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Croydon Unite Retired Members Branch     

THE HOUSING NEEDS OF THE ELDERLY - DISCUSSION PAPER  

Summary 

This paper reviews the issues of concern about older people and housing. There is a three tier 
policy framework: national Government, the Mayor of London and local authorities. This paper 
examines analysis and recommendations by the House of Commons, the Greater London 
Assembly  and the position in Croydon. It proposes a more interventionist approach to ensure 
that the complex housing needs of older people in Croydon are met, especially as the proportion 
of older people in the population is expected to increase. It wants to see a comprehensive 
approach which improves the condition of housing in which older people live, in their ability to 
afford to keep warm, the adaptions needed to help them remain in their homes, and a range of 
housing options from moving to small homes, into sheltered and care homes as and when 
needed. It notes that in a Croydon Council public consultation on regenerating Addington last 
autumn that three quarters of those responding  strongly agreed or agreed with proposals to 
build new homes, with particular support for affordable housing and homes designed for older 
people. (Your Croydon. 6 March 2019) The Croydon Unite Retired Members branch plans to run a 
public meeting on older people’s needs in the run up to the Mayoral and Greater London 
Assembly elections in 2020. 

Recommendations 

 Parliament. London Mayor and Greater London Authority 

RECOMMENDATION 1. That Croydon MPs work in the House of Commons to press the Government 
to adopt a national strategy on older people’s housing 

RECOMMENDATION 2. That the Mayor of London appoints a Deputy Mayor with responsibility for 
older people in order to mainstream issues for older people in the work of the other Deputies. 

RECOMMENDATION 3. That Croydon’s member on the Greater London Authority lobby for the 
appointment of a Deputy Mayor under Recommendation 2. 

RECOMMENDATION 4. That trade union and Labour Party branches and older people’s 
organisations consider adopting resolutions for the appointment of a Deputy Mayor under 
Recommendation 2.  

RECOMMENDATION 5. That candidates for the Greater London Assembly elections in 2020 be 
asked to express publicly their support for the creation of a Deputy Mayor for Older People post 
by the Mayor of London. 

 Croydon Council 

The branch recommends that Croydon Council should: 

RECOMMENDATION 6. explain the reasons why long term places in residential care homes are 
lower  in Croydon than elsewhere. 
 
RECOMMENDATION 7.  monitor the projected older population rise because when the next baby 
boom cohort dies off, the rise in the number of older people may only be temporary. 
 
RECOMMENDATION 8. publish a strategy document explaining how it intends to meet the housing 
needs of older people in the Borough.  
 
RECOMMENDATION 9. set a target for  the number of properties that need to be built every year 
for older people in order to meet the current demand and the projected older population rise.  
 
RECOMMENDATION 10. review its Brick by Brick company to be sure it is democratically 
accountable, is meeting real housing needs, is building on brownfield sites and not green spaces, 
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and that its future strategy includes identifying ways in which new housing it builds can be 
targeted to meet the needs of older people to move into smaller homes in their neighbourhoods, 
releasing some  larger homes through the Council to families in housing need.  
 
RECOMMENDATION 11. find ways to include the views of older people in the design and location 
of housing under Recommendations 9 and 10 and in planning application decisions. 
 
RECOMMENDATION 12. improve the support and advice given to those wishing to move to small 
more appropriate homes in their neighbourhoods, with a particular emphasis of ensuring that 
those who wish to stay in their neighbourhood can do so. 
 
RECOMMENDATION 13. do more to identify and act to reduce fuel poverty among older people, 
including by insulation supported by the Council so the cost is affordable. 
 
RECOMMENDATION 14. ensure that its strategy on older people’s housing needs addresses the 
problems of greater levels of housing discrimination against certain sections of society, 
especially older women, minority elders, LGBT pensioners and older people with disabilities.  
 
RECOMMENDATION 15. analyse the possible link between housing conditions and low incomes and 
especially the low level of male life expectancy in Selhurst Ward,  with a view to developing an 
action plan that seeks to increase male life expectancy in that ward. 
 
RECOMMENDATION 16. use the findings from Recommendation 15 to take a similar approach in 
other wards with lower than average male life expectancy. 
 
RECOMMENDATION 17. publish the average life expectancy of women in each ward to determine 
whether there is a particular ward requiring analysis as in Recommendation 15. 
 
Introduction 

1. One of the roles of the Croydon Unite Retired members branch is to keep under review 
policies and services that affect older people whether in health, welfare, social security 
support, housing, etc. The branch is actively represented in the National Pensioners Convention 
(NPC). Members took part in the work of the Croydon TUC Croydon Assembly on their 2017 
(general) and 2018 (local)  election manifestos. The branch agreed that it should investigate the 
housing needs of older people.  While the focus of this paper is on Croydon, the branch has 
members living in other local authority areas including Lambeth, Southwark, Bromley, Sutton, 
and Banstead & Reigate who may have other avenues to raise these issues where they live. 

Croydon TUC/Assembly Policy 

2. In their work on producing manifestos published for the 2017 and 2018 elections the 
Croydon TUC/Assembly discussed the problems of social care, the formulation of which involved 
members of the Unite Retired members branch. 

‘Every day, many older people in Croydon go without the care and support they deserve 
and need. The number of people getting state help with the costs of their care has fallen 
by more than a quarter since 2011. Croydon Assembly urges candidates to speak out and 
campaign on behalf of local people to deliver the resources for adult social care. A 
number of issues need to be addressed: 

Under funding – in the last 5 years there has been a £160 million cut in total public 
spending on older people’s social care despite a rapidly increasing demand because of 
our ageing population 

Unmet need – 1.2 million people aged 65 plus don’t receive the care and support they 
need with essential living activities 

Declining access – cuts in local authority care services have placed increasing pressure on 
unpaid carers 
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Many older people who can’t access care deteriorate and end up in hospital wards  
instead. In 2009-10, 250,000 over-90s were seen in A&E – by 2016 this figure had soared 
to 450,000 

The quality of care in private sector accommodation and whether local authorities should 
take over provision. 

Croydon Council candidates should campaign for a Future Care Guarantee that is 
supported by all parties. This would include a new funding formula and national 
entitlements to health and adult social care services free at the point of use funded by 
the state. 

The strategy should focus on: 

Tackling health inequalities between geographical areas 

Support for independent living by designing homes and communities for age and mobility 
and investment in “pre-care” measures 

A campaign for investment to tackle loneliness and social isolation Involving older people 
and younger generations in co-designing future care services 

New and emergent technologies for health and care service provision  

Training to build the capacity and skills of the “careforce”, both paid and unpaid 

Support for carers at home and in community settings.’ 

NPC policy on housing and older people 
 
3. The branch is affiliated to the National Pensioners Convention (NPC). The NPC’s main 
objective is to promote the welfare and interests of all pensioners, as a way of securing dignity, 
respect and financial security in retirement. It organises rallies and lobbies of MPs, leads 
delegations to Parliament and makes submissions to Government on policies affecting older 
people. It represents around 1 million members in over 1,000 different organisations across the 
UK. It campaigns for both today's and tomorrow's pensioners. Uniting the generations in defence 
of the welfare state and public services is an important part of its work. Its policies include 
having joined-up tax-funded health and care services. Croydon Retired Unite branch 
representatives to the NPC play an active role in its work.  
 
NPC Housing Report 
 
4. In 2018 the NPC published a report Home Sweet Home. Housing Policy and Older People. 
Its recommendations are set out in Appendix 1. The Croydon Unite Retired members branch 
endorses these recommendations, apart from 4 on fast tracking, as this may well conflict with 
ensuring proper public consultation on planning proposals on elderly housing schemes. In view of 
the very high and growing percentage of private landlords operating in Croydon the working 
party is particularly keen to see rent regulation of the private sector and legal controls to 
prevent unfair evictions.  
 
5. Most of the Convention’s recommendations require action by the Government and the 
Mayor of London. Recommendations 1 – 3, 5-7, 16 and 24 suggest action by local authorities to 
consider what they can do. While it supports Recommendation 3 it has serious reservations about 
the manner in which Croydon Council’s Brick by Brick company has being operating, which is why 
a review is one of its recommendations to the Council. 

The Need for a National Strategy 
 
6. The need for a national strategy was supported In February 2018 by  the House of 
Commons Communities and Local Government Committee in its Housing for older People Second 
Report of Session 2017–19.  
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‘It is a well-known fact that our society is ageing, with 18% of people aged 65 and over 
and 2.4% aged 85 and over in 2016, 327 and the proportion of people aged 85 projected 
to double over the next 25 years. While this is something to be celebrated, it also 
presents challenges as people’s housing needs and preferences change as they grow older 
and they may want to make changes to the way they live. This is compounded by the fact 
that older people’s housing needs and options will be diverse in terms of tenure, 
geographical location, income, equity and individual choice. Furthermore, as the number 
of issues tackled in this report demonstrates, this is a broad and complex area of policy. 
We therefore recommend that the Government introduces a new national strategy for 
older people’s housing, which takes into account the recommendations made in this 
report. It should be established in consultation with older people and those who provide 
for them. The strategy should bring together and improve the aspects of policy affecting 
housing form older people and, recognising the link between housing and health, be 
closely linked with the social care green paper and the Government’s future work on 
social care.’ (Para. 129) 

 
7. Croydon Unite Retired members branch supports this and recommends: 

RECOMMENDATION 1. that Croydon’s  MPs work in the House of Commons to press the 
Government to adopt a national strategy on older people’s housing.  

An Age Friendly City – How far has London come? 
 
8. In 2015 the Institute of Gerontology at Kings College London published the report An Age 
Friendly City – How far has London come? by Professor Anthea Tinker and Dr Jay Ginn. Dr Ginn is 
a member of the Croydon branch and a co-author of this paper. They recommended: 
 
(1) ‘To improve housing options for Londoners as they age, …. more provision of a variety of 

Lifetime Homes, including specialist housing, within each neighbourhood; homes to be 
close to shops and transport, at affordable prices or rents; and improvement of the 
energy efficiency and condition of older people’s homes through refurbishment.’ 

(2) To alleviate London’s current housing crisis, where demand outstrips supply, more 
affordable social housing is urgently required. We recommend that available public land 
be transferred to LAs and HAs (Housing Associations) at low prices and LA borrowing 
limits eased enabling them to build new social housing and to refurbish existing stock to a 
decent standard. To retain these valuable assets for future generations, we recommend 
LAs and HAs should be able to choose not to sell.  

(3) For a sustainable housing policy that ensures sufficient decent affordable homes for all 
Londoners in future, housing demand must be stabilized by discouraging  overseas buyers 
from using ‘Buy to Leave’ and ‘Buy-to-Let’. We recommend disincentives to using London 
housing as an investment for capital gain and policies at national and regional level to 
distribute employment opportunities more evenly across the UK. 

9. In relation to (2) the working party considers that public land transfers should only be for 
Council housing. 
 
The London Context 
 
10. Croydon Council’s Local Plan 2018 sets the planning policy framework on housing 
development. The Planners have to interpret this within the Mayor of London’s London Plan, 
which is continually being changed. Above the London Plan there are National Planning Policies, 
the most recent change in which was revised guidelines published in July 2018. The Government 
has been consulting on further possible changes. 
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11. In 2016 the Greater London Authority published a report Older Londoners and the London 
Plan: Looking to 2050. It states that London faces a challenge of the rising population of older 
people. 

‘Older Londoners are the fastest growing population group in London. By 2041 there will 
be more than 1.65m people aged 65 and over – 16% of the total population of London. 
Older Londoners are not a homogenous group and these needs (sic) to be acknowledged 
when developing policies to meet the needs of older people.’ 

12. The London Plan category ‘Specialist Accommodation for Older People’ is broken down 
into three categories:  

 Sheltered Accommodation comprising self-contained accommodation specifically 
designed and managed for older people in need of no or a low level of support. 

 Extra Care accommodation (also known as close care, assisted living, very sheltered or 
continuing care housing) comprising self-contained accommodation and associated 
facilities designed and managed to meet the needs and aspirations of people who by 
further reason of age or vulnerability have an existing or foreseeable physical, sensory, 
cognitive or mental health impairment. 

 Residential/Nursing Care (including end of life/hospice care and dementia care) 
comprising nursing or residential care homes providing non self-contained residential 
accommodation for people who by reason of age or illness have physical, sensory or 
mental impairment, including high levels of dementia. 

13. The Plan states:  

‘Linked to both the level and type of older persons’ housing is the issue of downsizing. 
‘The majority of older people will remain in their own homes as they get older but the 
provision and availability of specialist accommodation for older people may provide 
opportunities for people to downsize to more manageable homes. Which could, in turn, 
free up larger properties thus enabling mobility within the wider housing market to make 
better use of housing stock in a city with a constrained land supply. The Mayor’s Housing 
Strategy seeks to encourage downsizing by improving the choice and quality of such 
products.’ 

‘In terms of the location of older persons housing, a small number of boroughs require 
that such facilities are located close to local shops and with reasonable public transport 
accessibility. In addition, almost all boroughs require that new housing is built to 
Lifetime Homes standards (or the like) and that circa 10% of new residential buildings are  
wheelchair accessible or adaptable.’  

14. The National Pensioners Convention report supports the Lifetime Home standards. In 
2015 the Government introduced new ‘optional’ Building Regulations on access; M4(2) Accessible 
and Adaptable dwellings and M4(3) Wheelchair user dwellings. M4(2) is similar to Lifetime Homes 
standard and M4(3) is similar to London’s wheelchair accessible or easily adaptable standard. 
The Mayor has adopted the Government’s new standards in his Minor Alterations to the London 
Plan. This alteration applies M4(3) to 10% of homes with the remainder being required to meet 
M4(2), essentially continuing the historic London Plan approach which is currently reflected in 
local plans. 

15. The Greater London Authority has recommended that each borough: 

 adopt the London Plan benchmark requirements for specialist accommodation for older 
people; 

 define the different types of specialist accommodation for older people within local 
plans;  
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 include in policies the importance of accessibility for older people, in terms of both 
location and the physical layout of properties 

 incorporate the above into specific policies for older persons housing/accommodation. 

16. The branch is concerned that despite years of promises under the current Mayor of 
London and his predecessor the support for the London Older People’s Strategies Group 
(LOPSG)has been cut weakening, the voice of older people in the development of the Mayor’s 
policy. The branch considers that this should be redressed by the Mayor appointing a Deputy 
Mayor for Older People. The branch decided at its May meeting to campaign for this in the lead 
up to the 2020 Mayoral and Greater London Assembly elections. 

17.  The branch put forward the following recommendations about the Mayor of London and 
Greater London Assembly: 

RECOMMENDATION 2. that the Mayor of London appoint a Deputy Mayor with responsibility for 
older people in order to mainstream issues for older people in the work of the other 
Deputies. 

RECOMMENDATION 3. that Croydon’s member on the Greater London Authority lobby for the 
appointment of a Deputy Mayor under Recommendation (1) 

RECOMMENDATION 4. that trade union and Labour Party branches and older people’s 
organisations consider adopting resolutions for the appointment of a Deputy Mayor under 
Recommendation (2). 

RECOMMENDATION 5. that candidates for the Greater London Assembly elections in 2020 be 
asked for their support for the creation of a Deputy Mayor for Older People post by the 
Mayor of London. 

The Croydon context 
 
18. The number of older people estimated to live in Croydon is uncertain, as the data is kept 
on different bases. Croydon’s population at the time of the 2011 Census was shown to contain 
14,107 one person households aged 65 and over, or 9.7 of all households, 0.1% higher than the 
London average.  
 
19. In its Housing for Older People in Croydon 2008-2013 draft strategy Croydon Council 
published the following statistics. It was compiled before the results of the 2011 Census were 
known: 
 

 56,000 people aged 60 and over (17%),  estimated to grow by 24% in 2020.  

 36,000 aged 60-74 (64% of total) 

 15,000 aged 75-84 (25%) 

 5,000 aged 85+ (10%), estimated to grow to 7,400 by 2020 

 More than one third of the age group and half of those over-75 were estimated to have a 
limiting long term illness.  

 Older people comprised 25% of Council tenants.  

 There were about 3,000 flats for older people, mostly in sheltered housing schemes.  

 There were 700 older applicants (9%) on the Council’s housing waiting list. The average 
wait for sheltered housing was up to two years. (Note: The split of older people on the 
waiting list between those wanting standard housing and those wanting sheltered housing 
is not clear. 

 About half of those on the list wanted sheltered housing, and half ground floor general 
housing close to shops.  

 About 3,500 people said they had difficulties managing their homes.  
 
20. In February 2014 at its Dignity in Care event the Croydon Older People’s Network was 
provided with some more up-to-date  statistics. Of the Borough population of  363,400 more 
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than 77,700 were over 55, and over 6,000 over 85. The over 55 population was  predicted to rise 
to over 120,000 by 2025 and would be the majority by 2040. There were more than 150 Care 
Homes. Older people spoke over 100 languages. The BAME population was 44.8%. More than 
16,000 pensioners lived alone.  

21. The Council noted that older people’s expectations were growing, wanting a higher 
standard of sheltered accommodation, critical of levels of support within it, and wanting more 
services in the community. 
 
22. The Croydon Joint Strategic Needs. Assessment (JSNA): Key Dataset published by the 
Council in August 2018 shows:. 
 

 17% of older people (aged 60+) are estimated to be living in poverty in 2015, 0.8% higher 
than the English average.  

 Long-term support needs estimated to be met in 2016/17 by admission to residential & 
nursing care homes was 125 in Croydon per 100,000 aged 65+, much lower than the 438.1 
for London and 610.7 for England. 

 The estimated dementia diagnosis rate (aged 65+) for Croydon is 66.7%, which is lower 
than the average for London and England.  

 The death rates from various conditions for people aged 65 and over is not known, as the 
data is published for those in all age groups under 75 years of age.  

 
23. In its Local Plan 2018 the Council estimates that the 65+ age group will increase by 41% 
by 2031 (para. 2.10). It states that between April and November 2011 383 people were placed in 
nursing and residential care places outside the Borough (para 4.38). Its Market Position 
Statement 2015 which underpins the Plan says that 1,118 bed spaces would be needed by 2020, 
and 1,450 by 2030 to meet all needs, including those of elderly people. (para. 4.39) 
 
24. The working party recommends that Croydon Council should: 
 
RECOMMENDATION 6.  explain the reasons why long term places in residential care homes are so 
much fewer in Croydon than elsewhere. 
 
RECOMMENDATION 7. monitor the projected rise in the old population because when the next 
baby boom cohort dies off, the rise in the number of older people may only be temporary. 
 
Annual Public Health Report 2017 

25. The Director of Public Health’s Annual Report for 2017 sets out some basic information 
about older people in Croydon: 

 ‘Geographically …. we appear to have a population age gradient across the borough from 
north to south.’ 

 ‘Croydon currently has the ….. 3rd largest older ages population (65 and over) in 
London.’ (p. 5) 

 ‘Ages 75-79 and 85+ are showing the greatest increases (2016 to 2025).  

 ‘Older adults and carers of older adults are not just consumers of health and social care 
services but also important contributors to society and local communities and have a 
wealth of experience to offer. It is important that we facilitate this section of Croydon’s 
population to continue to make a contribution to society, be supported in their health 
and wellbeing, and to live lives to their full potential. (p. 6) 

 As of 2015/16 4,277 clients aged 65 and over received long-term support in Croydon (p. 
12) 

 ‘Therefore in addition to size of services, location is also important and affects our 
ability to deliver services in a targeted and timely manner.’ 
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 The highest concentrations of older people aged 65+ are in Heathfield, Selsdon & 
Ballards, Sanderstead, Kenley and Coulsdon East wards. 

 Male life expectancy is highest in Selsdon & Ballards (85 years) and lowest in Selhurst 
(74.4 years). (p. 18) 

 ‘Older adults, particularly those living alone and/or in larger family homes, those with 
disabilities and those with existing long-term conditions (physical or mental) are amongst 
those considered to be most vulnerable to fuel poverty and the impacts of cold, damp 
homes.’ 

 ‘Croydon has the highest number of care homes in London. A large number of places are 
occupied by self-funders or out of borough placements. This can result in high demand 
for a few places for local authority funded eligible older adults who need nursing or 
residential care.’ (p. 32) 

 ‘Older carers tend to be frail themselves and health decreases with increasing hours of 
caring responsibility. Social Isolation is common. The loss of a carer is likely to result in 
hospital admission or care home admission of the looked after individual. Supporting 
carers benefits both the carer as well as the person they care for.’ (p. 32) 

 1 in 25 of Croydon's older adults live in households without central heating.  

 211 older adults per year are permanently admitted to care homes in Croydon (p. 33) 

 In 2016 1 in 4 older adults (aged 65+) in Croydon were from a BAME ethnic group (est. 
26.1%). By 2025 it is expected that this will increase to 1 in 3 (35.5%)99. (p. 34) 

(We are Croydon. A changing population 2017. Annual Report of the Director of Public Health) 

Croydon’s Planning Policy 
 
26. The Market Position Statement which accompanies the Local Plan 2018 on retirement 
housing (sheltered, special sheltered & extra care) argues that: 
 

‘The priority for Croydon is to ensure that flexible support services are available which 
respond to different types and levels of support need, to different living situations and 
that are tailored to the needs of individual. 

 
Often it has been the case that some people living in their own homes could benefit from 
low levels of support to help them manage, whereas some sheltered residents do not 
want or need the support on offer and for some more vulnerable people a higher level of 
support could help to ensure they maintain their independence.’ 

 
27. Croydon now refers to ‘retirement housing’, rather than sheltered housing, which 
describes schemes regardless of the support model and concentrates on delivering more flexible 
solutions. 
 
28. The Council’s Market Position statement section on residential and nursing care states: 
 

‘Croydon has a very high number of residential and nursing care homes in the borough 
(approx. 170). During the period 1st April to 31st March 2014 there were a total of 218 
local authority supported permanent placements to residential and nursing care …. in 
Croydon, with people who are self‐funding occupying the remaining places. 

 
With such a high number of residential and care homes in the borough, a ‘saturation 
point’ has been reached, and in alignment with the focus on supporting people to remain 
living at home safely whenever possible, there is no demand for additional residential 
and care home places for the Council in Croydon and surrounding areas. 
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Croydon experiences a range of difficulties which arise from the significant number of 
residential and nursing care home that continue to be sited in the borough, particularly 
those caring for people with more complex needs, such as mental health problems and 
learning disabilities. 

 
Despite the high number of homes in Croydon there is often still a need to find 
placements outside of the borough, resulting in the undesirable outcome of an individual 
being cared for outside of their local area, in order to ensure an individual’s needs are 
adequately meet because the services provided by homes within the borough have not 
been developed in alignment with the requirements of our clients and therefore do not 
meet their needs. At the same time other boroughs may use these placements, 
effectively ‘importing’ clients with complex health needs into the area, which has an 
adverse impact on wider health and social care services in Croydon. 

 
Croydon intends to work closely with care home providers over the next year to develop 
solutions to this situation, focusing on ways to avoid the opening of new homes which are 
not required, are not always suitable for meeting the needs of local people, and which 
place additional pressures on wider health and social care services. We will also seek 
ways to address the gaps that exist in more specialist services which sometimes result in 
people with specialised needs being places outside of the borough (especially in an 
emergency). We will do this by working with providers to broaden the range of 
specialised options. This will include looking at the need for more EMI (elderly mentally 
infirm/nursing care provision in the borough.’  

 
Local Plan Policy  
 
29. Policy SP2.7 states: 
 

‘The Council will seek to ensure that a choice of homes is available in the borough that 
will address the borough’s need for homes of different sizes.’ This includes for ‘both 
market and affordable housing’ ‘(c ) Working with partners to facilitate the provision of 
specialist and supported housing for elderly and vulnerable people.’ 

 
30. The Government defines ‘affordable’ as 80% of private market rent levels in an area. The 
Council is seeking to encourage new homes to be rentable at a lower level. 
 
31. Its policy on residential care is set out in Policy DM2: Residential care and nursing homes 
– see Appendix 3 

Future Action in Croydon 

32. The housing needs of older people are linked to the issue of pensioner poverty. In the 
current financial year the Council’s Gateway welfare advice and support service is aiming to 
work with: 

 the Energy Team to target 969 households where someone is over 70 years old in the 
household, in terms of healthy homes take up to assist with energy efficiency around 
their home.  

 Revenues and Benefits to target 1,023 households that may be entitled to Council Tax 
support but are currently not claiming. 

 Welfare Rights and Housing to target 3,579 Council tenants who may be entitled to 
cheaper water bills through the Watersure discount.  

33. While Gateway does not specifically state the second and third groups of households have 
older people living in them, there are likely to be some. (Rachel Flowers, Director of Public 
Health. Croydon’s support for residents on Universal Credit. Health & Wellbeing Board. 10 April 
2019) 
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34. Croydon Unite Retired members branch welcomes these initiatives as a way of improving 
the lives of those older people who will benefit. However, these are palliative actions. What is 
needed is a Croydon Older People’s Housing Strategy within an overall strategy regarding older 
people, which would cover income, housing, welfare benefits, health and well-being, isolation, 
access and improvement of public services, and improved co-operation between the Council and 
the NHS in improving health and social care.  

Older People’s Rights when Downsizing 

35. The working party considers that it is a fundamental right for older people not to be 
pressured to downsize. Many need to keep a spare room in their home for visiting friends and 
relatives, and for overnight visiting care workers. If older people wish to downsize,  they should 
be assisted to do so, including within their neighbourhood, through building of appropriate new 
housing. Those living near the Croydon borough boundary may wish to move across the border. 
e.g. into Crystal Palace, Gipsy Hill, Lambeth’s Norwood area, or Streatham. The Council could 
assist with providing the buildings needed for apartments for older people by compulsorily 
purchasing empty properties, especially given its Local Plan 2018 proposal to bring at least 190 
empty houses back into use. 

Affordability and tenure   

36. The tenure most appropriate as housing for older people is continuing home ownership 
through downsizing or Council housing. Unless it is a personal choice, private tenancies are 
inappropriate for older people because of the often poor management of properties by landlords 
and managing agents. Registered social landlords are not accountable for the way they manage 
their property portfolios. They have become large scale developers, with most having lost their 
historic neighbourhood identity. Tenure also affects affordability of rents. The working party is 
opposed to the Government definition of ‘affordable’ – 80% of the private rent level in the area. 
We understand ‘affordable’ as the lower level charged for renting Council housing, while 
nevertheless recognising that large numbers of Council tenants have to claim housing benefit, 
because they cannot afford the rent level. 

Care partnership for older people launches in Croydon 

37. One of the problems facing older people who have been in hospital is whether they can 
return safely to their homes or whether care support needs to be provided so they can return. 
This requires close co-operation between the NHS, local authorities and voluntary sector 
organisations. In spring 2017 the Outcomes-Based Commissioning programme (OBC) was launched 
in Croydon designed to offer a more personalised and joined-up approach to health and care 
services for the over-65s. The partners were: Croydon Clinical Commissioning Group, Croydon 
Council, Croydon GP Collaborative, Croydon Health Services NHS Trust, the South London and 
Maudsley NHS Foundation Trust, and Age UK Croydon. 

38. It is hoped that a single joined-up service for people over 65  needing health and social 
care support, would range from help towards a healthier lifestyle,  avoiding unnecessary hospital 
stays to supporting people in their own homes and community. 

39. The main principle is to move towards funding older people’s care based on the delivery 
of successful outcomes, helping them to live more independent and active lives for as long as 
possible. (Your Croydon 21 April 2017) 

Women and Housing 

40. There are particular gender equality issues involved in housing of older people, due to 
the average longer life span of women. The background is discussed by the Women’s Budget 
Group in Housing and Gender Briefing from the UK Women’s Budget Group on the impact of 
changes in housing policy since 2010 on women. The income disadvantage of women over their 
lives, and the way the pension system discriminates against them, means that older single 
women (whether due to non-marriage, divorce or widowhood) have lower levels of financial 
resources than single men of the same age. The Croydon Unite Retired members branch 
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considers that in developing its housing strategy for older people Croydon Council should 
recognise these equality issues. 

Affordable Home Care 

41. The Council Strategy needs to analyse the projected need of older people for genuinely 
affordable home care that would enable more of them to stay in their homes or move into 
smaller homes, with the help of aids and adaptations and visiting social care workers. For many 
older people this will be more satisfactory than moving to sheltered, extra care or residential 
care homes. 

42.  There are also issues about the quality of care of older people in both domiciliary (home 
based) and residential homes. A key question is whether ‘retirement housing’ (sheltered and 
extra care) includes wardens, either offsite or resident. The working party considers that there 
should be a published analysis of the quality of care, including  the provision of wardens in both 
private and Council sheltered and extra care homes. We understand that the Council has 
difficulties itself in ensuring that its contracted providers are delivering quality of service. The 
most recent concern at national level that has been raised by the Care Quality Commission is the 
low level of dental support 

Recommendations to Croydon Council 

43. The branch recommends that Croydon Council should: 

RECOMMENDATION 8. publish a strategy explaining how it intends to meet the housing needs of 
older people in the Borough.  
 
RECOMMENDATION 9. set a target for  the number of properties that need to be built every year 
for older people in order to meet the current demand and the projected population rise.  
 
RECOMMENDATION 10. review its Brick by Brick company to be sure it is democratically 
accountable, is meeting real housing needs, is building on brownfield sites and not green spaces, 
and that its future strategy includes identifying ways in which new housing it builds can be 
targetted to meet the needs of older people to move into smaller homes in their 
neighbourhoods, releasing some large homes through the Council to families in housing need.  
RECOMMENDATION 11. find ways to include the views of older people in the design and location 
of housing under Recommendations 9 and 10 and in planning application decisions. 
 
RECOMMENDATION 12. improve the support and advice given to those wishing to move to small 
and more appropriate homes in the neighbourhoods, with a particular emphasis of ensuring that 
those who wish to stay in their neighbourhood can do so. 
 
RECOMMENDATION 13. do more to identify and act to reduce fuel poverty among older people, 
including by insulation supported by the Council so the cost is affordable. 
 
RECOMMENDATION 14. ensure that its strategy on older people’s housing needs addresses the 
problems of greater levels of housing discrimination against certain sections of society, 
especially older women, minority elders, LGBT pensioners and older people with disabilities.  
 
RECOMMENDATION 15. analyse the possible link between housing conditions and low incomes and 
the especially the low level of male life expectancy in Selhurst Ward, with a view to developing 
an action plan that seeks to increase male life expectancy in that ward. 
 
RECOMMENDATION 16. use the findings from Recommendation 15 to take a similar approach in 
other wards with lower than average male life expectancy. 
 
RECOMMENDATION 17. publish the average life expectancy of women in each ward to determine 
whether there is a particular ward requiring analysis as in Recommendation 15. 
 
Building Type and Environment 
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44. The working party discussed issues relating to how appropriate new build and converted 
homes for older people can  be provided as part of the total number of new homes Croydon is 
being required to assist help achieve.   

45. These issues include whether the emphasis should be on: 

(1) how to avoid building on the Green Belt or on pockets of green space in the borough by 
using brownfield sites or empty properties;  

(2) building tower blocks because they contain a large number of homes on a small land 
footprint, or instead lower level high density developments (as discussed in Create 
Streets’s  Response to the Draft London Plan: what would Bazalgette do? March 2018); 

(3) ensuring that there is a network of  pocket parks close to where people live in homes 
without gardens.  

(4) ensuring that new housing does not increase the isolation that many older people 
experience, as discussed in the Croydon BME Forum report. 

(5) improving building regulations to ensure fire safety, adequate emergency exits, sprinkler 
systems, etc  to ensure no repetition of the Grenfell fire in existing and future blocks of 
flats. 

(6) integrating building regulations with planning so that decisions on applications require 
detailed conditions on the applicability of regulations to the scheme. 

46. Further the working party considers that all blocks of flats, whatever the height, should 
be required  

(1) to provide balconies large enough for activities in sunlight  and for drying washing;  

(2) to house older people in lower storeys with separate lifts to minimise the risk of there 
being no functioning lifts at any time; 

(3) that measures should be taken to ensure that lifts are repaired promptly, especially if 
older people are not on the ground floor. 

47. These above issues are outside the working party’s brief, but are important matters for 
discussion in the context of the Local Plan 2018 and the Local Plan Review being undertaken by 
the Council. There should be an enquiry into the future of planning neighbourhood housing and 
green space development, the expansion of housing and infrastructure  within the wider context 
of  how they contribute to reducing climate change.  

Sean Creighton, John Eden, Dr Jay Ginn 
Working Party 
July 2019 
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Appendix 1 

NPC Home Sweet Home. Housing Policy and Older People Recommendations as set out in 
Appendix 1. 
 
(1) A minimum of at least 85,000 properties need to be built every year for older 

people in order to meet the current demand and the projected population rise 
 
(2) House building, maintenance and adaptations must be based on the Lifetime 

Homes Standard 
 
(3) Local authorities must be enabled to build and repair houses using their own 

Direct Labour Organisations or other suitable not for profit-based building 
companies, which provide proper terms and conditions for their staff 

 
(4) Fast track building applications for those developers who propose affordable and 

suitable accommodation for older people 
 
(5) Older people must be at the heart of house planning decisions 
 
(6) Local authorities must be required to publish a strategy explaining how they 

intend to meet the housing needs of older people in their area 
 
(7) Improve the support and advice given to those wishing to rightsize 
 
(8) Introduce further regulation of the Equity Release market to safeguard older 

people from financial penalties 
 
(9) Strengthen the rights of older tenants by restoring the provisions contained in the 

Rent Act of 1965 
 
(10) End the Right to Buy policy 
 
(11) End the ‘Bedroom Tax’ for all social tenants 
 
(12) The current definition of affordable housing is not fit for purpose and further 

work is needed to produce a credible definition that takes account of local 
income levels  

 
(13) Provide proper funding for the Supporting People Programme 
 
(14) Strengthen the rights of leaseholders and end the further use of leasehold in 

retirement properties 
 
(15) Introduce the right for residents to form independent tenants and residents’ 

associations (TRAs) 
 
(16) Tackle fuel poverty 
 
(17) Introduce rent caps in both the public and private sector to more accurately 

reflect local conditions 
 
(18) Introduce new legislation to prevent the hoarding of land by building companies, 

restore the 2004 Housing Act requirements to prevent private properties being 
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left vacant for more than six months and make it easier for local authorities to 
buy private homes where there has been a default on mortgage payments 

 
(19) Introduce a strategy to tackle and end the growing problem of homelessness 

among older people 
 
(20) Local authority and social housing must be refurbished and maintained to the 

highest standards, with any proposed demolition and regeneration schemes being 
subject to the approval of the residents affected 

 
(21) Scheme managers must be reinstated to all sheltered accommodation 
 
(22) Housing Associations, Tenant Management Organisations and Arm’s Length 

Management Organisations must be properly regulated and subject to greater 
accountability to local authorities 

 
(23) Review the balance between state subsidies for home ownership and renting to 

ensure equity in public funding and support 
 
(24) Recognition that certain sections of society, especially older women, minority 

elders, LGBT pensioners and older people with disabilities may face greater levels 
of housing discrimination which requires specific action. 

 
(25) The government must recognise the link between housing and health and social 

care, and introduce a national strategy for older people’s housing 
 

Appendix 2 

Key facts as at 2015 in Kings College Report 

‘Housing for older Londoners is affected by rising overall demand and increasing 
disability among older people.’  

‘The UK population aged over 65 is projected to grow by 47% by 2041, faster than the 
population as a whole at 23%, while those over 85 are expected to be more than double 
by 2023’  

‘In London, older people are 10.7% of the population, compared with 16.4% in England 
and Wales.’  

‘Older people are living with disabilities and longstanding illnesses for a greater 
proportion of their life, although this varies with social class, ethnicity, gender and 
location.’ 

‘At age 65 men are now expected to live with disability for 7.9 years, women 9.9 years 
… This, together with the growth of the very old population and persistent health 
inequalities, has implications for older people’s housing if their preference for ageing in 
place – living independently in their own home - is to be met and their health and 
wellbeing protected …. Currently 90% of older British people live in mainstream housing, 
6% in some form of sheltered housing and 4% in residential settings.’ 

‘Well-designed homes with sufficient space, adequate heating, modern kitchen and 
bathroom facilities and energy efficiency measures all help to prevent ill-health.’ 
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‘As older people spend 80-90% of the day at home, good housing is especially important 
and respiratory illness, heart disease, stroke, arthritis, rheumatism, falls and winter 
deaths are all linked to poor housing’.  

‘The Decent Homes Standard (updated in 2006) requires social housing to be in good 
repair with modern facilities and adequate warmth. However, according to Shelter, in 
2004, 51% of older people lived in non-decent housing, 25% had no central heating, 40% 
spent 5-10% of their income on fuel and 9% lived in damp or infested homes.’ 

‘In London 29% of older households live in social rented homes (local authority or 
housing association), 5% in privately rented homes and two thirds in a home they own 
(GLA 2013b) and in each sector there are homes in need of repair and improvement.’ 

‘Older people share the adverse effects of rising rents; the median private rent rose to 
over £1,300 per month, double the amount of the state single tier pension to be 
introduced in 2016.’ 

‘The majority of older tenants live in social housing. For those entering a new tenancy, 
their rent can be up to 80% of market rent. Despite bearing no relationship to average 
incomes this is still termed ‘affordable’. …. State pensions lack London Weighting to 
offset London housing costs.’ 

In 2013 the GLA set itself an aim ‘to improve standards in new homes for older people so 
they can be used ‘safely, easily and with dignity regardless of …age, disability, gender or 
ethnicity…[and be] responsive, flexible, convenient, accommodating and 
welcoming…[adaptable] for people who are frail, older, visually or hearing impaired, 
have learning difficulties or are wheelchair users.’  

Since 2014 all ‘new London homes must meet the Lifetime Homes standard  …… and 
existing homes are being improved to meet the Decent Homes Standard.  

‘The GLA runs the Seaside and Country Homes scheme, which helps around 200 older 
social housing tenants move out of London each year, as well as the Housing Moves 
scheme for tenant moves within London. To encourage downsizing, more choice and 
better quality homes are planned as well as tax incentives’.  

‘For older people with care needs, 1,800 supported homes built to Lifetime Homes 
standards are planned. Self-contained retirement homes for owner occupation ensure 
independence and quality of life with on-site support (GLA 2013b) and such homes in 
private retirement villages are increasing. However, lease conditions, charges, resale 
restrictions and inadequate care provision are potential drawbacks.’ 

‘Among those aged over 75 in the UK, 2 million live alone, of whom 1.5 million are 
women…. with increased risk of social isolation. However, new options such as 
Homeshare and cohousing schemes facilitate care for older people in a co-operative 
inter-dependent setting, helping maintain the older person’s agency, identity and 
dignity. Homeshare schemes arrange rent-free or low rent accommodation for a helper 
in an older person’s own home in return for a few hours per week of practical assistance 
and company, but not personal care. Cohousing enables people to enjoy more social 
interaction and to provide mutual aid, while maintaining independent living in their own 
private accommodation’.  

‘By delaying entry to specialist housing or a care home, these are attractive options for 
the GLA and London boroughs to promote in the future.’ 
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‘A lack of genuinely affordable homes suitable for older Londoners remains’.. 

‘Regeneration projectsthat entail demolition and replacement can fail to take account 
of the social cost of disrupting communities as tenants are displaced. Older people’s 
own view is that such projects ignore their attachment to their local community support 
network and familiar neighbourhood…….’ 

Private renting in London is also insecure, with variable management standards,some 
landlords reluctant to modernise or repair and high unregulated rents …. Most pensioner 
tenants live on low incomes and need HB, but some private landlords are unwilling to 
take tenants on HB. The ‘bedroom tax’ affects older people who need a spare room for 
grandchildren, a partner or other informal carer and for disability equipment.’ 

‘As care needs increase, older people have to consider leaving mainstream housing for 
specialist housing (sheltered, extra-care or retirement homes). Yet a lack of specialist 
housing that is attractive, conveniently-located, well-designed, sufficiently spacious, for 
sale or rent at affordable prices for older people is likely to discourage or prevent such a 
move.’ In 2013 the GLA estimated that about ‘80% of London’s specialist housing is 
rented and is often outdated, uninviting and difficult for older people - bedsits, maybe 
with shared bathroom facilities, or upstairs with no lift. 

Despite a 2008 all-party commitment to improve disabled people’s access to housing,’ 
by 2014 ‘an increasing number of older disabled people in the UK’ were still ‘living in 
accommodation unsuited to their needs’.  

The GLA recognised ‘that the housing needs of older people are an increasingly 
important planning issue facing London. To help ensure boroughs plan for the 
accommodation requirements of older Londoners, borough level benchmarks for older 
person accommodation have been incorporated into the Further Alterations of the 
London Plan  …. As at 2014. ‘The benchmarks break requirements down by tenure 
(private, intermediate and affordable). The Further Alterations to the London Plan 
require boroughs to demonstrate in their Local Plans and other relevant strategies how 
they will address the housing needs of older Londoners, drawing on these benchmarks.’ 
  
‘Some older Londoners urge the need for more safe and suitable housing for older 
people to rent or buy; all homes at Lifetime Home standard; more council housing of 
various sizes; a range of options close to family and services; more sheltered homes as 
flats (not rooms) and with a manager on site. While welcoming progress in improved 
housing, some older people have reported health and safety risks such as from a lack of 
handrails, poor lighting on steps, entrances and stairs, uneven steps and loose floor 
tiles, cold and damp due to poor insulation and inadequate heating systems, defective 
wiring and lack of help with home repairs and adaptations. These deficiencies had led to 
falls and ill-health. Unfortunately, there seems to be no systematic data available from 
LAs on the prevalence of such problems in their rented housing. Older people want more 
information on how to access help with heating costs and repairs; and they want to be 
involved in decision-making on the planning and design of housing stock.’ 
 
Many ‘private tenants live in squalid conditions while paying exploitive rent and unlawful 
evictions are occurring with no notice given … Such practices in Harrow draw attention 
to the need to monitor and regulate landlord practices throughout London.’ 
 
The Kings College team recommended: 
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 Provision of a variety of affordable Lifetime Homes, including specialist housing 
close to facilities, within each neighbourhood and the improvement of energy 
efficiency and condition of older people’s homes. 

 

 Available public land to be transferred to Local Authorities and Housing 
Associations at low prices and LA borrowing limits eased,  enabling them to build 
new social housing and to refurbish existing stock to a decent standard, with the 
option not to sell. 

 

 Disincentives to using London housing as an investment for capital gain. 
 

 Governments to regulate private rents to an affordable level and to support 
landlord accreditation schemes. 

 

Appendix 3 

Croydon Local Plan: Residential care and nursing homes 

4.33 The Council seeks the provision of a mix and range of housing as set out in 
Strategic Policy SP2.7 of the Croydon Local Plan and it is also the aim of Strategic 
Objective 3. This will assist in building sustainable communities, in line with paragraph 
50 of the National Planning Policy Framework. 

4.34 In line with Strategic Objective 7, residential development should set out to 
achieve healthy and liveable communities to support the health and wellbeing of 
residents. 

4.35 Croydon has a very high number of nursing and residential care homes compared to 
other London boroughs. Analysis of changing needs for services supplied by the nursing 
and residential care home market evidences a ‘saturation point’ has been reached for 
some customer groups or categories of people in need. At the same time there is a 
greater public policy focus on supporting people to remain living at home safely 
whenever possible. It is therefore necessary that Croydon plans to enable it to supply 
care provision to meet current and future needs of Croydon residents. A change in policy 
ensures: Croydon’s planning policy supports its commissioning intentions; 

The Council has first-hand knowledge of the services operating in the borough as 
required by the Care Act 2014;  

and 

The provision is in alignment with emerging care needs. 

4.36 Croydon experiences a range of challenges arising from the significant number of 
nursing and residential care homes that continue to be sited in the borough. These 
challenges include excess demand on a range of local health and social care services 
which is not reflected in national funding formulae for central Government funding 
towards local services. 

4.37 As of September 2015 the 142 care homes in Croydon have a total capacity of 2,796 
bed spaces. Between April 2014 and November 2014, 761 of those bed spaces were 
occupied by people placed by Croydon  Council and Croydon Care Commissioning Group 
(the grouping of GPs in Croydon that provides primary health care services in the 
borough). It was estimated that between 1,000 and 1,150 bed spaces were occupied by 
self-funders. The remainder of the bed spaces were 
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either vacant or occupied by people placed from outside of Croydon. This has an adverse 
impact on the provision of health services in Croydon. 

4.38 Services provided by care homes within the borough do not fully meet the needs of 
Croydon residents with more specialised or urgent needs. As a consequence between 
April and November 2014, 382 people were placed in nursing and residential care homes 
outside the borough. This is an undesirable outcome because vulnerable people risk 
losing their natural family and community support networks when placed at distance 
from Croydon. 

4.39 Croydon has produced a Market Position Statement (2015) to ascertain the level of 
future need. As need changes, it is projected that 1,118 beds spaces will be needed by 
2020 and 1,450 by 2030 across learning disability, mental health, older people and 
physical disability services, to meet the increased complex and dual care needs of 
people placed by the Council or the Croydon Care Commissioning Group. 

4.40 The National Planning Policy Framework (paragraph 50) states that local planning 
authorities should plan for a mix of housing based on current and future demographic 
trends, market trends and the needs of different groups in the community.  

4.41 In accordance with the London Plan, the need for this type of accommodation has 
been identified taking into account the indicative requirement benchmarks set out in 
Annex A5: Specialist Housing for Older People. 

Policy DM2: Residential care and nursing homes 

DM2.1 Planning permission for new residential care or nursing homes will only be 
granted if there is a need for the particular services provided by the home in supporting 
with the care of residents of Croydon. 

DM2.2 Proposals for supported living and sheltered accommodation will generally be 
supported in the borough in accordance with the London Plan, Annex A5, Specialist 
Housing for Older People. 

DM2.3 This policy does not apply to accommodation for children (under the age of 
eighteen). 

How the policy works 

4.42 Where there is an identified demand for residential care and nursing home bed 
spaces, the Council will support provision of this type of housing. This policy seeks to 
meet this need, however does not support an over-provision of care and nursing home 
bed spaces. This is the preferred approach as set out in the care home forecast. 

4.43 The Care Act 2014 places a duty on all local authorities to meet the need for 
residential care and nursing home bed spaces within their own area. The policy accords 
with Annex A5: Specialist Housing for Older People of the London Plan. 

4.44 According to Croydon’s Market Position Statement there are ample care and 
nursing home bed spaces within the borough to satisfy demand up to 2031. The policy 
therefore seeks to address the current over-provision and supply this type of 
accommodation only where there is an identified need.  

4.45 Croydon’s Market Position Statement will be used to assess applications for new 
residential care and nursing homes to determine whether there is a need. 
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4.46 It is considered preferable that people within the borough that require care are 
cared for within their community, close to their networks of friends and family. 

Key supporting documents 

 

 

 


