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Agenda

и Introductions from Campbell Tickell, Abbeyfield Living Society and Charity Bank

иPart 1 - Supply: How can we increase the supply and number of providers 

engaged in the delivery of new affordable older persons housing and protect 

existing stock?

иPart 2 - Partners for delivery: How can we engage the Government and other 

stakeholders most effectively to deliver what is needed?

иPart 3 - The next steps: What levers can jump start the delivery process?

иClose
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Guidelines

ÅWe will be recording the webinar and it will be made available soon after the event 
along with a PDF of the slide pack.

ÅYou can ŜƴŀōƭŜ ΨŎŀǇǘƛƻƴǎΩ for yourself if you would like to follow with subtitles The 
chat function is turned off. 

ÅPlease use the Q&A function and we will monitor as we go along: You are able to 
ΨƭƛƪŜΩ κǳǇǾƻǘŜ ǎƻƳŜƻƴŜ ŜƭǎŜΩǎ ǉǳŜǎǘƛƻƴΣ ǿƘƛŎƘ ǿƛƭƭ ƛƴŘƛŎŀǘŜ ǘƻ ǳǎ ƛŦ ƛǘΩǎ ŀ ǇƻǇǳƭŀǊ 
question. You are also able to comment ƻƴ ǎƻƳŜƻƴŜΩǎ ǉǳŜǎǘƛƻƴǎΦ 

ÅParticipants should be on mute and there is no video function for attendees, 
however you should be able to see all of us. 

ÅWe will do our best to answer all your questions, but this may not be possible within 
the time limit. 

ÅAt the end, please take a few minutes to complete the feedback survey 

318 March 2025
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The Future of Older 
tŜƻǇƭŜΩǎ IƻǳǎƛƴƎ
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About Us
We exist to support, strengthen and 

grow social sector organisations

ÅThe loans and savings bank for charities, 
social enterprises and people who want to 
make the world a better place

ÅOur vision is for a society that fosters 
vibrant communities and a healthy planet, 
giving every individual the opportunity to 
thrive

ÅOver 1,100 loans made for over £400 
million since our inception

Å100% owned by charities and social 
purpose investors
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Owned by the social sector, for the social sector

IGEN TRUSTTHE HELP FOR ALL 
TRUST

THE PHILLIPS FUND RBS SOCIAL & 
COMMUNITY 

CAPITAL



Your bankfor good.

Lawrence Sheriff Almshouses

ά²Ŝ ƴŜŜŘŜŘ ŀ ƭƻŀƴ ǘƻ ŎƻƳǇƭŜǘŜƭȅ 
remodel our almshouse properties, 
including fitting them with solar panels, 
new kitchens, wet rooms, central 
heating, double glazing and better 
ƛƴǎǳƭŀǘƛƻƴΦέ 

ά/ƘŀǊƛǘȅ .ŀƴƪ ǳƴŘŜǊǎǘŀƴŘ ǘƘŜƛǊ ŎǳǎǘƻƳŜǊ 
base and what almshouses are about, 
ǿƘƛŎƘ ƘŜƭǇǎΦ ¸ƻǳ ǿƻǳƭŘƴΩǘ ǳǎǳŀƭƭȅ ƎŜǘ 
ǎƻƳŜƻƴŜ ƻŦ /ŀǊƻƭȅƴΩǎ ƭŜǾŜƭ ŎƻƳƛƴƎ ƻǳǘ ǘƻ 
meet you. With Charity Bank, you can 
actually have that relationship and talk to 
ǇŜƻǇƭŜ ǇǊƻǇŜǊƭȅΦέ

Jerry Roodhouse, Trustee

Sutton Housing Society

άCharity Bank is different to other banks. 
Lǘ ŘƻŜǎƴΩǘ ŦŜŜƭ ƭƛƪŜ ǘƘŜȅΩǊŜ ǘƘŜ ƭŜƴŘŜǊ ŀƴŘ 
ǿŜΩǊŜ ǘƘŜ ōƻǊǊƻǿŜǊΤ ƛǘ ŦŜŜƭǎ ƭƛƪŜ ǿŜΩǊŜ ƛƴ 
ǘƘƛǎ ǘƻƎŜǘƘŜǊΦ LǘΩǎ ŀ ŎƻƭƭŀōƻǊŀǘƛǾŜ 
ǊŜƭŀǘƛƻƴǎƘƛǇΣ ŀƴŘ ǘƘŜȅΩǊŜ ǾŜǊȅ 
ǎǳǇǇƻǊǘƛǾŜΦέ

άDŜƴǳƛƴŜƭȅΣ ƛŦ ǿŜ ŎƻǳƭŘ ōƻǊǊƻǿ ŀƭƭ ǘƘŜ 
money we needed from Charity Bank, we 
ǿƻǳƭŘƴΩǘ ǘŀƭƪ ǘƻ ƻǘƘŜǊ ƭŜƴŘŜǊǎΦέ

άLǘΩǎ ƴƻǘ ŀōƻǳǘ ƴǳƳōŜǊǎ ƻƴ ŀ 
ǎǇǊŜŀŘǎƘŜŜǘΤ ƛǘΩǎ ŀōƻǳǘ ƎŜƴǳƛƴŜƭȅ 
ŎƘŀƴƎƛƴƎ ǇŜƻǇƭŜΩǎ ƭƛǾŜǎΦ !ƴŘ ǘƘŀǘΩǎ ǿƘȅ 
ƛǘΩǎ ǎƻ ƎǊŜŀǘ ǘƻ ǿƻǊƪ ǿƛǘƘ /ƘŀǊƛǘȅ .ŀƴƪΣ 
ōŜŎŀǳǎŜ ǘƘŜȅ ōŜƭƛŜǾŜ ǘƘŀǘ ǘƻƻΦέ 

Robin Roberts, Chief Executive

Abbeyfield South Downs

ά/ƘŀǊƛǘȅ .ŀƴƪ ǇǊƻǾŜŘ ƛǘǎŜƭŦ ǘƻ ōŜ ƘŜŀŘ ŀƴŘ 
shoulders above the rest from the very first 
meeting. The expertise of our regional 
manager, Adam Ruffinato, was immediately 
clear and he offered us invaluable guidance 
on the spot. Ever since, he has continued to 
be incredibly helpful and supportive, always 
talking sense and doing what he can to 
ƳŀƪŜ ǘƘƛƴƎǎ ŜŀǎƛŜǊ ŦƻǊ ǳǎΦέ

άbƻǘ ƻƴƭȅ ŘƛŘ /ƘŀǊƛǘȅ .ŀƴƪ Ǉǳǘ ǳǇ ǘƘŜ ƛƴƛǘƛŀƭ 
loan, and not only were they fantastic to 
deal with, they also went off and found the 
rest of the money we needed. Charity Bank 
ŀōǎƻƭǳǘŜƭȅ ǎŀǾŜŘ ǘƘŜ ŘŀȅΦέ

Nolan Taylor, Chief Executive



Your bankfor good.

Abbeyfield Buckland Monachorum

άWe needed to have the loan approved 
before we could get the Homes England 
grant approved. We wanted to move 
quickly, as the fear was the quote we had 
for our preferred contractor would soon 
go up, due to wage rises, inflation and so 
on. Charity Bank was very responsive, 
which meant that we could tell Homes 
9ƴƎƭŀƴŘΣ Ψ¸ŜǎΣ ǿŜΩǾŜ Ǝƻǘ ǘƘŜ ƭƻŀƴ ŦǳƴŘƛƴƎ 
ŀƎǊŜŜŘΦΩ .ȅ ǘƘŜ ŜƴŘ ƻŦ WŀƴǳŀǊȅΣ ǿŜ ƪƴŜǿ 
we had all our funding in place and by 
March, we had circa £480k of the grant 
funding in place which also helped with 
ŘŜǾŜƭƻǇƳŜƴǘ ŎŀǎƘ ŦƭƻǿΦέ

Nicholas Maxwell, Treasurer

Abbeyfield The Dales

ά.ǳȅƛƴƎ CŜǊƴ IƻǳǎŜ Ƙŀǎ ƎƛǾŜƴ ǳǎ 
ƎǊŜŀǘŜǊ ŀǳǘƻƴƻƳȅΦ ²ŜΩǊŜ ŀōƭŜ ǘƻ ƳŀƪŜ 
decisions much quicker and have a 
direct relationship with our residents 
without being answerable to The 
Abbeyfield Society. I see the loan as a 
springboard for longer term 
improvements and growth for 
!ōōŜȅŦƛŜƭŘ ¢ƘŜ 5ŀƭŜǎΦέ 

ά/ƘŀǊƛǘȅ .ŀƴƪ ŀƭƛƎƴǎ ǿƛǘƘ ƻǳǊ ǾŀƭǳŜǎΣ 
clearly understands the charity sector 
ŀƴŘ ǘƻƻƪ ǘƛƳŜ ǘƻ ƎŜǘ ǘƻ ƪƴƻǿ ǳǎΦέ

Philip Birkinshaw, Chief Executive

Norwich Housing Society

ά²ŜΩǾŜ ŀŎǉǳƛǊŜŘ мп ƻƴŜ-bedroom retirement 
flats. We got a very good deal on the 
properties ς £100,000 per flat so £1.4 million 
ŀƭǘƻƎŜǘƘŜǊΦ ¢ƘŜȅΩǊŜ ōǊŀƴŘ-new, fully 
accessible, and have solar panels, water-
ŜŦŦƛŎƛŜƴǘ ǎŀƴƛǘŀǊȅǿŀǊŜ ŀƴŘ ǎƻ ƻƴΦέ

ά/ƘŀǊƛǘȅ .ŀƴƪΩǎ ǇǊƻŎŜǎǎ ǿŀǎ ǘƘŜ ǎƳƻƻǘƘŜǎǘ 
and most straightforward.

ά¢ƘŜ ŎƻƳƳǳƴƛŎŀǘƛƻƴ ƛǎ ǾŜǊȅ ƎƻƻŘΤ ǘƘŜȅΩǊŜ 
ǾŜǊȅ ǊŜǎǇƻƴǎƛǾŜΣ ǾŜǊȅ ǇǊƻŀŎǘƛǾŜΦ !ƴŘ ǘƘŀǘΩǎ 
everyone from the Director of Lending, 
Carolyn Sims, through to the staff I worked 
ǿƛǘƘ ǘƻ ƎŜǘ ǘƘŜ ƭƻŀƴ ŀǳǘƘƻǊƛǎŜŘΦέ

John Newstead, CEO
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A committed partner

A social sector specialist

Loans tailored to you

Patient and supportive

What makes Charity Bank different?
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Carolyn Sims
Director of Lending

T: 07795 485541

E: csims@charitybank.org



Supported by:

Part 1: Supply

Å Professor Julienne Meyer CBE, Chair, Older Peoples Taskforce (2023-2024)
Å Miranda Foster, Head of Affordable Housing Programmes and Products, Homes England
Å Suzanna Young, Policy Leader, National Housing Federation
Å Juliet Duke, Service Manager Older People, Extra Care and Mandy Sawyer, Head of Housing 

and Neighhourhood Services, Leeds City Council
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Older Peopleôs Taskforce

Prof Julienne Meyer CBE, Chair of OPHTF (2023-2024)

18 March 2025



How we approached our task

Site visits (n=36), Call for evidence (n=178), Surveys (n=5), conversations (n=>100 key industry 

leaders), Roundtables (n=15)

Research

Å Basis Social - seven face-to-face focus groups - adults aged 55+ living across different parts of 

England, and according to a range of demographic characteristics. 

Å Kantar Public ς desktop research - consumer demand, affordability, stimulating supply, and 

uptake of various OPH models.

Å Strategic Planning Research Unit - analysed over 2,210 OPH planning applications 

(understanding of the patterns and trends in success or otherwise)



The state of older peopleôs housing in England today

The vast majority ofover 65s- 

more than nine out of ten - 

currently live in mainstream 

housing ς risk individual health 

benefits of OPH & potential to 

save costs due to avoidable 

hospital admissions.

Only 12% of older people had 
level access at the entrance of 
their building; less than half a 
bathroom on the entry level of 
their home.

Around 0.6% live in Housing with 
Care in the UK ς a tenth of the 
proportion in more mature 
markets such as the USA, Australia 
and New Zealand.

Older people are unaware of the 

options available to them and 

ŀŘƳƛǘ ǘƻ ΨōǳǊȅƛƴƎ ǘƘŜƛǊ ƘŜŀŘǎΩ ŀǎ ǘƻ 

their future housing needs.

Our older population is growing 
and becoming more diverse.  
hǾŜǊ срΩǎ ŀǊŜ муΦс҈ ƻŦ ƻǳǊ ǇƻǇΩƴ 
(up 2% points in ten years) with 
8% born outside the UK. 

Nearly 9 in 10 people aged 65-79 
live in under-occupied housing, 
with over 50% living in homes with 
two or more excess bedrooms

We need an estimated 30-50,000 
new later living homes per annum 
to meet this growth ς but only 
build around 7,000 a year

New research by the Taskforce 
shows current private leasehold 
OPH options are unaffordable for 
the majority of English households 
aged 75 years and over. 



Recommendations

Our full report dedicates a chapter to each of the following recommendations.  We set out detailed actions under each ïactions 

for Government, the Industry and Local Systems ï with the evidence and stakeholder insight underpinning them.  

Standardise definitions 
of OPH/LLH 

(Chapter 1) ï Because to enable 
partnership working across the 
private and public sectors and to 
build public understanding of 
whatôs available, we need to be 
speaking the same language.

Incentivise a wide range 
of OPH/LLH options 

(Chapter 2) ï Because older 
people in the UK are not a 
homogenous group.  They are 
highly diverse in their needs, 
wishes, backgrounds and 
identities.  Meaningful choice 
must be available and accessible 
to all.

Establish a national 
information platform and 

local hubs 

(Chapter 7) ï Because for people 
to take up options they must first 
understand what they offer, what 
would best meet their needs, the 
health benefits and how to take 
them up.  Accurate and trusted 
sources are vital.

Build consumer 
confidence 

(Chapter 8) ï Because to 
increase demand we need to 
build consumer trust and 
confidence in a range of OPH 
tenures; and to increase supply 
we need to provide regulatory 
clarity for investors, developers 
and operators. A new regulated 
Tenure would enable protection 
and incentive, if designed well.

Create collective 
leadership to drive 

change 

(Chapter 10) ï Because to 
achieve a step change, we need 
to inspire and empower ambitious 
action, from the top of 
Government and outwards to 
communities and families.  We 
need to fully integrate housing, 
health & social care at all levels of 
the system  

Expand OPH/LLH at 
scale and ensure it is 

affordable to live in, and 
viable to finance, build 

and operate

(Chapter 5) ï Because to 
increase supply, we need to 
create greater incentives for 
private investment, including 
capital support; thereby enabling 
a more affordable ólow to middle 
affluence marketô. 

Ensure more housing is 
designed for later life 

(Chapter 3) ï Because we need 
to optimise the design of all forms 
of OPH, to improve the 
accessibility of new build 
mainstream housing, and make 
existing mainstream housing 
more suitable for older people.

Create age-friendly, 
dementia-inclusive, faith 

and culture-sensitive 
communities 

(Chapter 4) ï Because the 
community beyond the front door 
- the built environment, local 
infrastructure, communities and 
mutual support - enables people 
to live independently and well. 

Strengthen planning 
policies 

(Chapter 6) ï Because national 
and local planning policy and 
practice can incentivise and 
accelerate the development of 
new specialised housing; and 
help shape mainstream housing 
and the built environment to be 
more age-friendly.

Enhance innovation, 
research and 
professional  
development

(Chapter 9) ï Because there are 
gaps in our knowledge of older 
peopleôs needs and what works to 
meet them.  A strategic approach 
is needed to generate and embed 
the greatest value from private 
and publicly funded research, 
with an increase in funding for the 
latter.



Think 

housing

Address 

ageing

Promote 

wellbeing

Create 

inclusive 

communities

The OPHT report recommended 
that professionals within the 
Health & Social Care sectors 
need to think housing. 
Incorporate housing in broader 
DHSC policies

Housing and Place-making should be 
designed to meet the needs of a genuinely 
ageing population. Delivery of homes for 
younger families is helpful but freeing up 
under occupied homes would be be 
significantly more beneficial if more age-
appropriate homes are delivered.

Housing and public realm 
must support both physical 
and mental health. Principles 
of activity should specifically 
aim to connect the 
community and minimise 
social isolation.

Foster communities that are 
accessible, inclusive and supportive. 
New settlements, urban extensions 
and urban mixed-use developments 
should foster principles of inclusivity 
outlined in Chapter 4 of the OPHT 
report.

Call for a Long-term Housing Strategy for an Ageing Population, that promotes all types 
of age-friendly, dementia-inclusive, faith and culture-sensitive homes/communities and 
calls the integration of housing, health and social care to enable its delivery. 
To achieve this, everyone needs to:



How OPHT report fits with Governmentôs Five Missions

1. Kickstart economic growth ς to drive growth, rebuild Britain for ageing population, support 
good jobs,unlock investment,and improve living standards across the country.

2. Make Britain a clean energy superpower through deliveringclean power by 2030and 
accelerating tonet zero ς modernising old homes & building new.

3. Take back our streets byhalving serious violent crime andraising confidence in the policeand 
criminal justice system to its highest levels ς safe, age-friendly & inclusive communities.

4. Break down barriers to opportunity byreforming our childcare and education systems,to 
make sure there is no class ceiling on the ambitions of our young people ς new jobs in 
Housing, Health & Social Care.

5. Build anNHS fit for the futurethat is there when people need it, where everyone lives well for 
longer ς connected communities would reduce cost for NHS and need for Social Care.
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Miranda Foster
Head of Affordable Housing Programmes and Products
Homes England
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Future of Older Peopleôs Housing 

How do we develop the housing needed?

18 March 2025

Suzannah Young, Policy Leader, National Housing Federation



Overview

ÅPolitical context.

ÅChallenges.

ÅPolicies needed to unlock supply.



Political Context



Political Context

ÅPlan for Change
Å1.5 million homes

ÅPlanning reforms

ÅUplifted AHP

ÅComprehensive Spending Review

ÅNew AHP

ÅNew Towns

ÅDevolution



Challenges



Challenges

ÅFinancial context

ÅDevelopment barriers

ÅRefurbishment barriers

https://www.housing.org.uk/resources/supported-and-older-peoples-housing-development-survey/


Policies Needed to Unlock Supply



Policies needed to unlock supply

ÅOlder peopleôs housing in 
the governmentôs long-term 
housing strategy

ÅPlanning targets

ÅGrant funding

ÅRents



suzannah.young@housing.org.uk
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Mandy Sawyer, Head of Housing and Neighhourhood Services
Juliet Duke, Service Manager Older People, Extra Care
Leeds City Council
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Unlocking the future of 

housing for Older People
Mandy Sawyer, Head of 

Housing & Neighbourhood 

Services and Juliet Duke, 
Service Manager, Extra Care



What have we done to meet need?
ŽHousing Strategy / Age Friendly Leeds Strategy priorities

ŽVision to deliver 1k extra care homes by 2028:
o Delivered 3 schemes via a partnership with specialist Housing Association

o Delivered 2 schemes in house, further scheme in development



What have we done to meet need?
ŽStrategic Option Appraisal of owned 'sheltered' stock ï 2013
ŽInvestment in remodelling schemes HRA funded ï 2016 -2019
ŽReview of our service offer and rebranding



Leeds Strategic Housing Market 
Assessment 2024

ŽAge projections 2022 -2040 ï over 65s ï increase by 21.7%, 
over 80s by 40.4%

ŽNeed for age related specialist housing outstrips supply:

o Currently 1585 extra care units, 2022 need for 2749 units 
and 2040 need for 3646 units

o Currently 10058 retirement housing units, 2022 need for 
12219, 2040 need for 16204 units

Ž43% of 65 -74 year -olds have a preference to live in sheltered 
housing and 18% in Extra Care housing (all tenures)

Ž45% of older people planning to move would like a home with 
fewer bedrooms

Ž15.3% of households need facilities on one floor

Ž24% of those aged 85+ live in adapted homes



What are we planning next?

ŽWe want to do more!  But the conditions need to be 
right
ŽAwaiting details of future Affordable Housing 

Programme beyond 2026/27 ï seeking:
ÁLonger term investment plan / simplified programme
ÁFocus on social rent
ÁLong term rent settlement with return to rent 

convergence
ÁSupport for regeneration of existing homes
ÁResources to meet housing targets
ÁPlanning reform

ŽDefining priorities for affordable housing development
ŽConsultation on updated Leeds Local Plan ï in response 

to SHMA
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Q&A

18 March 2025 34

Your questions and comments
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Part 2: Partners for delivery

Å Bruce Moore, CEO, Housing 21
Å Paul Tennant, CEO, Abbeyfield Living Society
Å Christine Candlish, Acting Director of Living Plus, Places for People



How do we make the case for 
more specialist provision?

Bruce Moore 
Chief Executive - Housing 21



Ageing population



Research, plans, strategies and propositions



Spectrum of provision



Two services



Too thin and too small



Homes England position



Housing 21 position
ÅSOAHP - 986 of the 4,401 Older People CME Units 22.4%
ÅAHP - 202 of the 870 Older People CME Units 23.2%
ÅннΦр҈ ƻŦ ŀƭƭ hƭŘŜǊ tŜƻǇƭŜΩǎ tǊƻǾƛǎƛƻƴ

ÅCurrently on site with 19 new developments (940 
properties) and still maintaining a pipeline of new proposals

Key:

Å SOAHP (Shared Ownership and Affordable Homes Programme) (2016-2021)

Å AHP (Affordable Housing Programme 2021-2026)

Å CME (Continuous Market Engagement)



Building more of both



Plenty of challenges



What We Need



A Better Option than OPSO



Paul Tennant

Chief Executive Officer 


