000

QSVI VIXMVIQIRX LSYWMRK H[IPPMRKW 1ZIV] ]JIEV JSV XLI RI\X JIEVW [SYPH KIRIV
the NHS and social services of £2.1bn per year.

Throughout the report, we maintain that a healthy housing
market should depart from an automatic assumption that older
LSQIS[RIVW ,HSR..X RIIH XS QSZI...

Our analysis should therefore be seen in the context of health and care being the biggest concern for
many older people. Building more retirement housing every year would therefore not just be good for the

wellbeing of many older people but also the NHS balance sheet.
;1 GYVVIRXP] LEZI E LSYWMRK WYTTP] TSPMG] KIEVIH XS[EVHW IRGSYVEKN

3R XST SJ XLMW SYV RI[ EREPIWMW I\TPSVIW LS[ FYMPHMRK XLIWI LSQIW [MPP FI FIRI4UGMEP XS XL Ihgmes. IGivenshe wauer that young people face around the high cost of housing, this focus is entirely
QEVOIX JVIIMRK YT XLSYWERHW SJ JEQMP] WMAIH LSQIW EW [IPP EW XLSWI JSV %“VWX XMQI FY]IVW understantaile.[Bu} arf expected dramatic increase in the number of older households should give
can see more clearly than ever how building more Homes for Later Living properties can simultaneously politicians pause for thought.

help people at the top and bottom of the housing ladder.

Across the UK, older households are becoming increasingly common. The population growth among over
65s continues to outpace younger population growth and thus make up a bigger share of households.

SEFPI 4VSNIGXIH LSYWILSPH KVS[XL F] EKI FERH XS

-RGVIEWI MR XSXEP RYQFIV S-RGSNBMWLSWRIWSEEP RYQFIV

New households (;f)oﬁfsgu g}g‘g New households l;f’ogfsgu ;}g‘g
80+ +989,057 50% +1,777,746 49%
65 to 79 +808,095 41% +1,527,220 42%
Under 65 +173,254 9% +327,467 9%
All 1,970,406 100% 3,632,433 100%
7SYVGI 327 ,SYWILSPH 4VSNIGXMSRW FEWIH

Looking over the available data, it is immediately evident that the fastest growing household demographic
is amongst those over 80, closely followed by the 65-79 group. Meanwhile, the younger household
demographic is growing the most slowly. The ONS population estimates - both historic and projected -
show that the under-65s population is broadly static, with very modest household growth coming through
increasingly small household sizes.

Homes for Later Living | 08 Homes for Later Living | 09
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Looking ahead, the trend of households getting older is only set to become more pronounced. According CHAPTER 3
to the latest ONS household projections, more than 90 per cent of projected household growth is among

Under-occupancy and empty
households aged 65 or over2 50 per cent of all projected household growth is among households aged
80 or over, in which people are far more likely to have a long-term health condition or disability for which bed rooms

they require long term care. This is also the average age of people choosing to move to retirement
accommodation. By looking at the projected increase in the number of homes owned by those over 80
alongside younger households, ONS data shows us that this is where household growth is being fuelled.

® In many cases, older people are living in larger family houses with
TPIRX] SJ WTEVI VSSQW 1SWX GSQQSRP] XLI] E
homes.

| GER VIPMEFP] IWXMQEXI XLEX QMPPMSR LS
EKIH SV SZIV EVI YRHIV SGGYTMIH YWMRK XLI

OEVKIV YRHIV SGGYTMIH LSQIW FIPSRKMRK XS
XS FI QSVI GSQQSR MR XLI WSYXL SJ )RKPERH

Many older people are happy living in the family home and have no wish to move. Others are

EGXMZIP] PSSOMRK XS “4RH QSVI WYMXEFPI EGGSQQSHEXMSR JSV XLIMV VIXN\
be happier and healthier and not have to worry about maintaining an under-occupied property,

which potentially becomes hazardous for them.

9RHIV XLI WXERHEVH HIZRMXMSR SJ YRHIV SGGYTERG] LEZMRK NYWX SRI WT

) ) count as under-occupied, but having two spare bedrooms or more (e.g. just one bedroom in
In this report we will focus on homes owned by people over the age of 65 as a whole, to explore and constant use as a bedroom in a three-bed house) does. Under-occupied properties in particular

1
YRHIVWXERH XLI GLEPPIRKIW JEGIH F] XLI KVSYT [LMGL VITVIWIRXW XLI QSWX WMKRM¥GERX JYXYVIST]Y(?IJE\“(?%,—'[MXL LIEPXL [EVRMRKW EXXEGLIH 8LI] GER FI HM%GYPX ERH GS\

household growth. Throughout the report, we maintain that a healthy housing market should depart and maintain. They may also be some distance from friends, relatives and even immediate

from an automatic assumption that older homeowners ‘don’'t need to move’. As time goes on, this gets . . . . L .

) ) ) ] ) neighbours, leading to an increased risk of social isolation.

increasingly important. Indeed, the lack of older household transactions becomes ever more conspicuous

as over 65 population growth continues to outpace younger population growth and thus consume an With these factors in mind, it should be seen as a public policy good to make it easier for

increasing share of households. people to downsize as their accommodation needs change in later life. Furthermore, if under-
) ) ) . occupancy is reduced among the older generations, these same bedrooms are freed up for

According to Savills, the UK housing market currently has a value of £7.4 trillion and 46 per cent, or £3.4 ) . . .

growing families who need the additional bedrooms, and who themselves may be moving out
SJ LSQIW WYMXEFPI JSV Y4VWX XMQI FY]JIVW 8LMW GLEMR XLYW EHHVIWWIW -

housing market.

trillion of this, is owned by older people.® Allowing those older people who want to downsize to do so
would give them additional liquidity as concerns about care and cost burdens related to health increase as
well as freeing up that equity for younger people to access.

In fact, in many cases, older people are living in larger family houses with plenty of spare

rooms. According to the 2011 census, there were 22.1 million households in England at that

XMQI ERH XLIVI EVI QMPPMSR XSHE] EGGSVHMRK ®fShesel S%GMEP LSYWILS

households, most (41 per cent) occupied three-bed homes. A further 40 per cent occupied one

or two-bed homes, while 19 per cent occupied four-bed (or more) homes?

In 2011, 20.7 per cent of all homes were occupied by people aged 65 or over. Amongst these
older households, the distribution was relatively more skewed towards one and two bed homes
(48 per cent of households) compared to younger households (39 per cent). But the distribution
to three-bed homes is roughly the same at circa 40 per cent.
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Further, the average home occupied by those aged 65 or over in England has 2.5 bedrooms, whereas the Using a combination of census 2011 and the latest ONS household projections we can reliably estimate that
average home occupied by those under the age of 65 in England has a similar 2.8 bedrooms. So, these older 2.5 million of 3.9 million homes owned by people aged 65 or over, or 64 per cent, are under-occupied under the
households which typically use only one bedroom have nearly as many bedrooms as younger households WXERHEVH HI“4#RMXMSR 8LMW GSQTEVIW XS NYWX TIV GIRX YRHIV SGGYTERG] JSV Y|

which typically use more bedrooms. There is little regional variation of average bedroom numbers apart from ) ) o ]
There appears little regional variation in under-occupancy among over 65s who are homeowners on this

measure — the unexpected slight outlier is the West Midlands where 69 per cent are under-occupied. For
London it is 62 per cent, close to the national average of 64 per cent.

London, where the average home owned by someone over 65 has 2.3 bedrooms and the average home owned
by someone under 65 has 2.5 bedrooms.
From a recently conducted survey of Homes for Later Living residents who have moved in the last two years,
Of the 2.5 million under-occupied homes belonging to homeowners aged 65 and over, 1.9 million - or 77 per cent

EVI XLVII FIHVSSQIH -R XLI 2SVXL )EWX XLI GSVVIWTSRHMRK “%KYVI MW TIV GIRX F
70 per cent. Larger under-occupied homes belonging to homeowners aged 65 and over tend to be more in the

most residents had moved from a house they occupied alone with two bedrooms or more, and around half had
three bedrooms or more.® Of these, almost all had a garden and lived within walking distance of a school.”

We can also clearly see that older households tend to have more space. The English Housing Survey’s special south of the England. In the South East, 30 per cent of under-occupied homes belonging to 65+ homeowners
report Housing for Older Peoplein 2014/15 observed that older households have larger homes than younger EVI JSYV ERH %Z|I FIHVSSQIH

LSYWILSPHW F] 2SSV EVIE -X VITSVXIH E ,]JSYRKIV LSYWILSPH... HI“4RIH EW LEZMRK E LIEH SJ LSYWILSPH YRHIV

LSQI LEW ER EZIVEKI  WUYEVI JSSX %SSV EVIE 8LMW MW WQEPPIV XLER XLI LSQIW sJ Lsyw i w"§ U EGsE PRy /Py cent of homes belonging to 65+ homeowners are of this size. This suggests that

suitable specialist retirement housing is at a premium in the South East in particular. But across the country
XLIVI [MPP FI LSQIS[RIVW [LS EVI QMWWMRK SYX SR XLI FIRI"4XW SJ WTIGMEPMWX VIXM
varying degrees of support and care. Wherever they are in the UK, homeowners should have a choice about

LSYWILSPH MW EKIH SV SZIV [LIVI XLI EZIVEKI %SSV EVIE MW WUYEVI JSSX

whether they stay in the family home or downsize to specialist retirement accommodation.

*MKYVI %ZIVEKI 2SSV EVIE SJ LSYWILSPH LSQIW F] EKI FERH )RKPERH

7SYVGlI )RKPMWL ,SYWMRK 7YVZI]..W WTIGMEP VITSVX SR ,SYWMRK JSV 3PHIV 4ISTPI

8EFPI 7TLEVI SJ LSQIW S[RIH F] TISTPI EKIH SV SZIV XLEX E
occupied, by number of bedrooms (%), by region

Regardless of age, the owner-occupied sector is the most under-occupied sector of the housing market. Drilling

1100 7LEVI SJ 7LEVI SJ 7LEVI SJ
homeowner homes that homeowner homes that homeowner homes that

1000 EVI FIHVSSQIH EVI FIHVSSQIH EVI FIHVSSQ
5 900 North East 83% 14% 3%
(@]

Lo 800 North West 81% 15% 3%
a4
< 700 .
3 ! Yorkshire and The Humber 82% 15% 3%
2 600
s East Midlands 79% 17% 4%
@ 500
5 West Midlands Region 80% 16% 3%
= 400
> 200 East of England 74% 22% 5%
5]
Z London 77% 18% 5%
200
100 South East 70% 24% 6%
0 South West 73% 22% 5%
under 55 55 or over 55-64 65-74 75-84 85 or over
ENGLAND 7% 19% 4%

Age (Household Representative Person)

7SYVGI 'IRWY¥W

down further to look just at owner-occupation as opposed to all tenures, there are 3.9 million owner-occupied
households today where all occupants are aged 65 or over? Most three-bed and four-bed homes owned by such
households are under-occupied because they typically have only one bedroom in use. Allowing for one spare
bedroom, for example, implies most three-bed homes are under-occupied by one bedroom and most four-bed
homes are under-occupied by two bedrooms.
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Using the representative under-occupancy rate amongst these homeowners over the age of 65 from our

Wh O Wa.nts tO move? earlier census 2011 analysis, this would free up as many as 480,000 three bed homes, 125,000 four bed

homes and 30,000 5+ bed homes, with an estimated 820,000 under-occupied bedrooms freed up across
these released homes.

- 2'[ TSPPMRK WYKKIWXW XLEX EVSYRH TIV GIR Recent studies have found an overwhelming

EGXMZ|P] [ERX XS HS[RWMA| LMW TIVGIRXEKI preference amongst older people for two bedroom
rooms in the house_ homes.* If all these people moved it would of course

free up an equivalent number of homes — these would

be larger homes often in areas attractive for young

* %W QER] EW QMPPMSR TISTPI QE] XLIVIJSVI J

families being released onto the market — the average

GLSMGI FYX XS WX E] TYX VEXLIV XLER HS [ RWM*” home having nearly three bedrooms according to the
same survey. Again, three bedrooms usually implies

* |f all the households that wanted to move did so, it would free up 1 one under-occupied bedroom. A three-bedroomed
QMPPMSR YRHIV SGGYTMIH F|HVSSQW ERH QM home would be comfortable for a young couple with

two children. This suggests, as a crude estimate, that

nearly one million under-occupied bedrooms - and

indeed two million spare bedrooms all told - could

%PP XLI IZMHIRGI WYKKIWXW XLEX E WMKRM%“GERX TVSTSVXMSR SJ SPHIV TISTPI fe\reel kXY dnd\illidh HdrRedVhErg ddé&t B5 X L1 JEQMP]
home and moving into suitable retirement accommodation. In 2016, McCarthy & Stone found that one in moving and downsizing, were an equivalent number of

three homeowners aged 55+ (32.6 per cent) were considering or expected to consider downsizing.** suitable homes built for them.

;LIR (1IQSW LEW HSRI TSPPMRK SR XLMW WYFENIGX SZIV VIGIRX JIEVW XLI “4KYVIW LEZI XIRHIH XS FI GSRWMWXIRX
%GGSVHMRK XS '"PEYHME ;SSH SJ (IQSW “"8LI IWXMQEXI MW XLEX FIX[IIR E UYEVXIV ERH E XLMVH SJ SPHIV TISTPI
are interested... It is just under 3 million people in all.*?

Our latest polling was conducted in July 2020, with slightly different questioning to previous studies.
Crucially, we asked whether people actively wanted to downsize, rather than exploring whether they would
be likely to move in the future if they were able to, and if suitable properties were available.

The new polling shows that 23 per cent of older people want to downsize, rising to 25 per cent when you
exclude those who say they don’t know. This percentage rises with the number of rooms in the house.
According to ONS data, there are currently 12.3 million people over the age of 65 in the UK. This suggests
that there are approximately 3 million people who want to downsize. Meanwhile only six per cent of
respondents, aged 65 and over want to move and upsize versus the 27 per cent of 35-64 households that
want to do this.

On a more granular level, our analysis shows that there are four million owner-occupier households in
England alone where all the occupants are 65 and over. With around 3.9 million homes owned by people
aged 65 and over in England in 2018, applying the same polling suggests at least one million - or a quarter
- of them want to downsize in the future.

S8EFPI ;' SYPH ]SY PMOI XS YTWM”lI SV HS[RWM”"I ]SYV LSQI MR XLI JYXYVI#
%KI FVEGOIX =IW  YTWMAI =IW  H S [Rownéitter
35-64 27% 18% 40%
65+ 6% 23% 62%
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CHAPTER 5 WhO’S aCtua"y movingr; BEFPI 'SQTSWMXMSR SJ LSYWMRK QEVOIX F] GEXIKSV] SJ FY

'"EXIKSV] SJ FY]IV 2YQFIV SJ FY]IVW MR
: - . - First-time buyers 299,410 (29.7%)
® According to the official figures, there were around one million B ot & holiday home buvers 223220 (22.2%)
VIWMHIRXMEP TVSTIVX] XVERWEGXMSRW MR )R g ) g g 103010 439
ome-movers , 1%
&] GSQFMRMRK HEXE WSYVGIW [I| GER WII XLEX Total il )

[IVI IMVWX XMQI FY]IVW ERH QSVI XLER SRI MR

7SYVGIW ,1 61ZIRYI *andResHleEntdl Mortgages Survey”’

LSPMHE] LSQI FY]JIVW

The HMRC transactions (stamp duty) data also breaks down regionally. As a share of the English total,
most transactions occur in the South East (17 per cent). The least occur in the North East (4.5 per cent).

;I EPWS GEPGYPEXI XLEX XLI EZIVEKI YRHIV T LMW MW PEVKIP] VI%.ZIGXMZI SJ XLI REXMSREP HMWXVMFYXMSR SJ LSYWILSPHW EC
]IEVW FYX XLI lTUYMZEPIRX JMKYVI JSV SZIV has the most households and the North East has the least. But the North East also has fewer transactions

FIGEYWI WYGL E PEVKI RYQFlV WMQTP] RIZIV Q per household at 3.9 per cent than the national average of 4.3 per cent alongside London (3.4 per cent).

FEVVMIVW XS HSMRK WS

The 2015 ‘Housing for Older People’ special edition of the English Housing Survey reported that, across all

tenures, only nine per cent of older homeowners had moved within the last three years versus 36 per cent
of younger homeowners.*® The ‘annual move’ equivalents would be roughly three per cent and 12 per cent
respectively, though for younger households much of this will be ‘high churn” amongst renters.

There are reasons why newspapers regularly devote column inches to the plight of the
many young people who cannot afford to get on the housing ladder. One is that becoming
a homeowner is one of the pivotal moments in life for many Britons. Leaving behind the

rental sector is often posited as a fundamental good. This also helps to explain why housing According to the latest English Housing Survey (EHS) there were 617,000 purchases for homeownership,
policies have traditionally been geared towards getting younger people into the housing between 2017/18.*° Of these, 100,000 were amongst homeowners aged 65 and over with an average of
QEVOIX VEXLIV XLER LIPTMRK SPHIV TISTPI XS “%4RH WYMXEFP|I EGGSQQSHEXMSR 9S00XpmLNABXAPOLYBRG{ven the ONS's estimated current 4,984,812 65 and over homes, that
years. means nearly two per cent of these homeowners moved in the latest year.?® For homes owned by under

W XLI “4KYVI [EW TIV GIRX SV X[S &R ERglisk Ralisk/IsQri/gy doé&s nbtM K L
GETXYVI EPP S[RIV SGGYTMIV XVERWEGXMSRW ¢ XLI OERH 6IKMWXV] “KYVIW EVI E'
implying that around three per cent of homeowners aged 65 and over move each year and eight per cent of
homeowners under 65 do.??

In an idealised housing market, we would see people of all ages moving, roughly according
to their desire to do so. From our polling above we can see that roughly a quarter of older
people would like to move and roughly a third of people between 35-64 would like to move.
As a result, we would hope that the difference between outcomes would be relatively minor.
8LI MQTPMGEXMSR SJ XLI XLVII TIV GIRX Y%KYVI MW XLEX XLI EZIVEKI LSQIS[RIV EK

NGGSVHMRK XS XLI S%HGMEP %KYVIW XLIVI [IVI EVSYRH SRI QMPPMSR VIWMHIRXMEéDyeEr\éazéY/é}sfortheaveragehomeownerundertheageof65).Inotherwords,mostpeopledonot

transactions in England in 2018/19 and 1.2 million in the UK.’ The 1,006,540 residential move house after they reach the age of 65. Rather, the majority of homeowners over 65 are opting to ‘stay
XVERWEGXMSRW MR )RKPERH FVIEO HS[R EW FIPS][ put’ for the rest of their lives. If these older households were moving as much as other age groups, there

. GPEMQIH %VWX XMQI FY]IV..W VIPMIJ JVSQ WXEQT HYX] would be at least twice as many older owner-occupier household transactions each year.

e 223,220 were buy to let and holiday home buyers, as captured by residential properties
attracting the higher rate of stamp duty for ‘additional dwellings’

. [IVI SXLIV VIWMHIRXMEP XVERWEGXMSRW FYX [MPP MRGPYHI E WQEPP RYQFIV SJ VWX XMQI
buyers, including those below the £125,000 where stamp duty isn't payable

8LI 6IKYPEXIH 1SVXKEKI 7YVZI] 617 EPWS WLS[W “VWWX XMQI FY]IV QSVXKEKIW

advanced in England in 2018/19 (circa 360,000 in the UK). There may also have been a

WQEPP RYQFIV SJ GEWL SRP] VWX XMQI FY]JIVW FYX XLIWI EVI UYMXI VEVI 'SQFMRMRK XLI ,16"
and RMS datafor England only [I LEZ]I
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How normal is the recent housing market?

It is also interesting that the current housing market is slightly ‘below par’, in terms of transactions volume.

The Land Registry (LR) transactions data provides the closest coverage to owner-occupier transactions.
Again, there were 843,757 transactions in England in 2018, the latest full year for which there are data. The

peaks were in 2002 and 2006 with 1,263,657 and 1,249,080 transactions respectively, the latter just prior

XS XLl “RERGMEP GVEWL 8LI XVSYKL JSPPS[MRK XLI “RERGMEP GVEWL [EW MR
less than half the peak. According to MHCLG and HMRC data as well as the Land Registry, the number of
housing transactions has continued to decline since 2014.

The ‘healthy’ number of transactions in the housing market is subjective. Arguably neither the peak nor
the trough is a healthy number because these both represent the extremes of a volatile housing market.

Abstracting from the housing market cycle, the average in England since 2000 has been around 925,000
XVERWEGXMSRW E JIEV KVIIR PMRI FIPS]

XVSYKL Y%KYVIW

Number of housing transactions in England, 2000 to 2018

7SYVGI OERH 6IKMWXV]

[LMGL MRGMHIRXEPP]

MW LEPJ [E] FIX]
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CHAPTER 6

Helping those who want to move

Perhaps one of the most significant factors holding the older
KIRIVEXMSR FEGO JVSQ HS[RWM~AMRK MW [LEX [
TVSFPIQ %o

When the concept of Homes For Later Living was explained to
TISTPI TIV GIRX WEMH MXW ETTIEP MRGVIEW
increased greatly.

%QSRK XLSWI PSSOMRK XS HS[RWM”I EPQSWX
SJI WYMXEFPI TVSTIVXMIW XS QSZI XS EW E XST
practical concerns which Homes For Later Living companies help to

mitigate through their help to move packages.

While many older people would like to downsize into suitable retirement accommodation, they frequently
IRGSYRXIV HM¥%GYPX] [LIR MX GSQIW XS EGXYEPP] QEOMRK XLI QSZI ;LIR
they found that “although a sizeable minority of older people wish to move, the evidence suggested that

E GSQFMREXMSR SJ TVEGXMGEP Y“%RERGMEP ERH IQSXMSREP FEVVMIVW T
1IER[LMPI TSPPMRK GSRHYGXIH F] FSSQIV FI]SRH MR MHIRXMYIH ER
health problems in later life for example, willingness to move home decreases with age.?

With a projected household increase of 27 per cent coming down the line for over 65s by 2030 and further
growth beyond, it is more important than ever to understand what is putting these older people off moving.

*MVWXP] XLIVI MW TIVLETW SRI SJ XLI QSWX WMKRM¥%“GERX JEGXSVW LSF
HS[RWMAMRK ERH SRI XLEX MW HM¥%GYPX XS UYERXMJ] MR TSPPMRK [I...F

“- XLSYKLX - [EW XLI PIEWX WSGMEFPI TIVWSR MR

made me much more outgoing.” — Lorraine, Homes for Later Living resident

Essentially, the reality of retirement living is rather different to how it is sometimes perceived. A current

,SQIW JSV OEXIV OMZMRK VIWMHIRX OSVVEMRI 7LEOIWTIEVI INTPEMRW J[L|
“VWX GEQI XS WIlI +SH[MR O0SHKI MR (IEP - [EW HIXIVQMRIH RSX XS PMOI |
apartment | had to admit that | really did like it, and now I'm here | think it's absolutely brilliant! | thought |

was the least sociable person in the world, but moving here has made me much more outgoing. It's a nice

environment and you're not forced to socialise, but there are people to chat to if you want to. It's made me

QSVI GSRYHIRX %o

Yet those who are not au fait with the reality of retirement living may have formed other options about
[LEX XS INTIGX *SV I\EQTPI MR FSSQIV FITSRH W MR HITXL WYVZI] SRI T
“I just don’t want to be lumped with other people of my own age. Bingo and tea dances every Wednesday
afternoon do not appeal. | also don't want to listen to other people’s ailments all the time and moaning and
whinging”.
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As part of its survey, boomer + beyond tested the concept of retirement living by explaining proven
FIRIY4XW WYGL EW PMZMRK MRHITIRHIRXP] JSV PSRKIV ERH MRGVIEWIH WSGMEP STTSVXYRMéNE\QCh%ﬁb HSR..X GIRXVI
around bingo and tea dances). Once respondents understood that these properties enable residents to

live independently for longer, 68 per cent said the appeal increased, for which 25 per cent felt it increased When Edgware retirees, Marion Hughes and her late husband, Edward,
greatly. Meanwhile, independent research by the Elderly Accommodation Counsel in 2019 found that 92 made the decision to downsize from their three bedroom semi-detached
per cent of residents would recommend retirement living. 24 house after 60 years, they found the warmth, comfort and community spirit

they were looking for at McCarthy & Stone’s Harrow Retirement Living Plus
development, Randolph House.

&EVVMIVW XS SZIV W QSZMRK LSYWI

“We were taken to our very attractive apartment when it was complete and |

1. The process of packing up all my belongings would be too stressful — 36% was so thrilled. We took in the hallway, two-bedrooms and walk in wardrobe

—F i 1 i i
2. It would be too expensive to move (due to stamp duty, legal fees and removals) — 29% e clivrene iimiieel 2 walle dn S rElEingy s U E iy 1 SaUt ey

balcony, the main bathroom with walk-in shower and the cloak room gives

3. | cannot afford the home | would want — 27% the feel of a bigger property.”
4. - [SYPH “4RH MX TLIWMGEPP] HM%GYPX XS QSZI HYI XS MPPRIWW SV EKI To make their move even easier, the couple took advantage of McCarthy &
5. 1] LSYWI LEW E WIRXMQIRXEP ZEPYI XS QI SYPH “4RH MX XSS HM¥%GYPX XS PIEZI FlLMStﬁne’sFart%<%l?nescheme. S G e EeI e = [
' ] Q Qt -1 ‘ ! ﬁughgs e(;pﬁalned. y husband was becoming unwell and had stopped
6. There are no suitable properties available to me — 18% driving. Going down the part exchange route meant the whole process was
handled by McCarthy and Stone. We didn't have the bother of Estate Agents
*Populus polling December 2019 coming to our house, and so on.

“When we actually moved, it was seamless, and this was all thanks to the
McCarthy & Stone team. | don’'t know what we would have done without
them.”

Recent polling commissioned for this report has found that some of the top concerns for older people
considering moving were the logistical challenges of packing up, followed closely by the high costs of
actually moving to a new home, including stamp duty, legal fees and removals.?

Although a lack of suitable properties to move to was cited as a top concern by 18 per cent of all
VIWTSRHIRXW ERH SZIV EQSRK XLSWI EGXMZIP] PSSOMRK XS HS[RWM”I XLI TMGXYVI GL EIRHdréloldéNpdp I deGdeeRjyPhhppy and healthy retirements, this needs to change. For many people, the
Among this group, 31 per cent cited a lack of suitable properties to move to as a top concern. family home is simply not the most suitable property in which to make the most of their retirement years.
3PHIV LSQIW EVI SIXIR MR E TSSVIV WXEXI SJ VITEMV ERH LEZI QSVI HERKIVW MR

Overall, we established that unaffordability is more of a barrier to moving for 35-64-year-olds than it is for . . . L
' y 9 y general fall hazards. They also tend to be lacking basic adaptations such as handrails in the shower and on

those over the age of 65. This is likely to be because 35-64-year-olds are more likely to want to upsize, . . . . .

) i o ) ) the stairs, and they might also have poor transport links and not be within easy reach of local services and

whereas those aged 65 and over are more likely to want to downsize, and affordability is a bigger issue for amenities
people wanting a bigger home, particularly when a mortgage is payable. '

+MZIR XLI WMKRM¥%“ZGERX GLEPPIRKIW XLEX QER] TISTPI JEGI [LIR MX GSQIW XS HS]J

JSV 0EXIV OMZMRK TVSZMHIVW LEZI FIIR NTPSVMRK [E]W XS EHHVIWW XLI HM%GYP

contemplating a house move. These include part-exchanging for new customers’ existing properties,

The expense of moving (e.g. stamp duty and legal fees) is found to be of similar importance as a barrier
to moving across the age groups, as is the availability of suitable properties. According to a Lloyds Bank

study in 2018, the average cost of moving to a new house has risen to nearly £12,000. This number . , . . .
which means older people won't have to worry about managing a housing chain and can move on a day of

XLIMV GLSSWMRK 4EGOEKIW LEZI EPWS FIIR HIWMKRIH XS EPPIZMEXI XLI TLIWMGE
8LI TVSGIWW SJ TEGOMRK YT FIPSRKMRKW FIMRK XSS WXVIWWJYP MW E WMKRM¥%“GERXP] K\PIassats, partoylgriy foy oldes people-Mirese paskages offer packing services, transportation, de-cluttering,

increased by 21 per cent over the last 10 years?®

those aged 65 and over than for 35-64 years old, and this is the barrier to moving most cited by older ERH WIX YT MR XLI RI[ LSQI XLYW LIPTMRK XS QMXMKEXI XLI NSVFMXERX GSWX EF
VIWTSRHIRXW *MRHMRK MX TLIWMGEPP] HM3%GYPX XS QSZI MW EPWS QYGL QSVI SJ E FEVVNMOWYISY SZIV W XLER JSYRKIV
respondents.

Other survey data also shows that some older people don’'t want to leave their home.?® As a result, our
8LI XST X[S FEVVMIVW XS QSZMRK JSV VIWTSRHIRXW SZIV XLI EKI SJ WTIGM¥%“GEPP] [IVI J&Wlysig orlgretigs gn helping people who do want to move as they approach older age.
expense of moving and the stress of packing up belongings. This appears consistent with the Demos 2013
TSPPMRK SJ XLI WYFWIX SJ SZIV W [LS VITSVXIH MX [¥ViReHoFWAHM % GYPX SV RSX TSWWMFPI XS QSZI
reasons for this subset also included the stress of packing up belongings (50 per cent); and expense of
moving (45 per cent). It suggests that in the last six years, not enough measures have been taken to help
older people tackle the expense and stress of moving.
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SEFPI ;LMGL SJ XLI JSPPS[MRK MJ ER] [SYPH WXST ]JSY JVSQ QSZMEKPISQIIMRGKLSJ XLI JSPPS[MRK MJ ER] [SYPH WXST ]SY JVS

future? future?

| cannot afford the home | want 64% 30%

| cannot afford the home | want 43% 27%
It would be too expensive to move 39% 32%

It would be too expensive to move 33% 29%
The process of packing up all my belongings would be too stressful 16% 28%

The process of packing up all my belongings would be too stressful 23% 36%
There are no suitable properties available to me 23% 31%

There are no suitable properties available to me 20% 18%
My house has sentimental value to me 11% 18%

My house has sentimental value to me 14% 21%
I would find it physically difficult to move 5% 16%

I would find it physically difficult to move 11% 22%
Other 2% 4%

Other 5% 8%
Nothing would stop me from moving homes in the future 14% 24%

Nothing would stop me from moving homes in the future 21% 20%

7SYVGI 4STYPYW TSPPMRK (IGIQFIV 8LIWI RYQFIVW SRP] VI%IGX XLI SZIV ~ HIQSKVETLMG SJ XLI WEQ

7SYVGI 4STYPYW TSPPMRK (IGIQFIV
*VSQ EPP SJ XLI “RHMRKW [LEX..W GPIEV MW XLEX XLIVI MW E

ZIV] MQTSVXERX TSPMG] GSRZIVWEXMSR XS FI LEH %“»VWX SJ
WPMKLXP] EQSRK HS[RWM~"IVW EVI WMKRMY“GERX TVSFPIQW KMZIR XLI GLEPPIRKI SJ ER EKaIMRK T%TYPEXM

Barriers such as a lack of suitable housing or affordability of the actual move itself (which also goes up

II, around the barriers and%a'l%oos holding the older
The new polling also suggests the challenges to older people moving are many. Well over half of all people generation back from downsizing; and second of all,
EKIH ERH SZIV JIPX %RHMRK E TVSTIVX] XLEX QIX XLIMV VIUYMVIQIRXW RS[ ERH MR XLl JY>RHMREVIEIWEXE IRWYVI XLEX QSZMRK LSQI MR SPH EKI MW
challenge and approaching half said packing and unpacking their belongings would be.? IRGSYVEKIH 8LI RINX GLETXIV [MPP NTPSVI XLI FIRIV4aXW
that breaking down these barriers and increasing the
Understandably, concerns about unaffordability and the expense appears to be less of a barrier for those number of older people moving house could unleash
wanting to move and upsizethan for those wanting to move and downsize Similarly, the process of packing for those further down the chain.

YT FIPSRKMRKW FIMRK XSS WXVIWWJYP XLI EZEMPEFMPMX] SJ WYMXEFPI TVSTIVXMIW ERH ““RHMRK MX TLIWMGEPP] HM¥%GYPX XS
move were much bigger barriers for people looking to move and downsize.
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Th h - - b - d - h This scenario therefore necessarily entails the building of 300,000 specialist retirement homes over the
e C a.l n reaCtlon - rl g I ng t e space of a decade. But it would also have important additional effects in the secondary housing market.

Firstly, it would directly free up 300,000 larger existing owner-occupier homes in the market that older

i nte rg e n e ratl O n al d iVI d e people sell up. These existing homes are most likely to be three-bed-with-a-garden ‘family’ homes. For

every 300,000 homes freed up that are currently owned by someone over 65, the 2011 census data implies
XLI JSPPS[MRK TVS%PI F] RYQFIV SJ FIHVSSQW RSXMRK XLEX RIEVP] LEPJ I

S8EFPI , SQIW HMVIGXP] JVIIH YT F] S[RIV SGGYTMIVW E

* 8LVSYKL E ,IPT XS 1SZI TEGOEKI [I INXMQEXI moving, by number of bedrooms

TISTPI [LS [ERXIH XS QSZI [SYPH FI EFPI XS T

,SQI WM~ F]

* This would have ripple effects down the market, generating RS SJ FIHVSSQW
ETTVS\MQEX|P] EHHMXMSREP XVERWEGX Quantity 108,000 147,000 36,000 9,000 300,000

FIH FIH FIH FIH Total

Our conservative estimate is that the average chain length in the housing market is 1.5 additional

* *M V_W XP ] M X [S YPH HMVIGXP ] JVIEYT PE transactions after sale. The Housing LIN research, which covered McCarthy & Stone’s properties, suggests
occupier homes in the market that older people sell. Through the the average chain involving specialist retirement properties is two additional transactions. Previous
GLEMR 1JJIGX FYMPHMRK WTIGMEPMW X evidence shows that, under different market conditions, chain
] |EV [S YPH JVII YT JMVWX XM Q | F Y] IV LS lengths can average as many as four properties.® Using a

median estimate of two additional transactions, this implies
that building 30,000 specialist retirement properties a year
would generate between a total of 90,000 transactions across
the market; i.e. 30,000 purchases of the newly built specialist
retirement units and 60,000 additional transactions in the
secondary market / through the chain.

S8EFPI 4VSNIGXIH LSQIW YRHIV SGGYTMIH #] RYQFIV SJ FH’L&éit%r?v@é’s\{imatethateachchaininthehousing
QEVOIX MRZSPZIW “VWX XMQI FY]JIVW EW [IPP EW FY] XS PIX

4VSNIGXIH YRHIV SGGYTMIH S[RIV SGGYTMIVSBYWILS landlords or holiday home buyers.* This appears consistent
with the picture painted by the Housing LIN case study

Most under-occupation of owner-occupier homes by people aged 65 and over is of three-bedroomed
homes, with 1.9m properties in this category. A further 500,000 four-bedroomed properties and 100,000
%4Z1 FIHVSSQIH TVSTIVXMIW EVI YRHIV SGGYTMIH F] TISTPI EKIH ERH SZIV

3-bed 1,922,579 qualitative research. Through the chain effect, building 30,000
4-bed 471,170 specialist retirement properties therefore would free up 18,000
1,
5-bed 110,985 VWX XMQI FYJIV LSQIW MR XLI WIGSRHEV] QEVOIX
All 2,504,734

- X MW HM%GYPX XS WE] INEGXP] LS[ QER] SPHIV LSYWILSPHW [SYPH QSZI MJ XLI ZEVMSYW FPSGOEKIW [IVI
overcome, but we do know that around one million owner-occupier households aged 65 or over today

[ERX XS QSZI ERH HS[RWM”*l *EGXSVMRK MR LSYWILSPH KVS[XL EQSRKWX XLMW HIQSKVETLMG XLI “4KYVI VMWIW
to over 1.25 million by 2030. The polling evidence also suggests between a half and three quarters of

these, or 500,000 to 750,000, would be interested in buying, or would be likely to buy, a retirement property

WTIGM¥%“GEPP] [MXL XLI WYTTSVX ERH GSQTERMSRWLMT XLEX SQIW [MXL XLEX X]TlI SJ GSQQYRMX] PIH LSYWMRK

The Ministry of Housing, Communities and Local Government’s commitment is to “put us on track to
deliver 300,000 net additional homes a year on average”. But how should they get there? Using our new
polling evidence, we estimate over the next 10 years 300,000 homes could be ‘unblocked’ and converted
into actual moves. It could be done through a 'help to move’ package that adressed expense (through

a permanent downsizers stamp duty holiday), logistics, and suitable retirement housing build, on
conservative assumptions.* This would of course mean 300,000 new specialist retirement properties to be
built as a necessary requirement.
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So what does this look like in reality?

(SIRWMAMRK FIRIYXW XLI [LSPI JEQMP] Case study - Mr and Mrs Whitcutt
Widower Carol Emanuel recently downsized to a brand new apartment at Churchill Retirement Living’s “We had been hoping to move closer to town for some time with a view to having less maintenance,
development in Sittingbourne. In doing so she was able to sell her three-bedroom home with a large garden less gardening and the convenience of being able to walk into town. We initially viewed the plans of the
and plenty of space to her own granddaughter, Holly and husband, Sam. The young family, including Carol’'s Renaissance development with one of our daughters and liked what we saw.

great-granddaughter Poppy and her brand new baby brother have now made her old house their own. ) ) ) ) ) ) i
“After discussing the plans we had long discussions with the family, and eventually moved into our

Carol, 77 — New Homes for Later Living resident apartment from a village 10 miles outside Marlborough. We have been here for 20 months and have never
looked back!
“I'd lived in my home for many years, so it had a lot of memories and | didn’t really want to leave, but the
stairs were getting harder to manage, and the garden was quite a lot for me to look after. Luckily we found ;I LEZI QEHI PSXW SJ JVMIRHW ERH %4RH SYVWIPZIW ZIV] FYW] [MXL GSJJII QSVRM|
the perfect solution, as my granddaughter bought my old house from me. That meant | could downsize and owners getting together on a Friday evening with drinks and nibbles; rummikub and cribbage on a Tuesday
move here, but | still get to go back and visit. Plus it's helped her and her family move to a place that's right IZIRMRK ERH JVSQ XMQI XS XMQI JSSH WLEVI IZIRMRKW E ¥»PQ XEPOW SR QER] |
for them. It's an ideal solution for everybody.” make-up demonstration.*
OMWE e 'EVSP..W HEYKLXIV

“The four generations of our family are still close, and we often get together, whether it's to go shopping or
just spend time catching up. We know mum is safe and happy here, and it's nice to see her old house full of
new family members who are making it their own.”

,SPP] '"EVSP..W KVERHHEYKLXIV ERH RI[ LSQIS[RIV

“l had some reservations about moving into Nan’s house as it holds so many memories for me and | grew

up seeing both her and Grandad here. However, my husband could see its potential so he persuaded me,

and I'm so glad he did! We've put our stamp on the place and made it ours, with a new kitchen and changes

XS XLI PMZMRK VSSQ PE]JSYX TPYW SYV S[R JYVRMXYVI 3YV TVIZMSYW LSQI [EW FSYKLX F] VWX XMQI FY]JIVW WS MX
was only a short chain, but meant that another young couple joined the housing ladder.”

7L1 EHHW ~;1...Z1 EP[E]W FIIR ZIV] GPSWI XS 2ER WS [I| WXMPP WII LIV E PSX EW WLI..W SRP] QMRYXIW E[E] MR
the centre of Sittingbourne. She loves it at Beatrice Lodge, she’s making new friends and there’s always

something going on at the Lodge every day so we don’'t need to worry about her being on her own. Her

move has meant we're all in a place that suits us perfectly.”

4STT] e 'EVSP..W KVIEX KVERHHEYKLXIV

Poppy loves visiting great grandmother Carol in her new apartment and has been learning to play chess in
the owner’s lounge.

Homes for Later Living | 26 Homes for Later Living | 27



JGENCN Conclusions

Endnotes

;LMPI XLIVI [MPP EP[EI]W FI E TPEGI JSV LSYWMRK TSPMGMIW KIEVIH XS[EVHW XLSWI XV]MRK XS K3X7SBXYSKLSPHMWSMVYRXMSRW JSV )RKPERH FEWIH EZEMPEFPI E

of the housing ladder, policy makers should be aware this is not the only, or even the best, option available

peoplepopulationandcommunity/

XS KIX QSVI LSQIW JSV %VWX XMQI FY]IVW 6EXLIV SYV EREPJWMW QEOIW MX GPIEV XLEX XRkopugtiengndraigation/papwatjorprojeations/

more - could be achieved by policymakers refocusing their energies to include the top of the ladder for
older people. The aim should be to ensure that all of those who would like to downsize into suitable
specialist retirement accommodation have the opportunity to do so.

Those older people moving into these new properties could expect to be happier and healthier in their

VIXMVIQIRX JIEVW ;I LEZI EPWS WLS[R XLEX XLIVI [SYPH FI WMKRM¥“GERX GSWX WEZMRKW

people in the UK were able to access this type of housing. A further cost saving could come in the form

bulletins/2016basedhouseholdprojectionsinengland/2016basedhousehold
projectionsinengland

8LIVI EVI HMJJIVIRX TSWWMFPI [E]W SJ HI"#4RMRK LSYWILSPHW %
those whose household representative person (usually the head of household) is 65+ but whose other
household members can be any age e.g. a married couple both over 65 plus their adult son aged 30, or
jﬂ§ Xc&ijblb \%heYre Mﬁ]e &I%’l\élj is 65+ and one under 65. A narrow measure is to include only households
where all household members are 65+, for example, a couple both over 65 or a single person 65+. Using

SJ PSGEP EYXLSVMXMIW ERH GIRXVEP KSZIVRQIRX WTIRHMRK PIWW SR VIXVS¥XXMRK ERH b FafrduMhf2&sule MdbasYhB: fve @R bottifdMriggroup that is most likely to not have help from family

homes.

To this end, the Government should set an explicit target of completing 30,000 retirement properties a year
to meet the demand for this kind of housing. But a focus on development should not be the full extent of
any policy response to the issues we have raised. Rather, any meaningful political action needs to knock
down the barriers holding the older generation back from downsizing and ensure that moving home in old
age is encouraged.

Some previous work in this area has advocated tax incentives for older people to downsize alongside a
more diverse housing mix. In his summer statement the Chancellor went further, raising the threshold for
stamp duty across the board to £500,000. The Treasury has stated that this reduced rate will apply until
31 March 2021, but it is our contention that the reduced rate should be kept in place permanently for older
people who are downsizing into retirement properties.

By permanently reducing stamp duty in this way we could have a ‘downsizer discount’ - a highly targeted
stamp duty holiday for downsizers who are freeing up homes for the next generation, often by moving to a
Homes for Later Living property. While many older people are open to moving, an ongoing discount would
serve as an important incentive for this demographic to give up their family homes. Meanwhile, the positive
impact that downsizing has further down the chain should offset any criticisms that frame the policy as a
tax break for baby boomers.

Another measure that has previously been proposed and deserves to be taken seriously is a package that
helps older people to move. There are various ways that this could be put together, but there would be two
broad aims to any such package. It would be focused on addressing the logistics of moving out of the
family home at the same time as prioritising and incentivising the building of more homes for later living.

Of course, no government can afford to ignore the many problems faced by the younger generation when
it comes to housing. But as the UK gets older, action is urgently needed to ensure that all older people can
live in suitable accommodation where they will experience healthy and happy retirements. Looking at the
latest ONS household projections, we expect that the 3.9 million homes owned by those aged 65 and over
XSHE] [MPP KVS[ XS EX PIEWX ¥%Zl QMPPMSR F]

In this report, we have mapped a route for achieving both of these outcomes simultaneously. In doing so,
we have demonstrated that helping more people to move into homes for later living would be a win-win for
those politicians who are genuinely interested in bridging the growing generational divide.
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members who live with them, and therefore, have the most acute need for suitable housing stock as they
age. We will continue using the narrow measure throughout this report unless otherwise stated.

3 Savills UK Press Release (January 2020) UK housing stock now worth a record £7.39 trillion after

HIGEHI SJ KEMRMRK e QMPPMSR E HE] LXXTW [[[ WEZMPPW GS YO MRYV
uk-housing-stock-now-worth-a-record-%C2%A37.39-trillion-after-decade-of-gaining-%C2%A3550-million-a-

day

4 nomisweb.co.uk/ [QS405EW - Tenure — Households]

5 nomisweb.co.uk/ [DC1402EW - Household composition by number of bedrooms]

6 Churchill Retirement Living survey of 108 residents who has purchased a property in the last two

years, 2020

7 Churchill Retirement Living survey of 108 residents who has purchased a property in the last two

years, 2020

8 nomisweb.co.uk/ [DC1402EW - Household composition by number of bedrooms]

9 nomisweb.co.uk/ [DC1402EW - Household composition by number of bedrooms]

10 nomisweb.co.uk/ [DC1402EW - Household composition by number of bedrooms]

11 1G'EVXL] 7XSRI +IRIVEXMSR 7XYGO )\TPSVMRK XLI 6lEPMX] €
12 Demos, The Affordability of Retirement Housing, 2014

13 Populus, (December 2019 and July 2020)

14 YouGov polling, commissioned by McCarthy & Stone

15 9/ 7TXEQT 8E\ 7XEXMWXMGW XS e 8EFPIW MR )\GIP EX LXXTW
statistics/uk-stamp-tax-statistics#history

16 9/ 7TXEQT 8E\ 7XEXMWXMGW XS *« 8EFPIW MR )\GIP EX LXXTW
statistics/uk-stamp-tax-statistics#history

17 *MVWX XMQI FYJIV 6IWMHIRXMEP 1SVXKEKI 7YVZI] HEXE MW EZEMPE
opendatacommunities.org/data/housing-market/mortgages/quarterly-total

18 LXXTW EWWIXW TYFPMWLMRK WIVZMGI KSZ YO KSZIVRQIRX YTPSEF
YaP I , SYWMRKCJSVC3PHIVC4ISTPIC*YPPCG6ITSVX THJ
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19 JRKPMWL ,SYWMRK 7YVZI] LIEHPMRI VITSVX XS WIGXMSR LSYWILSPH XEFPIW EX LXXTW1 [[[ Demos (2013) reported that 33% wanted to downsize and 25% would be interested in buying
gov.uk/government/statistics/english-housing-survey-2017-to-2018-headline-report E VIXMVIQIRX TVSTIVX] WTIGM¥%“GEPP] ? MW XLVII UYEVXIVW SJ
found 32% wanted to downsize and 16% were very likely or likely to consider buying a retirement property

20 95,000/4,984,812 = 0.019 WTIGM¥%“GEPP] ? MW LEPJ SJ A
21 (617,000 - 95,000) / (14,883,231 - 4,984,812) = 0.053 32 We assume that it would be necessary to address at least one barrier to convert households
22 (EXE HS[RPSEHEFPI EX LXXTW PERHVIKMWXV] HEXE KSZ YO that want to move into actual movers. The average number of barriers mentioned per household is 1.6.
) o ) o The three barriers of expense, logistics and suitable supply — that would be addressed by a help to move
23 boomer&beyond ‘Re-thinking retirement living’ (2018) package - are each cited by around 30 per cent of 65+ households as barriers to moving. 30% of the one
24 YPHIVP] %GGSQQSHEXMSR 'SYRWIP 9RHIVWXERHMRK XLl JEGXSVW XLEX GER MR%YIRGI! x mMillign ywaptipg to move and downsize is 300,000.
values of newly-built retirement properties 33 Demos, The Affordability of Retirement Housing, 2014
25 Populus, (December 2019 and July 2020) 34 All calculations are available on request. Send queries to laterliving@wpi-strategy.com
26 See The Telegraph, Cost of moving house jumps above £12,000 due to soaring stamp duty, by
Jasmine Cameron-Chileshe, (14 September, 2018)
27 Demos (sponsored by the Home Builder’'s Federation), Top of the Ladder, (2013)
28 Legal & General (2018), Last Time Buyers
29 Ibid. Q Hypothetically, if you were to move home in the next 12 months, which of the following
would be a challenge to you moving? Please select all that apply.
30 9/ (EXE 7IVZMGI LXXTW [[[ WXEXMWXMGW HMKMXEPVIWSYVGIW NMWG EG YO ?,SYWILSPH GSQTSWMXMSR

occupancy-rating-bedrooms-tenure-local-authorities-england-and-wales]. EHS shows 67% under-occupied
on the 65+ broad measure in 2017/18
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