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Executive Summary 

S1 Fordham Research was commissioned in July 2010 to undertake a study into the housing and support 

needs of older people (defined as those aged 55 and over, the qualification age for Council older 

person services), living in the Housing Market Area (HMA) of Taunton. The Taunton HMA includes the 

districts of Taunton Deane, Sedgemoor and West Somerset. These local authorities, together with 

South Somerset District Council, the Somerset NHS Trust and Somerset County Council have 

commissioned the following report and a parallel report for South Somerset as part of this study. 

Funding for this study was provided by the South West Improvement and Efficiency Programme 

(SWIEP). The study largely draws on primary household survey data collected for the 2008 sub-

regional Strategic Housing Market Assessment (SHMA) and uses feedback from six focus groups held 

in September 2010 with older people and service providers in Somerset. It is supported by available 

secondary data. 

S2 There are about 91,000 older people in the Taunton HMA: some 35.9% of the total population, larger 

than the regional and national average. The number of older people is expected to increase by 41.1% 

in the next 20 years, compared with an increase of 0.8% for non-older people. There are about 51,500 

older person only households in the Taunton HMA. The proportion of the population aged 55 and over 

is highest in West Somerset. Over 75% of older households are owner-occupiers.  

S3 The main difficulty reported by older households is ‘difficulty maintaining the home’. Just under a 

quarter of older households reported one or more age-related problem with their home (some 12,000 

households). Such reported problems increase with age, and are highest among those in rented 

accommodation. More than a quarter of older households reported a ‘support need’, most commonly 

for a physical disability. Social rented accommodation contains a higher proportion of older persons 

reporting a support need, and the likelihood of having a support need increases with age. Older person 

households with a support need are unlikely to contain a carer. 

S4 In terms of supply to meet these needs, there is a stock of 2,827 specialist affordable housing units for 

older people across the Taunton HMA. Taunton Deane has the largest capacity and West Somerset 

the lowest. Most of the specialist older person accommodation in the Taunton HMA is rented.  

S5 We carried out a short-term calculation of the net need for affordable specialised accommodation over 

the next two years. This suggested an unmet need for some 35 extra units per annum. We also carried 

out a five-year calculation which suggested a net unmet need of 43 units per annum. District level need 

calculations found a substantial need for specialist units in Sedgemoor (a need for 56 units per annum 

over the next five years) and a large surplus of such housing in West Somerset (a surplus of 17 units 

per annum over the next five years). The types of household involved were older ones: typically 

headed by someone over 74. There was a preference for downsizing (in terms of the number of 

bedrooms) and for sheltered housing with a warden. 
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S6 For households who would prefer to stay in their homes, over half (60%) of those who needed 

adaptations to do so actually had them. The most commonly required adaptations were a downstairs 

toilet and handrails. Many older person households with support needs required further adaptations 

such as a low level shower. Few older person households (around a fifth) used a support service. 

Households over 85, social renting households and those headed by a female were most likely to use 

such services. 

S7 We examined the scope for equity release (cashing in some of the value of the home). Since three 

quarters of older people in the Taunton HMA are home owners this is a reasonable option to examine. 

Equity release schemes have a somewhat chequered history, but seem likely to become important in 

future. We looked at all older households over 55, and those of pensionable age. The latter, not 

surprisingly, showed a lower income profile. We divided the sample into those with more and less than 

£10k of savings, since that is the threshold for Pensioner Credit. Slightly less than a fifth of the lower 

savings group had less than £100k of equity. They are clearly the most hard pressed group. Over a 

third of the low savings group had more than £200k of equity and the average had £100-200k.  

S8 The higher savings group had very much more savings than the lower savings group. They also had 

much higher incomes and although the largest equity group considered was £100-200k, over half of 

the households had more than £200k of equity. There is clearly a lot of scope, and probably a lot of 

need, for equity release in the Taunton HMA.  

S9 In terms of implications for policy, the net need figures above show significant variation across the 

Taunton HMA. It was therefore suggested that a joint approach across the local Councils working 

within the Taunton HMA would be a cost-efficient method for meeting this need, for example, by 

allowing the need in Sedgemoor to be somewhat met by the surplus in West Somerset. The 

respondents mainly indicated a desire for owner-occupation and so solutions other than the traditional 

rental model may be worth considering: e.g. shared ownership, which also ties in with the equity 

release points above. Equity release can be used to purchase a share in the ownership of a suitably 

designed private home. Sheltered housing with and without a warden was the most common 

preference of those who felt that they required specialist accommodation. 

S10 Estimates from Projecting Older People Population Information System (POPPI) suggest that some 

4,300 people over 65 have dementia in the Taunton HMA which is forecast to increase by over 40% by 

2030. They also estimate that the number of people over 65 with mobility problems and a limiting long-

term illness will also increase by over 40%. This raises the issue of more specialised accommodation 

for which there is likely to be a significant net need. The data available here does not permit this to be 

explored further.  
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S11 For those who do not require such specialised accommodation, it seems clear that more adaptations 

and support services would assist older households to remain independent for longer. There is a 

substantial shortage in the level of provision.  Again some could be funded through the equity release 

route, though not for the 15% of older households in social rented accommodation and 7% in private 

rented accommodation. 

S12 It was evident from the focus groups that many older people were unsure of the services available to 

them and how they could be accessed. If programmes that provide support to older people in the 

Taunton HMA intend to maximise their impact, a far-reaching communications strategy is required. 

S13 This study has cast considerable light on the situation of older persons in the Taunton HMA. There is a 

substantial unmet demand for adaptations and services to enable people to remain in their homes. 

Also, in some areas there is a shortage of specialised accommodation for older people who are not 

able to live independently. Part of the solution could be found through equity release and part through 

innovative private sector solutions. But there is still a net need for publicly provided adaptations, 

services and accommodation. 
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1. Introduction 

Scope of the report 

1.1 Fordham Research was commissioned in July 2010 to undertake a study into the housing and support 

needs of older people (defined as those aged 55 and over, the qualification age for Council older 

person services), living in the Housing Market Area (HMA) of Taunton. The Taunton HMA includes the 

districts of Taunton Deane, Sedgemoor and West Somerset (a map showing these areas can be found 

in Appendix A2). These local authorities, together with South Somerset District Council, the Somerset 

NHS Trust and Somerset County Council have commissioned this report and a parallel report for 

South Somerset as part of this study. Funding for this study was provided by the South West 

Improvement and Efficiency Programme (SWIEP). 

1.2 This research complements local and national policy emphasis on: 

• Establishing the housing and housing-related support needs of older people 

• Housing, health and social care services to provide a joint response to their needs 

• Ensuring that older people have the ability to live as independently as possible whether in their 

own home or through alternative provisions 

 

1.3 The purpose of this research is to provide the Councils with a robust evidence base with which to 

inform their strategies and allocation of resources. 

Format of the report 

1.4 The report chiefly uses the Somerset Strategic Housing Market Assessment (SHMA) household survey 

database supplemented with as much secondary data as we could obtain (on supply of housing for 

example), to illuminate the problems and issues faced by older people in the Taunton HMA. It also 

uses feedback from six focus groups held with older people and service providers in September 2010 

to add more in-depth information to some issues. 

1.5 The report analyses the characteristics of the older population in the Taunton HMA and the types of 

problems and remedies available for them. There are still some gaps in the analysis but the available 

information allows a fairly comprehensive picture to be drawn. 
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1.6 This report draws on a number of sources of information including data from a household survey 

carried out in 2008 for the Somerset SHMA, focus groups with older people and service providers in 

Somerset, information from the Councils regarding current provision of specialist accommodation for 

older people in the Taunton HMA and secondary data on the population of older people within the 

Taunton HMA. One of the report’s key outputs is an assessment of need for older persons’ specialist 

accommodation. 

Focus groups 

1.7 In September 2010 we held six focus groups; two with service providers working in Somerset 

(including providers working for local Councils), two with ‘younger’ older people living in Somerset 

(aged between 55 and 74) and two with ‘older’ older people living in Somerset (aged 75 upwards). In 

total 12 service providers and 33 older people took part. The aim of the focus groups was not to 

access a representative sample of Somerset’s older people from which statistically robust findings 

could be drawn. Rather, the intention was to hold focus groups with participants from across the 

County in a broad range of living circumstances and explore their experiences and views in depth. The 

recruitment of the participants was undertaken by the Somerset local authorities. 

1.8 Participants in the focus groups were based in the Taunton HMA and also South Somerset. Feedback 

from these participants has been analysed together to increase the breadth of the responses. 

Therefore some of the references to focus group feedback in this report may have come from 

participants based outside of the Taunton HMA, however we feel that all of the issues discussed in the 

focus groups and mentioned in this report would apply across Somerset County. 

1.9 Feedback from the focus groups is refereed to throughout the report to provide more in-depth 

information on the experiences of older people and service providers in Somerset. Verbatim comments 

are used from participants in the report to illustrate the synthesis and analysis of views rather than as a 

description. The quotations provide a summary of particular perceptions, but do not necessarily 

represent the views of all those taking part. 
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2. Older person population and household 

composition  

Introduction 

2.1 This chapter aims to provide contextual information on the older person population in the Taunton 

HMA. Initially the current and predicted future demography of the older person population, based on 

data from the Office for National Statistics (ONS), is analysed. It then considers the location and 

housing profile of older person only households based on data from a household survey carried out in 

2008 for the Somerset SHMA.  

2.2 Before this analysis is presented, the following section briefly introduces the SHMA household survey 

data which is used for much of the analysis in this report. 

SHMA household survey data 

2.3 The main data source used for the Somerset SHMA (Fordham Research, 2008) was a household 

survey conducted using postal questionnaires. In total 7,475 postal questionnaires were returned from 

households across Somerset, 5,657 of which were from the Taunton HMA. The data was weighted by 

a number of factors including tenure, area, number of people in the household and type (composition) 

of household, in order to be representative of the population of the area as a whole. The data was 

grossed up to the estimated total number of households living in the Taunton HMA at the time of the 

survey (114,100 households). 

2.4 Some 2,981 responses (52.7% of the sample) were received from older person only households, 

representing 51,416 older person only households across the Taunton HMA as a whole. ‘Older person 

only’ households are those which are comprised only of people aged 55 and over. For brevity, these 

households are sometimes referred to as ‘older person’ households. 

2.5 Some care should be taken when viewing the results relating to older person only households at a 

lower level than district-wide e.g. ward-level, as the findings at this level are subject to a greater degree 

of error. 
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Size of the older person population 

2.6 According to the latest mid-year population estimates from ONS, there were 91,900 older people in the 

Taunton HMA in 2009. Older people make up 35.9% of the total population in Taunton HMA which is 

larger than both the regional figure of 32.4% and national figure of 28.0%. This trend persists across 

the age groups of older people. Across the districts within the Taunton HMA, Sedgemoor and Taunton 

Deane each contain more than double the number of older people than West Somerset. However, 

West Somerset has the highest amount of older people as a proportion of the entire population by a 

notable margin; this is the case across all the age groups of older people. 

Table 2.1 Older person population by age group (thousands) 2009 

Taunton HMA South West England 
Age group 

Count % Count % Count % 

55-64  36.7 14.3% 685.1 13.1% 6092.7 11.8% 

65-74  27.8 10.9% 511.9 9.8% 4380 8.5% 

75-84  19 7.4% 348.5 6.7% 2891.6 5.6% 

85+  8.4 3.3% 151.4 2.9% 1162.9 2.2% 

Total older persons  91.9 35.9% 1696.9 32.4% 14527.2 28.0% 

Total non-older persons 164.3 64.1% 3534.3 67.6% 37282.5 72.0% 

Total 256.2 100.0% 5231.2 100.0% 51809.7 100.0% 

Source: ONS mid-year estimates 2009 

 

Table 2.2 Older person population by age group (thousands) 2009 – by district 

Sedgemoor Taunton Deane West Somerset 
Age group 

Count % Count % Count % 

55-64  16.3 14.5% 14.4 13.2% 6.0 16.9% 

65-74  12.1 10.8% 10.5 9.7% 5.2 14.7% 

75-84  7.8 7.0% 7.8 7.2% 3.4 9.6% 

85+  3.2 2.9% 3.5 3.2% 1.7 4.8% 

Total older persons  39.4 35.1% 36.2 33.3% 16.3 46.0% 

Total non-older persons 72.7 64.9% 72.5 66.7% 19.1 54.0% 

Total 112.1 100.0% 108.7 100.0% 35.4 100.0% 

Source: ONS mid-year estimates 2009 
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2.7 In terms of the estimated future population, the latest projections from ONS (2008-based) suggest that 

the older person population in the Taunton HMA will increase over the next 20 years, to comprise 

44.1% of all people in the HMA in 2030. The figure below shows that the older person population is 

expected to increase by 41.1% over the next 20 years, whilst the population of non-older people will 

increase by only 0.8%. The ‘older’ older person age groups are expected to record the greatest 

increase, with the number of people aged 85+ predicted to more than double.  It is important to bear in 

mind that this increase is from a relatively low base (8,700 people in 2010), and that despite the large 

increase, this group (people aged 85+) will represent only 6% of the total population in the Taunton 

HMA in 2030. 

Table 2.3 Older person population in Taunton HMA- increase by age group 2010-2030 

(thousands) 

2010 2015 2020 2025 2030 
Age group 

Count % Count % Count % Count % Count % 

55-64  36.9 14.2% 36.3 13.5% 40.2 14.4% 43.5 15.0% 41.1 13.7% 

65-74  28.7 11.1% 34.8 13.0% 36.9 13.3% 36.6 12.7% 40.8 13.6% 

75-84  19.3 7.4% 20.9 7.8% 24.2 8.7% 29.9 10.3% 32.1 10.7% 

85+  8.7 3.4% 10.4 3.9% 11.9 4.3% 14.7 5.1% 18.1 6.0% 

Total older persons  93.6 36.1% 102.4 38.2% 113.2 40.7% 124.7 43.1% 132.1 44.1% 

Total non-older persons 166.0 63.9% 165.8 61.8% 165.2 59.3% 164.6 56.9% 167.4 55.9% 

Total 259.6 100% 268.2 100% 278.4 100% 289.3 100% 299.5 100% 

Source: ONS 2008-based population projections 

 

Figure 2.1 Forecast population increase in the Taunton HMA, 2010 – 2030 
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Source: ONS 2008-based population projections 
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2.8 The table below shows that the increasing older person population in the Taunton HMA exceeds 

regional and national trends by a notable margin. Further analysis shows that this growth will be 

focused on the ‘older’ older person age groups, whilst the increase in the 55-64 age group in the 

Taunton HMA is smaller than expected in the region and England as a whole. Within the Taunton HMA 

the largest older population increases are expected to be found in Sedgemoor and Taunton Deane. In 

West Somerset the proportional increase in the older person population is the same as the expected 

figure for England, however, the population of non-older people is expected to fall by 10.6% and hence 

the proportion of older people in the total population would increase significantly by 2030. 

Table 2.4 Older person population - increase by age group 2010-2030 (thousands) 

Taunton HMA South West England 

Age group 
2010 2030 change 2010 2030 change 2010 2030 change 

55-64  36.9 41.1 11.4% 684.5 766.6 12.0% 6,079.3 6,964.6 14.6% 

65-74  28.7 40.8 42.2% 529.0 730.2 38.0% 4,472.0 6,112.7 36.7% 

75-84  19.3 32.1 66.3% 352.2 561.9 59.5% 2,920.0 4,426.4 51.6% 

85+  8.7 18.1 108.0% 156.1 317.2 103.2% 1,193.0 2,399.2 101.1% 

Total older persons  93.6 132.1 41.1% 1,721.8 2,375.9 38.0% 14,664.3 19,902.9 35.7% 

Total non-older persons 166.0 167.4 0.8% 3,574.8 3,824.1 7.0% 37,533.9 39,835.4 6.1% 

Total 259.6 299.5 15.4% 5,296.6 6,200.0 17.1% 52,198.2 59,738.3 14.4% 

Source: ONS 2008-based population projections 

 

Table 2.5 Older person population - increase by age group 2010-2030 – by district 

(thousands) 

Sedgemoor Taunton Deane West Somerset 
Age group 

2010 2030 change 2010 2030 change 2010 2030 change 

55-64  16.4 18.9 15.2% 14.4 15.9 10.4% 6.1 6.3 3.3% 

65-74  12.5 18.2 45.6% 10.8 15.4 42.6% 5.4 7.2 33.3% 

75-84  7.9 13.7 73.4% 7.9 12.7 60.8% 3.5 5.7 62.9% 

85+  3.3 7.0 112.1% 3.6 7.5 108.3% 1.8 3.6 100.0% 

Total older persons  40.1 57.8 44.1% 36.7 51.5 40.3% 16.8 22.8 35.7% 

Total non-older persons 73.9 75.9 2.7% 73.2 74.6 1.9% 18.9 16.9 -10.6% 

Total 114.0 133.7 17.3% 109.9 126.1 14.7% 35.7 39.7 11.2% 

Source: ONS 2008-based population projections 
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Figure 2.2 Forecast population increase in the Taunton HMA, 2010 – 2030, by district 
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Source: ONS 2008-based population projections 

 

2.9 Data from the 2008 SHMA household survey can be used to estimate the number of older person only 

households. The table below shows that there are 51,416 such households in the Taunton HMA, 

representing 45.1% of all households (114,100). The largest proportion of older person only 

households (over a third) are headed by someone aged between 55 and 64 years old. 

Table 2.6 Older person only households in the Taunton HMA (2008) 

Sedgemoor Taunton Deane West Somerset Taunton HMA 
Age group* 

Count % Count % Count % Count % 

55-64  8,433 39.7% 7,914 37.5% 3,333 36.9% 19,680 38.3% 

65-74  5,902 27.8% 5,732 27.2% 2,400 26.5% 14,033 27.3% 

75-84  5,141 24.2% 5,405 25.6% 2,342 25.9% 12,888 25.1% 

85+  1,789 8.4% 2,058 9.8% 968 10.7% 4,815 9.4% 

Total 21,265 100% 21,109 100% 9,042 100% 51,416 100% 

Source: Somerset SHMA household survey, Fordham Research 2008 

*Denotes age of household head 
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Ethnicity of older person households 

2.10 The 2001 Census indicates that the proportion of the older person population in a Black or Minority 

Ethnic (BME) (non-White) group in the Taunton HMA is quite low by national and regional standards at 

just 0.5%, compared to 0.8% in the region and 3.7% nationally. The proportion of BME groups tends to 

be lower in older person groups e.g. BME groups make up 1.3% of the overall population of the 

Taunton HMA. ONS have produced some estimates of the changes in population by ethnicity to 2007, 

although these are classed as experimental statistics and are not separated into age groups. The table 

below shows the ethnicity of the older population according to the 2001 Census. After White British the 

next largest group is White Other followed by Asian or Asian British at 0.2%. 

Table 2.7 Older person population by ethnicity 

Ethnicity Taunton HMA South West England 

White British 97.8% 96.8% 92.4% 

White Other 1.7% 2.4% 3.9% 

Mixed 0.1% 0.2% 0.3% 

Asian or Asian British 0.2% 0.3% 2.0% 

Black or Black British 0.1% 0.3% 1.1% 

Chinese or other ethnic group 0.1% 0.1% 0.3% 

Source: ONS Census 2001 

Location of older person households 

2.11 Despite only containing 17.6% of older person only households in the Taunton HMA, West Somerset 

contains the lowest overall number of households and has the highest proportion of older person only 

households within the District. The figures for Sedgemoor and Taunton Deane are similar to one 

another making up 41.4% and 41.1% of the older person households in the housing market area 

respectively. 

Table 2.8  Older person only households by district 

 Area 
No. of older 

person h’holds 
Total no. of 

h’holds in area 
% of older person 

h’holds in area 
As a % of all older 

person h’holds 

Sedgemoor 21,265 48,100 44.2% 41.4% 

Taunton Deane 21,109 49,600 42.6% 41.1% 

West Somerset 9,042 16,400 55.1% 17.6% 

Total 51,416 114,100 45.1% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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2.12 The table below shows the location of older person households across rural and urban areas. Whilst 

the urban area contains the highest overall number of households (and hence the highest number of 

older person only households), the town and village areas contain a higher proportion of older person 

only households (between 48% and 50%) and the urban area and hamlets have the lowest 

proportions.  

Table 2.9 Older person only households by area 

 Area 
No. of older 

person h’holds 
Total no. of 

h’holds in area 
% of older person 

h’holds in area 
As a % of all older 

person h’holds 

Urban 28,521 66,230 43.1% 55.5% 

Town and Fringe 7,785 16,153 48.2% 15.1% 

Village 10,836 21,832 49.6% 21.1% 

Hamlet 4,274 9,885 43.2% 8.3% 

Total 51,416 114,100 45.1% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

2.13 The wards of Burnham North, Burnham South and Cannington & Quantocks contain the largest 

number of older person households (more than 1,400 each). Tables A3.1, A3.2 and A3.3 in Appendix 

A3 show the number of older person households in each ward by district. The map below illustrates the 

number of older person households as a proportion of all households in each ward – North Curry, 

Berrow and Minehead South contain the highest proportion of older person households (more than 

64% in each case). It also shows that the wards with the lowest proportion of older person households 

tend to be in the more urban areas of central Taunton town and Bridgewater and that the majority of 

the wards along the coast line have a high proportion of older person households. 
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Figure 2.3 Percentage of older person only households by ward 

 

Source: Somerset SHMA household survey, Fordham Research 2008 

Current housing circumstances  

2.14 The following section considers older people’s current housing circumstances, principally based on 

data from the SHMA.  

Household composition 

2.15 The table below shows the household size (number of people) of older person households (broken 

down by the age of the head of household) compared to other households and total households. More 

than half of older person households are single person households, with single person households 

increasingly common in the older age bands. The remaining older person households are almost 

exclusively comprised of two persons, and none contained more than three persons. Further analysis 

suggests that almost all (99.0%) of two-person older households were married/cohabiting couples.   
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Table 2.10 Household size by age group 

1 2 3 (or more) Total 
Age group 

Count % Count % Count % Count % 

55-64  8,480 43.1% 11,110 56.5% 90 0.5% 19,680 100.0% 

65-74  5,682 40.5% 8,293 59.1% 59 0.4% 14,034 100.0% 

75-84  7,861 61.0% 5,024 39.0% 0 0.0% 12,885 100.0% 

85+  3,836 79.7% 975 20.2% 5 0.1% 4,816 100.0% 

All OP h’holds 25,861 50.3% 25,402 49.4% 154 0.3% 51,416 100.0% 

Other h’holds 9,680 15.4% 17,545 28.0% 35,460 56.6% 62,685 100.0% 

Total 35,540 31.1% 42,947 37.6% 35,614 31.2% 114,100 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

Dwelling type 

2.16 The table below shows the type of properties inhabited by older person households (broken down by 

the age of the head of household) compared to other households and total households. Older person 

households are much more likely to live in a bungalow than other households. Over a quarter of all 

older person households resided in a bungalow, with households headed by someone over 75 more 

likely to do so than ‘younger’ older person households. Older person households were far less likely to 

live in terraced accommodation than other households.  

Table 2.11 Dwelling type by age group 

 Detached Semi-detached Terraced Bungalow Flat Total 

Age Count % Count % Count % Count % Count % Count % 

55-64  5,457 27.7% 4,225 21.5% 3,304 16.8% 3,851 19.6% 2,842 14.4% 19,679 100% 

65-74  3,568 25.4% 2,904 20.7% 2,136 15.2% 3,766 26.8% 1,660 11.8% 14,034 100% 

75-84  2,444 19.0% 2,398 18.6% 1,486 11.5% 4,483 34.8% 2,077 16.1% 12,888 100% 

85+  661 13.7% 693 14.4% 681 14.1% 1,928 40.0% 851 17.7% 4,814 100% 

All OP h’holds 12,130 23.6% 10,220 19.9% 7,607 14.8% 14,028 27.3% 7,430 14.5% 51,416 100% 

Other h’holds 15,791 25.2% 18,929 30.2% 16,424 26.2% 4,499 7.2% 7,040 11.2% 62,684 100% 

Total 27,922 24.5% 29,150 25.5% 24,031 21.1% 18,527 16.2% 14,470 12.7% 114,100 100% 

Source: Somerset SHMA household survey, Fordham Research 2008 

Tenure 

2.17 The table and figure below show that older person households are more likely than other households 

to own their own home. The majority of owner-occupying older person households do not have a 

mortgage. Older person households are also more likely to live in social rented accommodation than 

other households, and the likelihood of doing so increases with age. Older person households were 

less likely to reside in the private rented sector than other households. 
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Figure 2.4 Tenure by age group 
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Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table 2.12 Tenure by age group 

Age group 
Owner-occupied  
(no mortgage) 

Owner- occupied 
(w/ mortgage) 

Social rented Private rented Total 

55-64  10,003 50.8% 4,907 24.9% 2,817 14.3% 1,953 9.9% 19,680 100% 

65-74  9,941 70.8% 1,399 10.0% 2,039 14.5% 654 4.7% 14,033 100% 

75-84  9,339 72.5% 714 5.5% 2,146 16.7% 689 5.3% 12,888 100% 

85+  3,373 70.1% 312 6.5% 805 16.7% 325 6.7% 4,815 100% 

All OP h’holds 32,657 63.5% 7,331 14.3% 7,807 15.2% 3,621 7.0% 51,416 100% 

Other h’holds 9,307 14.8% 36,338 58.0% 8,301 13.2% 8,738 13.9% 62,684 100% 

Total 41,964 36.8% 43,669 38.3% 16,108 14.1% 12,359 10.8% 114,100 100% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Occupation levels 

2.18 The table below considers the issues of overcrowding and under-occupation. Overcrowding does not 

appear to be a major issue for older person households, relative to the scale of the level of 

overcrowding found in other households. Under-occupation is more prevalent amongst older person 

households than other households – over half of older person households were under-occupied, 

compared to around 31.2% of other households. 

Table 2.13 Over and under-occupation by age group 

Age group Overcrowded 
Neither over or 
under-occupied 

Under-occupied Total 

55-64  0 0.0% 7,398 37.6% 12,282 62.4% 19,680 100% 

65-74  0 0.0% 5,539 39.5% 8,494 60.5% 14,033 100% 

75-84  23 0.2% 6,216 48.2% 6,649 51.6% 12,888 100% 

85+  0 0.0% 2,910 60.4% 1,905 39.6% 4,815 100% 

All OP h’holds 23 0.0% 22,064 42.9% 29,329 57.0% 51,416 100% 

Other h’holds 2,094 3.3% 41,026 65.4% 19,564 31.2% 62,684 100% 

Total 2,117 1.9% 63,090 55.3% 48,893 42.9% 114,100 100% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

2.19 Looking specifically at under-occupied older person households, the table below shows that there are 

notable differences in under-occupation between tenures. Older person households in the owner-

occupied sector are much more likely to be under-occupied than those in the social rented sector. 

Table 2.14  Under-occupied older person households by tenure 

Tenure 
No. under-
occupying 

Total no. of 
older person 

h’holds 

% of tenure 
group under-

occupying 

As a % of those 
under-

occupying 

Owner-occupied (no mortgage) 21,761 32,657 66.6% 74.2% 

Owner-occupied (w/ mortgage) 5,052 7,331 68.9% 17.2% 

Social rented 1,365 7,807 17.5% 4.7% 

Private rented 1,151 3,621 31.8% 3.9% 

Total 29,329 51,416 57.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

2.20 Just under a tenth (9.3%) of under-occupying older person households said that they needed or were 

likely to move within the next two years. Almost half (45.2%) of these moving households expected to 

downsize. 
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Summary 

2.21 There were 91,900 older people in the Taunton HMA in 2009, according to the latest ONS mid-year 

estimates. Older people represent 35.9% of the total population in the Taunton HMA which is larger 

than the regional and national average. The older person population in the Taunton HMA is expected 

to increase by 41.1% over the next 20 years, which compares to an increase of 0.8% for non-older 

people, with the largest increase seen in the oldest age groups. The increasing older population 

exceeds the nationwide and regional trend by a notable margin. 

2.22 At the time of the 2008 SHMA household survey there were an estimated 51,416 older person only 

households in the Taunton HMA, representing almost half (45.1%) of all households in the area. 

Towns, villages and coastal areas were most likely to comprise older person only households and 

urban and hamlet households the least likely. West Somerset contained the highest proportion of older 

person only households (over half), followed by Sedgemoor and finally Taunton Deane, although there 

are further distinctions between wards. 

2.23 Data from the 2008 SHMA suggests that over half of older person households are single person 

households. Older person households are much more likely than other households to live in a 

bungalow and to own their own home, and the majority of owner-occupiers had no mortgage. However, 

older person households are also more likely to live in social rented accommodation than other 

households, and the likelihood of doing so increases with age. Older person households are more 

likely to under-occupy their dwelling than other households and overcrowding did not appear to be an 

issue. 
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3. Older person households 

Introduction 

3.1 This chapter aims to examine in more detail in the circumstances of older person households in the 

Taunton HMA. This considers financial information, transport and accessibility, mobility and (self-

identified) support needs of older person households, based on data from the household survey carried 

out in 2008 for the Somerset SHMA. 

Financial information 

3.2 The figure below gives information on the median annual gross household income (including income 

from investments and state benefits) of older person and other households. Older person households 

have on average just over half (51.8%) the level of income of other households. It is of interest to 

further sub-divide older person households by retired
1
 and non-retired households. Some 76.5% of 

older person households are retired – these households have a median income of £13,250. Non-

retired older person households have a median income of £19,250.  

Figure 3.1 Household income 
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Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.3 It is worth bearing in mind that whilst older person households have lower median income levels than 

other households, they have higher levels of savings and equity, as shown in the table below.  

                                                      
1
 A ‘retired’ household contains at least one retired member  
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Table 3.1 Financial information (median figures) 

 All OP h’holds Other h’holds All h’holds 

Income £14,250 £27,950 £20,500 

Savings £11,400 £950 £3,750 

Equity (owner-occupiers only) £204,250 £131,400 £167,850 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.4 The median income of older person only households is relatively similar across the districts in the 

Taunton HMA. However, older person households in West Somerset on average have a higher level of 

capital, in terms of both savings and equity, than the average for Taunton Deane and Sedgemoor. 

Across all three categories the average figure is the lowest in Sedgemoor. 

Table 3.2 Older person households – Financial information (median figures) by district 

District Income Savings Equity 

Sedgemoor £13,000 £10,300 £157,850 

Taunton Deane £15,150 £11,200 £158,550 

West Somerset £14,400 £15,400 £181,600 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.5 The percentage of the population aged 60 and over claiming pension credit is a useful indicator of the 

proportion of older people with reasonably low incomes in an area (only those with an income under 

£10,000 per annum qualify). According to data from the ‘Health and Social Needs in Somerset’ report
2
, 

in 2007 16.2% of the population aged 60 and over in Somerset were claiming Pension Credit (17.2% in 

Sedgemoor, 16.2% in Taunton Deane and 16.0% in West Somerset). The relative levels of pension 

credit claimants support the income data in table 3.2 (i.e. Sedgemoor has the lowest median income 

and highest proportion of Pension Credit claimants). 

3.6 The table below shows financial information for older person only households by tenure. It shows that 

owner-occupiers tend to have a higher income than households in the rented sector, in addition to their 

equity and savings. Older person households in the social rented sector tend to have lower income and 

savings levels than all other tenure groups.  

                                                      
2
 Health and Social Needs in Somerset, Somerset Intelligence Network, 2007 
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Table 3.3 Older person households - Financial information (median figures) by tenure 

Tenure Income Savings Equity 

Owner occupied (no mortgage) £15,650 £24,300 £214,550 

Owner occupied (with mortgage) £25,150 £4,150 £140,850 

Social rented £7,400 £1,000 - 

Private rented £10,600 £1,500 - 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.7 The table below considers older person households with an income under £10,000 per annum and 

their capital assets (savings and equity) by tenure. It shows that the majority (55.7%) of these 

households have capital of over £50,000 and that whilst these households are cash poor, they are 

capital rich. Owner-occupiers are highly likely (98.1%) to have capital above £50,000. Low income 

households in rented accommodation are highly unlikely to have substantial capital, primarily due to 

the absence of equity.  

Table 3.4 Older person households with income under £10,000 –  

capital wealth by tenure 

 Tenure 
No. with capital 

over 50K 
Total no. low 

income h'holds 
% of tenure group 

capital rich 
As a % of low 

income h'holds 

Owner-occupied (no mortgage) 7,272 7,341 99.1% 89.7% 

Owner-occupied (w/ mortgage) 798 888 89.9% 9.8% 

Social rented 21 4,767 0.4% 0.3% 

Private rented 15 1,563 1.0% 0.2% 

Total 8,106 14,559 55.7% 100.0% 

 

3.8 The figure below shows the annual housing cost of older person households. Owner-occupiers without 

a mortgage have a cost of zero as the property is owned outright. Older person households living in the 

private rented sector have the highest housing cost in the Taunton HMA followed by owner-occupiers 

with a mortgage. Households in social rented properties have the lowest housing cost. 
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Figure 3.2 Older person households - Annual cost of housing 
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Source: Somerset SHMA household survey, Fordham Research 2008 

Transport and accessibility 

3.9 The following section considers older people’s access to transport, perceptions of public transport and 

the perceived accessibility of local services using data from the SHMA.  

Car ownership 

3.10 Older person households are less likely to own or have access to a car or van. Overall 18.3% of all 

households in the Taunton HMA do not have access to a car or van compared to 26.4% of older 

person households. However, in West Somerset the level of car or van access is much higher with 

only 14.5% of older person households without access to a car or van. This compares to 29.3% in 

Taunton Deane and 25.5% in Sedgemoor. 

Table 3.5 Older person households – without access to car/van by district 

District No. without 
car/van 

Total no. of older 
person h’holds 

% of area group 
without car/van 

As a % of all 
those without 

car/van 

Sedgemoor 5,425 21,265 25.5% 39.9% 

Taunton Deane 5,854 21,109 29.3% 43.1% 

West Somerset 2,309 9,042 14.5% 17.0% 

Total 13,588 51,416 26.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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3.11 The table below shows this information for older person households by tenure. Social rented sector 

households are the most likely to not have access to a car or van by a notable margin, followed by 

private rented sector households. Owner-occupied households with a mortgage were the least likely.  

Table 3.6  Older person households – without access to car/van by tenure 

 Tenure No. without 
car/van 

Total no. of older 
person h’holds 

% of tenure 
group without 

car/van 

As a % of all 
those without 

car/van 

Owner-occupied (no mortgage) 7,060 32,657 21.6% 52.0% 

Owner-occupied (w/ mortgage) 657 7,331 9.0% 4.8% 

Social rented 4,758 7,807 60.9% 35.0% 

Private rented 1,113 3,621 30.7% 8.2% 

Total 13,588 51,416 26.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.12 In terms of age group, the table below shows that as the age of older households increases the 

likelihood of not having access to a car or van also increases. There is a particularly large difference 

found between the older three age groups.  

Table 3.7 Older person households – without access to car/van by age group 

 Age group 
No. without 

car/van 
Total no. of older 
person h’holds 

% of age group 
without car/van 

As a % of all those 
without car/van 

55 to 64 3,153 19,680 16.0% 23.2% 

65 to 74 2,361 14,033 16.8% 17.4% 

75 to 84 5,073 12,888 39.4% 37.3% 

85 plus 3,002 4,815 62.3% 22.1% 

Total 13,589 51,416 26.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.13 How rural or urban an area is appears to have an impact on the likelihood of an older household 

having access to a car or van. The table below shows that households living in more urban areas 

(urban and town and fringe) are more likely to not have access to a car or van whilst households in 

more rural areas (villages and hamlets) are less likely.   
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Table 3.8 Older person households – without access to car/van by rural/urban area 

 Area group No. without 
car/van 

Total no. of older 
person h’holds 

% of area group 
without car/van 

As a % of all 
those without 

car/van 

Urban 9,191 28,521 32.2% 67.6% 

Town and fringe 2,281 7,785 29.3% 16.8% 

Village 1,574 10,836 14.5% 11.6% 

Hamlet 542 4,274 12.7% 4.0% 

Total 13,588 51,416 26.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.14 Finally, we can compare older households’ access to a car or van with perceived problems relating to 

public transport. The following table shows the number of older person households that found public 

transport local to the home causes a problem for the household, with the number of cars or vans 

accessible. Surprisingly, it shows that households with access to more cars or vans are more likely to 

report that local public transport is a problem for their household. However, these households could 

have been motivated to buy a car because of the problems caused by public transport locally.  

Table 3.9 Older person households – problem with public transport by access to car/van 

No of cars/vans 
No. with transport 

problem 
Total no. of older 
person h’holds 

% of car group with 
problem 

As a % of all those 
with problem 

None 2,155 13,588 15.9% 22.4% 

One 4,970 28,152 17.7% 51.7% 

Two 2,210 8,646 25.6% 23.0% 

Three or more 284 1,030 27.6% 3.0% 

Total 9,620 51,416 18.7% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

Access to services 

3.15 The survey asked households if it was difficult to access certain local services. In the Taunton HMA 

older person households are slightly more likely to report that accessing a local service is difficult – 

60.0% of older person households claimed that it was difficult to access at least one local service 

compared to 53.0% of households overall. The table below shows that the service most older person 

households found difficult to access was a hospital, followed by leisure facilities. Grocery shops and 

the post office were the services that the fewest older person households found difficult to access. 
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Table 3.10 Difficulty accessing services 

Service Number  % of older person h’holds 

Hospital 23,198 45.1% 

Leisure facilities 20,730 40.3% 

Bank/building society 17,528 34.1% 

Schools/educational or training facilities 16,558 32.2% 

Doctor 12,584 24.5% 

Post office 11,241 21.9% 

Grocery shops 9,714 18.9% 

NB: Respondents could give more than one answer  

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.16 The table below shows households’ difficulty accessing at least one of the services in the table above 

by district. It shows that households in Taunton Deane are the least likely to have difficulty accessing a 

service. 

Table 3.11  Older person households – difficultly accessing services by district 

District 
No. with difficulty 

accessing a 
service 

Total no. of older 
person h’holds 

% of district with 
difficulty accessing 

a service 

As a % of all those 
with difficulty 

accessing a service 

Sedgemoor 13,009 21,265 61.2% 42.2% 

Taunton Deane 11,700 21,109 55.4% 37.9% 

West Somerset 6,144 9,042 67.9% 19.9% 

Total 30,853 51,416 60.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.17 The table below considers households that find difficulty in accessing at least one service and how 

urban or rural the area is. It shows that households living in urban areas are the least likely to have 

difficulty accessing services, although the level is over 50%. In all areas not classed as ‘urban’ over two 

thirds of older person households reported having difficulty accessing a service.  

Table 3.12  Older person households – difficultly accessing services by area group 

 Age group 

No. with difficulty 
accessing a 

service 
Total no. of older 
person h’holds 

% of area group 
with difficulty 

accessing a service 

As a % of all those 
with difficulty 

accessing a service 

Urban 15,254 28,521 53.5% 49.4% 

Town and fringe 5,602 7,785 72.0% 18.2% 

Village 6,996 10,836 64.6% 22.7% 

Hamlet 3,002 4,274 70.2% 9.7% 

Total 30,853 51,416 60.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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3.18 Finally, we can compare older households’ access to a car or van with problems in accessing a 

service. The table below shows the number of older person households that had difficultly accessing a 

service with the number of cars or vans accessible. It shows that not having access to a car 

significantly increases the likelihood that a household will have difficultly accessing a service; 78.2% of 

households without access to a car or van had difficultly accessing a service compared to an average 

of 53.5% of households with access to a car or van. 

Table 3.13 Older person households – difficultly accessing services by access to 

car/van 

No. of cars/vans 
No. with difficulty 

accessing a 
service 

Total no. of older 
person h’holds 

% of car group with 
difficulty accessing 

a service 

As a % of all those 
with difficulty 
accessing a 

service 

None 10,621 13,588 78.2% 34.4% 

One 15,426 28,152 54.8% 50.0% 

Two 4,257 8,646 49.2% 13.8% 

Three or more 549 1,030 53.3% 1.8% 

Total 30,853 51,416 60.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.19 The results in the table above support the feedback from the focus groups on transport issues. 

Participants highlighted that having access to a car had a significant impact not only on older peoples’ 

ability to access important services but also on their general lifestyle and independence. 

“Earlier in the year I wasn’t able to drive and I felt quite isolated. Even though I have 

really good neighbours, but it means you have to ask them for help all the time.” 

3.20 Participants said that the towns in Somerset had all the required amenities for older people, however, 

getting to the local town from home was a problem for some. It was far more difficult for people in 

wheelchairs to access services because not all buses were wheelchair accessible and older people 

have to get to the bus stop from their home first. Some older people in non-electric wheelchairs were 

very dependent on the help of others because they required a ‘pusher’ to accompany them when 

leaving the home. 

3.21 As discussed earlier in this section, 45.1% of older person households found it difficult to access a 

hospital. Focus group participants agreed that getting to the hospital does pose a problem for residents 

in rural areas as the local bus service tends to go to the local town and not the hospital which is much 

further away for the majority of households. Residents in extra-care found that the scheme staff were 

able to help with transport arrangements for medical appointments including hospital visits.  
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3.22 One sheltered scheme had a range of services available to the residents, including a twice weekly 

minibus to the local town and doctors’ surgery, a shopping bus once a fortnight to Tesco and a 

voluntary service with friends and neighbours giving residents lifts. The residents on this scheme have 

made costs per head for these services cheaper by travelling in groups at pre-planned times. 

3.23 A number of other similar transport services available at a local level and some County-wide services 

were mentioned in the focus groups: 

• A community car service costing £6 for an afternoon 

• ‘Slinky-bus’ (small coach) in Taunton (requires advance booking) 

• A community bus to Taunton from surrounding villages that stays in town for three 

hours 

• Link (a community run taxi service) that can be ordered by phone and is driven by 

volunteers 

• Western General Hospital provide a voluntary taxi service at a nominal fee of £5 

• Dial-a-ride service 

 

3.24 This provision of demand-led (rather than supply-led) transport can be patchy and may not provide for 

all in need. However, service providers felt that demand-led public transport was the way forward for 

transport provision in Somerset as opposed to major increases in bus services across the County. By 

focusing on how small localised services such as the ones described above can be applied elsewhere, 

transport services can be targeted and tailored to local need which cost less to provide and is more 

efficient by only providing a service where and when it is required. 

3.25 It is import to note that some older people in need of public transport may not live in an area where 

others require transport assistance and could easily be overlooked. If a demand-led model prevails in 

the Taunton HMA, efforts should be made to ensure that transport options are available even where 

demand is low.  
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Mobility 

Previous moves 

3.26 Older person households are less mobile than other households. Only 12% of older person households 

in the Taunton HMA had moved to their current home within the last two years – this compares to 

19.3% of all households in the HMA.  The table below shows that the level of older person household 

moves is relatively similar across the districts. 

Table 3.14  Older person households – recent movers by district 

District 
No. moving within 

last two years 
Total no. of older 
person h’holds 

% of district group 
moving 

As a % of all those 
moving 

Sedgemoor 2,665 21,265 12.5% 43.3% 

Taunton Deane 2,389 21,109 11.3% 38.8% 

West Somerset 1,098 9,042 12.1% 17.9% 

Total 6,152 51,416 12.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.27 The table below shows this information for older person households by tenure. Private rented sector 

households are the most likely to have moved, followed by social rented sector households. Owner-

occupied households without a mortgage were the least likely to have moved.  

Table 3.15  Older person households – recent movers by tenure 

 Tenure 
No. moving 

within last two 
years 

Total no. of 
older person 

h’holds 

% of tenure 
group moving 

As a % of all 
those moving 

Owner-occupied (no mortgage) 2,828 32,657 8.7% 46.0% 

Owner-occupied (w/ mortgage) 1,111 7,331 15.2% 18.1% 

Social rented 1,236 7,807 15.8% 20.1% 

Private rented 977 3,621 27.0% 15.9% 

Total 6,152 51,416 12.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.28 In terms of age group, the table below shows that the ‘younger’ groups of older person households are 

more likely to have moved recently than the ‘older’ groups.   
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Table 3.16 Older person households – recent movers by age group 

 Age group 
No. moving within 

last two years 
Total no. of older 
person h’holds 

% of tenure group 
moving 

As a % of all 
those moving 

55 to 64 3,425 19,680 17.4% 55.7% 

65 to 74 1,524 14,033 10.9% 24.8% 

75 to 84 960 12,888 7.4% 15.6% 

85 plus 243 4,815 5.0% 3.9% 

Total 6,152 51,416 12.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.29 In terms of location of their previous home, almost half (49.7%) of moving older person households 

moved within the same district (50.4% in Sedgemoor, 55.3% in Taunton Deane and 36.2% in West 

Somerset). Over half (57.7%) moved within the three districts in the Taunton HMA, almost two thirds 

(64.4%) within Somerset and 35.6% moved to the Taunton HMA from outside of Somerset. 

3.30 The most common reasons cited for moving home were ‘to move to a better environment’ (27.0% of 

moving older person households), ‘previous home too big’ (24.6%) and ‘to move closer to family and 

friends’ (20.8%). 

Future moves 

3.31 In terms of future moves, 10.4% of older person households in the Taunton HMA said that they needed 

or were likely to move home within the next two years - this compares to 17.5% of all households in the 

Taunton HMA.  

3.32  The table below shoes there is little difference in the intentions of older person households to move 

across the districts in the Taunton HMA. Households in Sedgemoor are slightly more likely to intend to 

move and households in Taunton Deane the least likely. 

Table 3.17  Older person households – future movers by district 

District 
No. moving within 

last two years 
Total no. of older 
person h’holds 

% of district group 
moving 

As a % of all those 
moving 

Sedgemoor 2,584 21,265 12.2% 48.4% 

Taunton Deane 1,869 21,109 8.9% 35.0% 

West Somerset 888 9,042 9.8% 16.6% 

Total 5,341 51,416 10.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.33 The table below shows this information for older person households by tenure. Private rented sector 

households are the most likely to move, followed by owner-occupiers with a mortgage.  
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Table 3.18  Older person households – future movers by tenure 

 Tenure 
No. moving 
within next 
two years 

Total no. of 
older person 

h’holds 

% of tenure 
group moving 

As a % of all 
those moving 

Owner-occupied (no mortgage) 2,600 32,657 8.0% 48.7% 

Owner-occupied (w/ mortgage) 830 7,331 11.3% 15.5% 

Social rented 667 7,807 8.5% 12.5% 

Private rented 1244 3,621 34.4% 23.3% 

Total 5,341 51,416 10.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.34 In terms of age group, the table below shows that the ‘youngest’ age group are the least likely to need 

or plan to move. Those in the 65 to 74 and 75 to 84 groups are the most likely. 

Table 3.19  Older person households – future movers by age group 

 Age group 
No. moving within 

next two years 
Total no. of older 
person h’holds 

% of age group 
moving 

As a % of all 
those moving 

55 to 64 2,637 32,657 8.1% 49.4% 

65 to 74 1,141 7,331 15.6% 21.4% 

75 to 84 1,150 7,807 14.7% 21.5% 

85 plus 413 3,621 11.4% 7.7% 

Total 5,341 51,416 10.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.35 The most common reasons cited for moving home are ‘current home too big’ (27.3% of moving older 

person households), ‘to move closer to family and friends’ (22.3%), ‘to move to cheaper 

accommodation‘ (19.0%) and ‘to be closer to shops and services’ (17.8%). 

3.36 The results of where older person households would like and expect to move to are shown in the table 

below. The table suggests that over two-thirds of moving older person households would like to remain 

in the Taunton HMA which is less than the proportion who expects to do so. The proportion of 

households wanting to stay in the same district is lower than those expecting to (59.0% and 66.2% 

respectively) suggesting that a number of future moves of older person households will occur between 

the districts within the Taunton HMA. West Somerset is the only district where a greater proportion of 

households would like to live there than expect to. 
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Table 3.20 Older person households – aspirations and expectations 

re. location of next home  

Location of next home Like  Expect 

Sedgemoor 27.1% 32.2% 

Taunton Deane 26.6% 28.8% 

West Somerset 14.7% 13.8% 

Within same district 59.0% 66.2% 

Within Taunton HMA 68.5% 74.8% 

Somerset 70.7% 76.8% 

Elsewhere in the UK/Abroad 29.3% 23.2% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.37 Households were similarly asked about what tenure they would both like and expect to move to; the 

results are shown below. The results suggest that the majority (62.8%) of moving older person 

households would like to move to owner-occupation; this is greater than the proportion who would 

expect to secure this type of accommodation (53.5%). In contrast, more moving older person 

households expect to rent privately than would like to. More than a quarter of moving older person 

households would like and expect to move to social rented accommodation.  

Table 3.21 Older person households – aspirations and expectations 

re. tenure of next home  

Tenure of next home Like  Expect 

Owner-occupied 62.8% 53.5% 

Social rented 27.2% 30.9% 

Private rented 10.0% 15.6% 

Total 100.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.38 According to data provided by Somerset Council there are around 5,077 applicants aged 55 and over 

registered with Home finder in Somerset (4,227 currently live in Somerset County, 928 in Sedgemoor, 

1,064 in Taunton Deane and 442 in West Somerset). The figure below shows the number of bedrooms 

needed by these applicants and their housing priority. The majority of older person applicants on the 

Homefinder register are low priority (59.1% are classed as Bronze and 31.8% are classed as Silver). 

The majority of applicants are also in need of one bedroom accommodation (55.4%) followed by two 

bedroom accommodation (39.4%). No applicants over the age of 85 required more than two 

bedrooms.  
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Figure 3.3 Older person Homefinder applicants in Somerset by bedrooms needed and 

priority 

Bedrooms

1 bed, 

55.4%

2 bed, 

39.4%

3 bed, 

4.7%

4+ bed, 

0.5%

 

Priority

Bronze, 

59.1%

Gold, 

9.0%

Silver, 

31.9%

 

Source: Somerset County Council, Homefinder applicant register 2010 

 

3.39 Of the 5,077 applicants 1,603 were in need of housing with support (31.6%). Within the older person 

applicants needing supported accommodation, 20.5% (329) were in need of extra-care 

accommodation, 6.9% (110) of housing with a support worker and 72.6% (1,164) were in need of 

sheltered housing. The table below show the number of applicants in need of specialist housing by age 

group. It shows that older applicants are far more likely to be in need of supported accommodation, 

particularly after the age of 75. It should be noted that this data is not at district level but refers to all 

applicants on Somerset Homefinder register. 

Table 3.22 Older person Homefinder applicants in need of supported accommodation – 

by age group 

 Age group 
No. older person 

applicants in need of 
supported accom 

Total no. of older 
person applicants 

% of age group 
As a % of all 

older applicants 

55 to 64 324 2,137 15.2% 20.2% 

65 to 74 422 1,460 28.9% 26.3% 

75 to 84 512 1,006 50.9% 31.9% 

85 plus 345 474 72.8% 21.5% 

Total 1,603 5,077 31.6% 100.0% 

Source: Somerset County Council, Homefinder applicant register 2010 

 

3.40 Returning to the data of likely movers from the SHMA household survey, the table below shows the 

type of dwellings households would like and expect to move to. A significant minority (48.4%) would 

like to move to a bungalow and almost a quarter to a detached house. In both cases, fewer households 

expect to move to these types of dwellings than would like to. The reverse is true of flats and caravans 

– although 17.3% wanted to move into a flat, over a quarter expected to.   
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Table 3.23 Older person households – aspirations and expectations 

re. dwelling type of next home  

Dwelling type of next home Like  Expect 

Detached house 24.1% 17.7% 

Semi-detached house 5.1% 10.7% 

Terraced house 5.1% 4.5% 

Bungalow 48.4% 37.9% 

Flat/maisonette 17.3% 26.9% 

Caravan, mobile or temporary structure 0.0% 2.3% 

Total 100.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.41 In terms of the sizes of accommodation required, half of households expressed a preference to move 

to a two bedroom property and over a quarter to a three bedroom property. More households would 

expect to move to a one bedroom property than would like to. The reverse is true for two, three and 

four bedroom dwellings. 

Figure 3.4 Size of accommodation preferred and expected 

Prefer

1 bed, 

14.9%

2 bed, 

50.6%

3 bed, 

28.4%

4+ bed, 

6.1%

 

Expect

3 bed, 

23.5%

4+ bed, 

2.2%

2 bed, 

43.7%

1 bed, 

30.5%

 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.42 Moving older person households were asked if they wanted (and expected) to move to ‘ordinary’ 

accommodation or any of the specialist housing types listed below. The majority (76.3%) wanted to 

move to ordinary accommodation, but 13.8% expressed a preference for sheltered housing with a 

warden. Fewer households expected to move to sheltered housing with a warden than wanted to. It 

should be borne in mind that the differences between types of specialist housing are not often well 

understood, particularly when – like extra care housing – they are relatively new terms. 
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Table 3.24 Older person households – aspirations and expectations 

re. accommodation type of next home  

Accommodation type of next home Like  Expect 

Sheltered housing with warden 13.8% 9.4% 

Sheltered housing without a warden 1.3% 2.2% 

Supported housing 0.9% 0.5% 

Extra care scheme 3.8% 2.5% 

Residential care/nursing home 3.9% 3.4% 

Ordinary accommodation 76.3% 82.0% 

Total 100.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

Housing intentions 

3.43 Using information from the focus groups we are able to examine further the future housing intentions of 

older people and the reasons behind it. Feedback supported the survey results that older person 

households were less likely to move than other households. Participants said that older people were 

less likely to move because it is a ‘hassle’ to view houses and move possessions, particularly for frail 

older people. Participants also mentioned that many older people live in the home where they brought 

up their children and may not want to sell for sentimental reasons or want to leave the property to their 

children.  

“Staying put is the easiest route.” 

3.44 Participants also expressed concern that as many older people do not want to move they may end up 

living in large under-occupied homes that they cannot afford to heat, decorate or maintain. 

3.45 Across both service providers and older people there was a consensus that few people wanted or 

planned to move into specialist housing and would prefer to remain in their own homes. It was agreed 

that many decisions regarding changing lifestyle because of age limitations are made suddenly in 

response to a major life change, for example the death of a partner, and were rarely planned. One 

‘younger’ older participant highlighted the importance of planning ahead but admitted that in practice 

this was unlikely. 

“I’d rather think about it and plan it if I can. But part of me thinks that’s not going to 

happen either.” 

3.46 One limitation to older peoples’ capability to plan for the future was that many were unaware of the 

housing options available. According to one participant, a recent review found that many people did not 

know what extra-care housing was. It was raised that if older people are to adequately plan for the 

future they need to be informed of the options available to them. 
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“There is no point in saying for example to you ‘would you like to go into sheltered 

accommodation’ to someone who is fit and healthy because in 90% of people they 

don’t know what sheltered accommodation is.” 

3.47 In the focus groups with service providers it was raised at that the current generation of ‘younger’ older 

people may be more likely to plan for their future based on the experience of providing care to their 

parents. However, as older people also tend to be active and independent later in their lives this may 

reduce the likelihood of planning ahead. One participant indentified older people deciding to move to a 

mobile / park home when they retire as an example of the problems caused by older people not 

planning for the future – these homes tend to only last around 15 years and are not suitable for the 

majority of people in their 60s to live in for the rest of their lives.  

3.48 Service providers felt that a greater emphasis needed to be placed on informing ‘younger’ older people 

on the measures that should be taken to prepare for possible future needs and prevent rushed 

decisions. One suggestion was to encourage younger ‘older’ people to identify a power of attorney and 

create of living wills to make later decisions easier to process. It was felt that early intervention in this 

respect is essential as social workers often become involved at a much later stage. 

Problems with current home 

3.49 Households were asked in the SHMA household survey whether they had any problems with their 

home, with possible answers based on the CLG guided categories of ‘unsuitable housing’.
3
 Five of the 

categories refer to age-related issues. Overall it is estimated that 12,054 older person households in 

the Taunton HMA, or 23.4%, have at least one age-related problem with their home. The table below 

shows that the main problem reported is difficulty maintaining the home, reported by 11.4% of older 

person households.  

Table 3.25 Age-related problems in the home 

Problem Number  
% of older 

person h’holds 

Difficulty maintaining home 5,859 11.4% 

Difficulty using stairs and/or lifts to or within home 5,219 10.2% 

Need to be close to a relative to give and/or receive care 4,667 9.1% 

A household member is unable to access essential facilities 2,317 4.5% 

Health of household is suffering due to condition of the home 1167 2.3% 

NB: Respondents could give more than one answer  

Source: Somerset SHMA household survey, Fordham Research 2008 

 

                                                      
3
 CLG, Strategic Housing Market Assessments: Practice Guidance, Version 2, August 2007. 
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3.50 The table below shows the number and proportion of older person households with age-related 

problems in each district in the Taunton HMA. Older person households in the Sedgemoor area are the 

most likely to have an age-related problem but generally the spread of problems is quite even. 

Table 3.26 Age-related housing problems by area 

Area 
No. with age- 

related problems 
Total no. of older 
person h’holds 

% of area group 
with age-related 

problems 

As a % of those 
with age-related 

problems 

Sedgemoor 5,331 21,265 25.1% 44.2% 

Taunton Deane 4,685 21,109 22.2% 38.9% 

West Somerset 2,038 9,043 22.5% 16.9% 

Total 12,054 51,417 23.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.51 When broken down by age group, the table below shows that the likelihood of problems increase with 

age – 20.9% of households headed by someone aged 55 to 64 reported a problem compared to 41.8% 

of households headed by someone aged 85 or over.  

Table 3.27 Age-related housing problems by age group 

 Age group 
No. with age-

related problems 
Total no. of older 
person h’holds 

% of age group 
with age-related 

problems 

As a % of those 
with age-related 

problems 

55 to 64 4,106 19,680 20.9% 34.1% 

65 to 74 2,725 14,033 19.4% 22.6% 

75 to 84 3,211 12,888 24.9% 26.6% 

85 plus 2,011 4,815 41.8% 16.7% 

Total 12,053 51,416 23.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.52 The table below shows the tenure profile of households who reported age-related housing problems. It 

can be seen that older person households in social rented and private rented accommodation are 

more likely to report an age-related problem with their home. Older person households in owner-

occupied properties are the least likely to have age-related problems.  
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Table 3.28 Age-related housing problems by tenure 

Tenure 
No. with age- 

related 
problems 

Total no. of 
older person 

h’holds 

% of tenure 
group with age-

related 
problems 

As a % of 
those with age-

related 
problems 

Owner-occupied (no mortgage) 7,442 32,657 22.8% 61.7% 

Owner-occupied (w/ mortgage) 1,461 7,331 19.9% 12.1% 

Social rented 2,180 7,807 27.9% 18.1% 

Private rented 970 3,621 26.8% 8.0% 

Total 12,053 51,416 23.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

Support needs 

3.53 Information collected through the survey enables us to identify whether any household members have 

a particular support need. The household survey looked at whether household members deemed 

themselves to have one or more ‘support needs’ listed on the questionnaire (these are shown in the 

table below). It should be stressed that these figures are based on households’ self-perceived support 

needs, and may therefore be different to those identified during an occupational therapy assessment.  

3.54 Households with support needs do not necessarily need to move to alternative accommodation. In 

many cases the support need can be catered for within the household’s current home whilst for others 

the issue may be the need for support rather than any specific type of accommodation. Adaptations 

and support services used and required by older person households with support needs are examined 

in Chapter six of this report. 

3.55 An estimated 13,101 older person households have a support need, representing 25.5% of all older 

person households. The most common support need is ‘physical disability’, followed by ‘learning 

difficulty’ and ‘frail elderly’.  

Table 3.29 Older person households with support needs 

Support need Number % of older person h’holds 

Physical disability 7,767 15.1% 

Learning difficulty 7,496 14.6% 

Frail elderly 4,896 9.5% 

Medical condition 1,247 2.4% 

Severe sensory disability 991 1.9% 

Other 488 0.9% 

Mental health problem 227 0.4% 

NB: Respondents could give more than one answer  

Source: Somerset SHMA household survey, Fordham Research 2008 
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3.56 The table below shows the number of older person households containing someone with a support 

need in each district in the Taunton HMA. Overall around a quarter of older person households in each 

district contain someone with a support need. 

Table 3.30 Support needs households by district 

Number of households 
members 

No. with support 
needs 

Total no. of older 
person h’holds 

% of group with 
support need 

As a % of 
h’holds with a 
support needs 

Sedgemoor 5,630 21,265 26.5% 43.0% 

Taunton Deane 5,114 21,109 24.2% 39.0% 

West Somerset 2,357 9,042 26.1% 18.0% 

Total 13,101 51,416 25.5% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.57 The household survey did not collect information on specific conditions. Data from POPPI (Projecting 

Older People Population Information System) provides some estimates on this. According to POPPI, in 

2010 there were 4,316 people in the Taunton HMA aged 65 and over with dementia (7.6% of all people 

aged 65 and over), and that this is expected to increase to 4,783 (7.2%) in 2015 and 7,741 (8.5%) in 

2030.  The number of people aged 65 and over in the Taunton HMA with a limiting long-term illness in 

2010 was estimated to be 24,871 (43.9% of all people aged 65 and over), expected to increase to 

28,250 (43.6%) in 2015 and 40,801 (44.8%) in 2030. 

3.58 POPPI also consider mobility problems for older people estimating that in 2010 10,991 people aged 

over 65 in the Taunton HMA suffered from some kind of mobility problem
4
 (19.4% of all people aged 

65 and over). This is expected to increase to 12,349 (18.7%) in 2015 and 18,740 (20.6%) in 2030. The 

table below shoes these figures for the individual districts in the Taunton HMA. This information is 

provided for context only, and cannot be compared to the information in the table above, which 

considers households (rather than people) and includes people aged between 55 and 65.  

Table 3.31 People aged 65+ with various conditions - by district 2010 

Dementia  
Limiting long-term 

illness Mobility problem  Condition 

Count % Count % Count % 

Sedgemoor 1,710 7.2% 4,434 18.7% 10,618 44.8% 

Taunton Deane 1,772 7.9% 4,452 20.0% 9,773 43.8% 

West Somerset 834 7.8% 2,105 19.7% 4,480 41.9% 

Total 4,316 7.6% 10,991 19.4% 24,871 43.9% 

Source: POPPI, 2010 

                                                      
4 

People aged 65 and over unable to manage at least one mobility activity on their own. Activities include: going out of doors 

and walking down the road; getting up and down stairs; getting around the house on the level; getting to the toilet; getting in and 

out of bed.
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3.59 The proportion of the population aged 65 and over in Somerset claiming attendance allowance can be 

used to indicate the prevalence of support needs that limit the day to day activities of older people. 

Data from the ‘Health and Social Needs in Somerset’ report
5
 shows that in 2007 17.3% of the 

population aged 65 in Somerset claimed attendance allowance, 17.4% in Sedgemoor, 18.5% in 

Taunton Deane and 16.5% in West Somerset. 

3.60 Returning to the support needs households identified through the household survey, the table below 

shows the number of households with a support need by the number of people living in the household. 

It shows that households with three people are the most likely to contain someone with a support need 

but that over half of households containing a support need are one person households. If all members 

of the household have a support need it would suggest that these households do not contain a carer as 

all members of the households require support themselves, whilst those living in a support needs 

household and do not have a support need themselves are likely to be a carer in the household. 

Table 3.32 Support needs households by size of household 

Number of households 
members 

No. with support 
needs 

Total no. of older 
person h’holds 

% of group with 
support need 

As a % of 
h’holds with a 
support needs 

One 6,933 25,860 26.8% 52.9% 

Two 6,054 25,402 23.8% 46.2% 

Three 114 154 74.0% 0.9% 

Total 13,101 51,416 25.5% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.61 The table above shows that 6,933 one person households have a support need and no live-in carer. 

Further analysis suggests that in 2,076 two person households both members had a support need 

(34.4% of two person households with a support need) and are assumed to not to contain a carer. 

There were no instances of a three person household with support needs where all members had a 

support need. In total this suggests that 9,009 older person households in the Taunton HMA have a 

support need and do not contain a carer (68.8% of older person households containing someone with 

a support need). The majority (77.0%) of such households contain only one person. It should be noted 

that this figure is for illustrative purposes and identifies households containing likely carers, it does not 

account for the level of support required and the level of support provided in these cases. It also does 

not account for informal support provided by family / friends who are not a part of the household. 

                                                      
5
 Health and Social Needs in Somerset, Somerset Intelligence Network, 2007 
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3.62 In the focus groups with service providers it was stressed that the involvement of informal carers in the 

lives of older people varies hugely depending on individual circumstances – “some families are good, 

some aren’t” – and this applied across all tenures. The level of care provided by a family depends on 

their perspective of care and their ability to get the right information on what is available. It was 

highlighted that the extent of a carer’s ability to care depends on the distance they live from the person 

that they are caring for and their awareness of the services locally available.  

3.63 It was felt that it is essential that communications about the support available for older people should 

be targeted at carers as well as older people. It was also felt that carers themselves needed to be 

provided with support and information on their role, for example, information on respite opportunities 

for carers, particularly in the case of carers of older people who are over 55 themselves.  

3.64 The table below shows that the likelihood of having a support need increases with age – 18.7% of 

households headed by someone aged 55 to 64 have a support need compared to 52.3% of 

households headed by someone aged 85 or over. 

Table 3.33 Support needs households by age group 

 Age group 
No. with support 

needs 
Total no. of older 
person h’holds 

% of age group 
with support 

needs 

As a % of those 
with support 

needs 

55 to 64 3,688 19,680 18.7% 28.2% 

65 to 74 2,516 14,033 17.9% 19.2% 

75 to 84 4,377 12,888 34.0% 33.4% 

85 plus 2,520 4,815 52.3% 19.2% 

Total 13,101 51,416 25.5% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

3.65 The table below shows the tenure profile of households with support needs. Older person households 

in social rented accommodation are most likely to have a support need by a notable margin.  

Table 3.34 Support needs households by tenure 

Tenure 
No. with 

support needs 

Total no. of 
older person 

h’holds 

% of age group 
with support 

needs 

As a % of 
those with 

support needs 

Owner-occupied (no mortgage) 7,728 32,657 23.7% 59.0% 

Owner-occupied (w/ mortgage) 1,269 7,331 17.3% 9.7% 

Social rented 3,120 7,808 40.0% 23.8% 

Private rented 985 3,621 27.2% 7.5% 

Total 13,102 51,417 25.5% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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3.66 The wards with the highest numbers of older person households with support needs are Burnham 

South, Cannington & Quantocks, Taunton Manor & Wilton and Comeytrowe (more than 1,100 each). 

Tables A3.4, A3.5 and A3.6 in Appendix A3 show the number of older person households with support 

needs by ward and the proportion of all older person households for each district.  The proportion of 

older person households with support needs has been mapped below. Older person households in 

Axbridge, Trull, and Berrow are most likely to have a support need (more than 44% in each case). This 

data should be viewed with a degree of caution, as ward-level data is subject to a greater level of error 

than district-wide data; this is exacerbated by the fact that a sub-set of the data (support needs 

households) is being considered here.   

Figure 3.5 Households with a support need as a proportion of  

all older person households, by ward 

 

Source: Somerset SHMA household survey, Fordham Research 2008 

Summary 

3.67 Older person households have lower incomes than other households (a median income of £14,250 

compared to £27,950), but notably higher levels of savings and equity. Analysis of low income (less 

than £10,000) older person households has shown that the majority of this group have capital in 

excess of £50,000 and whilst cash poor are capital rich. However, the amount of capital is largely 

dependent on household equity. 
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3.68 Older person households were less likely to own or have access to a car or van than other households. 

Social rented sector households, households in urban areas and households in ‘older’ age groups 

were the least likely to have access to a car or van. Households without a car were more likely to find 

the local public transport service a problem, but this was a minority of households. Over half (60%) of 

older person households reported that accessing a local service is difficult, slightly more than 

households overall. The service that was most commonly considered difficult to access was a hospital 

followed by leisure facilities. Households living in urban areas are the least likely to have difficulty 

accessing services. 

3.69 Focus groups discussions identified having car access has a major impact on older peoples’ lifestyle 

and independence. The availability of public transport varied across Somerset as there were a number 

of small local schemes available in some places but not elsewhere. Service providers felt that 

expanding these small local services through a demand-led model of public transport would be 

appropriate in Somerset both in terms of meeting the needs of older people and in terms of cost-

efficiency. 

3.70 Older person households were less likely to move/have moved than other households. Older person 

households in the private rented sector and in the younger age groups are more likely to move, with 

the majority wanting and expecting to stay in the Taunton HMA. Almost half (48.4%) of older person 

households want to move to a bungalow, and the majority want to move to accommodation with two or 

more bedrooms. Almost 25% expressed a preference for specialist accommodation, mainly sheltered 

housing with a warden, although fewer households expected to move to this type of accommodation.  

3.71 It was widely accepted across the focus groups that the majority of older people want to stay living 

independently in their own home for as long as possible. The main reasons for this were the ‘hassle’ 

involved in moving, the lack of financial need when the property is owned-outright and having a 

personal attachment to a property. Participants also accepted that few older people plan for the future 

and that unexpected events or deterioration in health cause to older people to move to specialist 

accommodation. One reason given for older people not preparing for possible future housing needs 

was that many older people are unaware of the options available to them and of the precautions they 

should take to prepare for the future. 

3.72 The main problem in the home reported by older person households was ‘difficulty maintaining home’ 

(11.4% of older person households). Almost a quarter of older person households had one or more 

age-related problems with their home, equivalent to around 12,000 households. The likelihood of 

having a problem increased with age, and those living in rented accommodation are the most likely to 

report problems. Older person households living in Sedgemoor were more likely to report problems 

than households in West Somerset and Taunton Deane. 
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3.73 More than a quarter of older person households have a support need, equivalent to more than 13,000 

households. The most common support need is ‘physical disability’, followed by ‘learning difficulty’ and 

‘frail elderly’. The majority (68.8%) of older person households with a support need do not contain a 

carer (they do not contain anyone without a support need). The likelihood of having a support need 

increases with age, and those living in social rented accommodation are the most likely to have 

support needs. Older person households in the Taunton Deane area less likely to contain someone 

with a support need than those in West Somerset and Sedgemoor. 
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4. Specialist housing provision 

Introduction 

4.1 This chapter focuses specifically on specialist older person housing in the Taunton HMA. Firstly, it 

considers the supply of specialist housing across the three districts in Taunton HMA. Secondly, it uses 

feedback from the focus groups to detail residents’ experiences of living in specialist accommodation 

and how recent changes to policies have impacted them. Finally, it considers the internal processes of 

service providers and how they work together supporting older people in specialist accommodation and 

other older people to live independently. 

Supply of affordable specialist accommodation 

4.2 Current provision of older person specialist accommodation in the Taunton HMA consists of sheltered 

housing and ‘extra care’ housing. Altogether there are 121 non-private sector schemes across the 

Taunton HMA with a total of 2,936 specialist older peoples housing units. The tables below summarise 

current provision in each district in the Taunton HMA.  

Table 4.1 Older person’s specialist accommodation in Sedgemoor –  

current non-private sector provision 

Type Sector Provider 
Number of 
schemes 

Number of 
housing units 

Total 
capacity 

Anchor Trust 1 30 

Housing 21 1 20 
RSL/ 
HA* 

Sanctuary 1 26 Sheltered 

ALMO 
Homes In 

Sedgemoor 
42 828 

904 

Extra Care 
Housing 

ALMO 
Homes In 

Sedgemoor 
3 97 97 

Source: Somerset County Council, 2010 

*Registered Social Landlord / Housing Association 
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Table 4.2 Older person’s specialist accommodation in Taunton Deane –  

current non-private sector provision 

Type Sector Provider 
Number of 
schemes 

Number of 
housing units 

Total 
capacity 

Anchor Trust 1 42 

Housing 21 2 60 

Knightstone 1 28 

Places For People 1 36 

RSL/ 
HA* 

Sanctuary 1 26 

LA 
Taunton Deane 

Council 
40 943 

Taunton Heritage Trust 1 68 

Sheltered 

Charity 
The Abbeyfield 2 25 

1,228 

RSL/ 
HA* 

Sanctuary 1 26 
Extra Care 
Housing 

LA 
Taunton Deane 

Council 2 94 

120 

Source: Somerset County Council, 2010 

*Registered Social Landlord / Housing Association 

 

Table 4.3 Older person’s specialist accommodation in West Somerset –  

current non-private sector provision 

Type Sector Provider 
Number of 
schemes 

Number of 
housing units 

Total 
capacity 

Housing 21 2 64 RSL/ 
HA* Magna West Somerset 14 434 Sheltered 

Charity The Abbeyfield 2 16 

514 

Hanover 1 24 Extra Care 
Housing 

RSL/ 
HA* Magna West Somerset 2 49 

73 

Source: Somerset County Council, 2010 

*Registered Social Landlord / Housing Association 

 

4.3 The vast majority (90%) of the specialist accommodation available is sheltered housing. Taunton 

Deane has the largest capacity for both sheltered housing and ‘extra care’ accommodation.  Taunton 

Deane is the only stock holding local authority in the HMA with specialist accommodation, making up 

76.9% of the accommodation in the District. In West Somerset Magna housing association makes up 

81.7% of the specialist accommodation. Homes in Sedgemoor is an independent organisation 

providing social housing on behalf of the local Council, in total it provides 92.4% of the specialist older 

person accommodation in Sedgemoor. The vast majority of specialist older person housing in the 

Taunton HMA is rented. 
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4.4 The Supporting People programme in the Taunton HMA also provides home support services to 

people in need across all three districts (including but not exclusive to older people). Under this 

programme, which is currently frozen to new clients, Somerset Care Ltd, Way Ahead Community 

Services and Netherclay Homecare operate nine schemes with the capacity to provide home support 

to 148 people across the HMA (34 in Sedgemoor, 99 in Taunton Deane and 15 in West Somerset). 

Private rented sector 

4.5 Around 7% of older person households live in the private rented sector (PRS). None of the older 

people in the focus groups lived in PRS accommodation and the service providers rarely had clients in 

the PRS. However, as the number of older people living in the Taunton HMA and the need for 

appropriate accommodation is expected to increase substantially in the future, it is beneficial to 

consider the role of all tenures in the provision of specialist housing. 

4.6 The table below shows the stock of specialist older person accommodation in the Taunton HMA 

provided by the private sector according to the Elderly Accommodation Counsel. 

Table 4.4 Older person’s private sector specialist accommodation – current provision 

LA Type Provider Tenure  
Number 

of 
schemes 

Number 
of units 

Total 
Capacity 

Wilton Property 
Management 

Ownership 1 16 

DMA Chartered 
Surveyors 

1 48 

Ford Property 
Services 

Leasehold 

1 56 
Sedgemoor 

Sheltered 
Housing* 

Peverel Retirement 
Mostly 
leasehold, 
some freehold 

6 253 

373 

English Courtyard 
Association 

1 30 

Peverel Retirement 7 324 

Sheltered 
Housing* 

Retirement Villages 

Leasehold 

1 85 

439 

Barchester 
Healthcare 

Leasehold and 
market rent 

1 6 

Taunton 
Deane 

Extra care 
Housing** Stepping Stone 

Group 
Leasehold 1 3 

9 

West 
Somerset 

Sheltered 
Housing* 

Peverel Retirement Leasehold 4 133 133 

Source: Elderly Accommodation Counsel, 2010 

*Listed as housing with support, **Listed as housing with care 
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4.7 Private sector companies provide 954 units of specialist accommodation in the Taunton HMA. The 

majority of this housing is listed as housing with support (99.0%). The only accommodation offering 

care in the Taunton HMA are two schemes in Taunton Deane which, combined only offer nine units of 

accommodation. The majority of older person specialist housing in the Taunton HMA is available on 

leasehold tenancies. The only scheme offering ownership of properties is based in Sedgemoor and 

contains 16 units. 

4.8 The SHMA survey data presented in the previous chapter shows that only 10% of older person 

households expecting/likely to move in the next two years would like to live in PRS accommodation, 

despite 23% of movers currently living in this sector. In the focus groups, service providers reported 

that the living conditions of older people living in the (non-specialist) private rented sector are generally 

poor. 

4.9 However, a seemingly exceptional example was highlighted in one focus group where a participant 

was a private sector landlord of non-specialist housing who lets a stock of ten bungalows near 

Bridgewater. Each property has two or three bedrooms, is large enough for wheelchairs and some 

have wet rooms. The rent for residents has not increased since each tenant first moved in. The 

landlord aims to solve all small problems within 24 hours without any charge to the tenant. The landlord 

reported having had minimal contact with the Council regarding her properties until recently. She felt 

that private landlords are assumed to provide a poor service when the PRS can offer good practice 

examples that social housing schemes could learn from and potentially encourage. 

4.10 It is clear that further research is needed on the PRS in the Taunton HMA to fully grasp its capabilities 

to support older person households and the role that the PRS can play in future provision of specialist 

older person accommodation. 

Experiences of specialist housing 

4.11 The remainder of this chapter examines further the provision of specialist housing in the Taunton HMA 

using information provided by the local Councils and feedback collected through focus groups with 

older people and service providers. This section focuses specifically on the perspectives of older 

people on specialist accommodation. 

Perspectives of residents 

4.12 Participants living in general needs accommodation and those in specialist accommodation understood 

that few people would choose to live in specialist accommodation. It was widely agreed that older 

people tend to want to stay living in their own home and retain their independence as long as possible. 

“Most people wouldn’t be saying ‘I’d rather be going into a care home’.” 
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4.13 The majority of the older people in the focus groups lived in specialist accommodation and found that 

adjusting to the new surroundings and lifestyle can take a long time. However, residents of specialist 

accommodation reported high levels of satisfaction with their living situation. 

“I’m very lucky to get in here and am happy to live here and I wouldn’t want to go 

anywhere else.” 

4.14 The main advantages of living in specialist accommodation were considered to be: 

• Feeling of safety 

• Accommodation was suitable for residents’ needs 

• Frequent visits from warden / scheme staff 

• Care is easily available 

• Scheme staff are helpful and supportive 

• Option to have meals provided (extra-care only) 

• Communal room for socialising 

• Able to remain independent 

 

4.15 One of the key concerns of older people regarding moving into specialist housing was the variation in 

the standard of accommodation. However, the satisfaction of residents in a scheme depended not only 

on the standard of the homes but also the quality of care and support provided by the staff. According 

to participations, both are important in creating a sense of community within a scheme. 

4.16 The following design aspects were considered important for residents’ general wellbeing: 

• The provision of a balcony / Juliette balcony for residents not living on the ground floor – this 

gives older people the chance to spend time outside for short period during their day-to-day 

routine. It would be particularly beneficial for the less mobile who find going up and down stairs 

difficult. 

• Breakfast bars or work surfaces should face the window as people tend to spend more of their 

time in these areas of the kitchen, rather than the sink 

• Less mobile residents should be provided with a washing machine as they struggle to carry 

bundles of clothes to a laundry room 

• Installing leaver taps on all sinks for ease of use 

• Sufficient space should be provided in homes for couples as one bedroom properties can feel 

cramped with two people in 
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4.17 Those living in specialist accommodation generally felt that they were well informed of the care 

available to them. Many of those in extra-care housing were receiving care from a variety of people 

externally and within the scheme. Those in extra-care accommodation found staff very helpful in 

arranging transport and assistance in terms of going to doctors appointments. However, the level of 

service could be inconsistent: 

“Sometimes the ambulance won’t turn up because they say they can’t take me that 

morning and then I have to wait a week before they do, but when they do it’s very 

successful.” 

The main concern for this participant was that it needed to be made clear to her and other residents 

what older people are responsible for arranging and what others will do for them. 

Moving to specialist accommodation 

4.18 Given that the majority of older people are unaware of the specialist housing options available to them 

in any detail, we asked the participants that lived in specialist accommodation how they heard about it 

and decided to move. The most common experience was residents hearing about specialist 

accommodation through a social/health/care worker. Other channels included: living in Council 

housing, joining the waiting list, transferring from sheltered to extra-care housing or by word of mouth.  

“They [friends] came up and had a look at my place and said it seems perfect: nice 

area, the caring seems to being going on all the time, there is always somebody 

running around. So I think one or two people have since signed up because they didn’t 

know this existed” 

4.19 It is worth noting that few participants had actively sought out information on their living options 

independently. 

4.20 The length of time waiting for a suitable property varied from three weeks to ten years across the 

participants. Those who were medically referred tended to be allocated accommodation in a shorter 

period than those on waiting lists. However, one participant reported waiting six years for her 

accommodation despite being severely disabled and unable to make a cup of tea. 

4.21 A number of participants discussed having concerns about moving to specialist accommodation. 

These included: not having a garden, the hassle of moving, joining a new community, wanting approval 

from children and wanting reassurance from social workers. 

“When I first saw it I didn’t want it because I didn’t want to move. It was because I 

considered the children and I had to talk to them as well as talk to my social worker to 

find out if they liked it or not.” 
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Choice-based lettings 

4.22 One of the participants living in sheltered accommodation got the property through the Choice-based 

lettings (CBL) system. She reported that on the whole it was easy to use and that there was a phone 

number available to provide assistance if required. However, she noted that the use of the word 

‘bidding’ regarding expressing an interest in a property was confusing, and was unsure as to the level 

of commitment ‘bidding’ on a property involved. 

4.23 Representatives from two RSLs / housing associations attended one the focus groups and were asked 

for their feedback on CBL. One major concern from their perspective was the increased length of time 

properties are vacant for. Advertising the properties, allowing time for applications and sorting through 

applications is more time consuming than using a waiting list or asking the Council for a nomination. 

The additional time that a property is vacant leads to a loss of potential income for the RSL/ housing 

association. 

4.24 The RSL/ housing association representatives were able to appreciate that CBL increased choice for 

social housing tenants, although there was concern that this approach was not necessarily appropriate 

for older people in need of specialist accommodation. This was a particular issue for one RSL/ housing 

association as CBL does not guarantee that properties are suitably allocated and the RSL / housing 

association was unable to assess if the property is appropriate for the prospective tenant. 

“It’s giving choice to the tenant but the tenant isn’t always particularly well informed” 

4.25 The other RSL / housing association was able to conduct home verification visits to check the 

successful bidder is suited to that home. Extra-care accommodation is exempt from CBL and tenants 

are passed on through adult social care.  

Changes to specialist accommodation 

4.26 This section uses information provided by the Councils working in Somerset to outline recent changes 

in policy or procedures affecting specialist housing in the County. It then uses feedback from focus 

groups to discuss how three of these changes (removing live-in wardens, centralising the emergency 

alarm system and mixed-age accommodation) have impacted specialist housing residents. 
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Warden presence in sheltered accommodation 

4.27 Data from the Somerset SHMA found that sheltered accommodation with a warden is the most popular 

form of specialist accommodation amongst older person households. In the focus groups it was widely 

felt that the main appeal of sheltered accommodation was the feeling of security and reassurance from 

having a professional nearby able to provide support if required. Increasingly sheltered accommodation 

schemes in Somerset no longer have live-in wardens and instead have support workers deliver 

services to residents on a needs basis. 

4.28 Many of the older person focus group participants lived in sheltered accommodation where the warden 

system had been altered during their tenancy. All of these participants reported that they or their 

neighbours had found the change worrying. This was because the main appeal of sheltered 

accommodation for residents was the security of having a live-in warden. Many of these participants 

felt that they had not been provided with the services that they were promised. 

“They’re welching on the contract.” 

4.29 It should be noted that under the previous live-in warden system, wardens were not available at all 

times and worked a 35 hour week. Despite this, having a warden on site was comforting for many 

sheltered housing residents; as the wardens were nearby and would often provide assistance out of 

hours. 

4.30 Participants expected their services to be affected by public sector spending cuts and there was 

concern that decision makers did not take into account tenants’ needs and rights. This was a particular 

concern because sheltered housing applicants are no longer required to prove that they are able to live 

independently. It was felt that removing services from sheltered housing when the average resident 

requires increasing amounts of assistance would be detrimental to their wellbeing. 

 “In the end we are relying on neighbours in the building to offer in the caring and 

sharing. It would be helpful if the Council could sit down and think about what can be 

offered and what can’t. And don’t offer something you can’t commit.” 

4.31 One participant reported that the warden system had changed twice in the year that she had lived in 

the scheme. A live-in warden changed to a part-time coordinator working on site during allotted 

periods, which then changed to two coordinators, one addressing personal needs and a scheme 

manager for community needs. Whilst this did not have a direct impact on the participant’s lifestyle, 

she was concerned that the ‘older’ older people in the scheme were unable to understand and adapt to 

these changes. 

“They take it in when you say it to them, but it doesn’t register with them and yes they 

do get confused and say no one is there”. 
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4.32 The changes to the warden service have varied across Somerset County. One RSL / housing 

association has not changed their warden provision and use a site based model where the number of 

hours worked by the warden is proportional to the number of units one the site. 

4.33 The call centres that many sheltered housing residents now use provide an efficient service and are 

connected with a number of services. However, based on feedback from the focus groups, procedures 

and service quality vary across Somerset County. 

Extra-care accommodation and emergency alarm service 

4.34 At the time of this report the delivery of extra-care housing was under review to explore models that 

meet the needs of owner-occupiers such as ‘virtual’ extra-care. The review will also explore potential 

demand for shared ownership and private ownership in extra care schemes. This is part of a regional 

project across all the local authorities in the South West to meet future demands and address funding 

cuts. 

4.35 In one of the extra-care schemes represented in the focus groups the alarm system had recently been 

changed. Previously, when an alarm was raised a warden would be alerted and respond. Under the 

new system alarms go to a central office in Exeter. This was a concern for a number of the scheme 

residents as their condition would now be assessed over the phone instead of in person. They were 

also worried that the waiting time for treatment would increase which could be vital in an emergency. 

However, the only participant with experience of using the new system said that a high standard of 

care was delivered. 

 “The people on the phone, the paramedics and the hospital staff were all very good. 

Everybody was so efficient. Everybody here was a good as they ever could be, they 

couldn’t do enough.” 

Mixed accommodation 

4.36 Specialist housing in Somerset is increasingly open to younger people with physical, sensory or 

learning disabilities, and vulnerable people with mental health problems. This is partly because of an 

over capacity of sheltered accommodation for older people.  

4.37 The specialist housing residents that took part in the focus groups had mixed feelings about allowing a 

range of people to live in their schemes.  The negative impacts of having a range of needs and ages 

on a scheme listed by participants included: 

• Many older people have a fixed routine and do not want it to be disrupted 

• One person can ruin a community and once they have moved in the damage is done 

• People with metal health problems could be dangerous or intimidating 

 

“I’ve heard they can break out a bit” 
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4.38 However, many participants thought that integration could have a positive impact on their scheme as a 

range of people add value to the community. Primarily, participants wanted to know that housing 

providers considered who would be appropriate to join a scheme and they felt that there should be a 

range of housing options available to meet personal preferences i.e. some with a mix of people and 

some for older people only. 

“If you do it property I think it will work. But I can see where older people are coming 

from.” 

Socialising in specialist accommodation 

4.39 Participants’ experiences of the frequency and range of social activities available through specialist 

housing schemes varied and socialising was a high priority for all. In a number of schemes a weekly 

rotation of activities was organised, e.g. craft work and bingo, but the level of resident involvement 

varied. Attitudes towards the regularly arranged activities ranged from some appreciating the chance to 

get out of their home and spend time with other people to others who found that the activities were not 

appealing or stimulating and disassociated themselves from the community. All the participants in 

specialist accommodation, including those less involved in the activities, felt that the availability social 

and stimulating events were important for their wellbeing. 

4.40 Three issues in particular hindered the success of social activities: the difficulty of getting enough 

residents involved, making sure that activities are wheelchair accessible and involving the local 

community. It was noted by many that to have an appealing and successful social activity, attendance 

needs to be high. Small numbers of people at activities was a deterrent for many and had a self-

reinforcing impact (residents do not attend because of poor turnout so numbers remain low). 

“The coffee mornings here haven’t really been very successful. Over the years I’ve 

arranged quizzes and such but the most we would get would be 16 and often it was 

only 12. We don’t get the support.” 

4.41 External activities were a concern for some wheelchair users as they were unsure if the venue would 

be accessible, if they would need to arrange for a ‘pusher’ and if they would have to pay extra for these 

needs to be met. 
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4.42 Participants reported mixed experiences of involving the community in their activities. One participant 

found arranging to have the local village hall as a venue difficult and another gave the example of 

arranging a car boot sale where only five groups attended despite putting significant effort and 

resources into promoting the event to the general public. The main limitations in getting the wider 

community involved in local housing schemes were informing the general public of their events and 

persuading people to break their routine to support the local community. All participants felt that they 

would enjoy more involvement with the local community, suggestions of how this could be achieved 

included inviting them to events, a voluntary befriending service and inviting young people to provide IT 

training. 

4.43 One participant had been very successful at arranging social activities within her sheltered housing 

scheme, getting residents involved and rallying support from the local community. The arrangement of 

the activities on this scheme was centred on a resident social committee. The activities included a 

regular weekly rotation within the scheme and monthly parties, pub lunches and coach trips. All the 

activities are arranged to be accessible to all. The price of attending an activity was kept as cheap as 

possible and is often only a nominal fee of 30p for tea and coffee. The scheme is very engaged with 

the local town by promoting their events in the local paper and through word of mouth, and in turn the 

community support their events. A lot of money for the scheme is raised through raffles and they also 

hold two large fundraising events a year for other causes – a recent barbeque was attended by 50 

people and raised nearly £500 for Yeovil hospital. 

“It was a lot of work but we enjoyed it”. 

4.44 This example has been used as a pathfinder in other schemes that have adopted a similar approach. 

According to a participant on an extra-care scheme that has adopted this approach, satisfaction with 

the social life and the number of activities held has greatly increased. The participants from these 

schemes found that the involvement and initiative of residents was essential for its success. They said 

that one or two resourceful residents willing to ‘get the ball rolling’ by deciding on an activity, making 

the arrangements and informing other residents was all that was required to improve things socially. It 

was expected that attendance would be very small at first but that overtime this would gradually 

increase. 

“I think basically it’s up to all of us. To try and get things going.” 

“It’s a way to empower people to take part and try things and see what they would like 

to do. You are never going to get everybody to join in.” 
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Partnership working 

4.45 There are a number of organisations providing services to older people within Somerset County. This 

section uses feedback from the focus groups with service providers to consider the level of partnership 

working and related issues. 

4.46 Somerset Direct is a sign-posting phone service providing support to vulnerable adults or older people 

and their carers run by the County Council. It provides a centralised directory for service users to 

identify what is available to meet their needs. The older person participants that had used this service 

said that it was useful and effective in addressing their needs. However, many older people reported 

that there were certain services that they need or would like and did not know if they were available 

and how they could be accessed. Similarly, service providers reported that their clients would remark 

that they had struggled to find the appropriate service. This suggests that, whilst those who use 

Somerset Direct find it useful, a number of people that would benefit from the service are not aware of 

it. 

4.47 In the focus groups with service users it was widely accepted that there are a number of services 

available to older people and that because many are small and niche, few providers knew of them all. 

Somerset Direct has the potential to unify service providers and to increase providers’ awareness of 

what is available which they can then pass on to their clients. However, focus group discussions found 

that Somerset Direct did not engage with providers. Examples of this included not asking providers for 

updated information regarding changes to their services and receiving few referrals through Somerset 

Direct (one participant estimated to have received three referrals in eight years through the service). 

Support service providers reported that they would like more referrals from other organisations that 

work with older people as many older people are in need of their services but are unaware that they 

are available. 

4.48 One problem of partnership working that was raised by a number of providers was the issue of 

confidentiality of client information. This caused a problem as providers are unable to pass on the 

information of their clients to other relevant providers without the client’s permission. For example, one 

participant had independently sought help from the Red Cross in hiring disability equipment and it was 

only much later when she was assigned a social worker that she was made aware of her eligibility for 

carer’s allowance. Confidentiality was also an issue because many older people will assume that 

service providers already share information and therefore withhold important information assuming that 

the provider is already aware. 
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4.49 Non-statutory service providers found the NHS particularly difficult to work with. As the NHS is a large 

bureaucratic organisation with its own funding and targets, small providers found initiating small scale 

involvement with the NHS difficult. There was concern that the NHS did not stay informed on the 

changes to the Supporting People programme and other housing policy changes. Whilst one 

participant did attend some NHS meetings in the spirit of information sharing, the agendas were rarely 

relevant. There was concern that as the NHS is not well informed on changes and as it has its own 

targets, such as vacating beds, many older vulnerable people are discharged without checking that 

their homes are suitably equipped for their needs. 

“I think people’s lives are being put at risk”. 

4.50 Despite previous difficulties with the NHS, there was much enthusiasm from providers for further 

engagement. Working together on the installation of adaptations was considered particularly important 

as it acts as preventative healthcare and early referrals from the NHS to suppliers would save the NHS 

money in the long-run (e.g. installing a handrail in the home of a vulnerable older person could prevent 

a fall and more intensive treatment at a later date). 

4.51 One RSL / housing association had a successful experience working with an NHS PCT on the 

transitions between home and hospital and providing patients with options. However, despite its 

success, the work is no longer being funded. 

4.52 Through Somerset Councils the NHS has had more involvement in health promotion and housing. The 

NHS target people from the age of 50 for health promotion and it makes roots into the local community 

and local organisations through primary and secondary care. Health promotion work in the social 

rented sector in Somerset has tended to be more intensive and responsive compared to work in the 

private sector which has had variable success. 

4.53 Promoting healthy living was considered a high priority for all service providers as prevention work can 

remove the need for more intrusive care later in life and reduce the need for specialist housing if 

people are able to live at home for longer. It is very difficult to prove the value and impact of such 

interventions. However, data from the ‘Health and Social Needs in Somerset’ report
6
 shows that in 

2007 people aged 75 and over accounted for 27,322 per 100,000 of emergency hospital admissions in 

Somerset (27.3%). At the district level the rate is 29,673 per 100,000 in Sedgemoor (29.6%), 27,511 in 

Taunton Deane (27.5%) and 25,135 in West Somerset (25.1%). These figures suggest that if service 

providers are able to promote healthy living and prevent accidents amongst older people, substantial 

savings can be made for the NHS. 

4.54 Somerset County Council and Somerset NHS are currently in the early stages of developing a strategy 

for Assistive Technology. It should be noted that further progress in integrating the delivery of health 

and housing support with the NHS in Somerset and other providers is likely to be slow in the short-term 

due to the planned restructure of the NHS and abolition of PCTs. 
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4.55 One inevitable difficulty of partnership working on older person housing needs across Somerset is that 

there are five different housing authorities working within the County, each with their own funding and 

strategies. For example, the high standards in South Somerset have meant that some specialist 

housing has been decommissioned whilst others of the same standard are in use in Taunton Deane. 

Despite the complicated organisational structures, non-statutory providers were generally satisfied with 

the working processes with local councils, as Councils tended to listen to providers concerns and 

suggestions and provide honest answers. 

4.56 A number of recent developments in Somerset suggest that partnership working is improving. For 

example, in a small pilot project occupational therapists who assess the need for adaptations such as 

grab rails are now receiving training to help them indentify other problems and refer the client on to 

other services. The recently introduced Home Improvement Agency in Somerset will be responsible for 

case workers providing support to older people in getting support and adaptations even when a 

disabled facilities grant is not needed. The Councils in Somerset are also tendering for a County-wide 

handyman service for older residents that provides a centralised and consistent service. A County-wide 

adaptations provision tender is also being considered. 

Summary 

4.57 Current provision of older persons accommodation support in the Taunton HMA consists of sheltered 

housing, ‘extra care’ housing and home-based services. All of these are available within each of the 

three districts in the HMA. Altogether there are 121 schemes across the Taunton HMA with a total 

2,936 specialist older person housing units Taunton Deane has the largest capacity and West 

Somerset the smallest. Most of the specialist older person accommodation in the Taunton HMA is 

rented. Through the Supporting People programme home-based services are provided to 148 older 

people in the Taunton HMA. 

4.58 Private sector companies provide 954 units of specialist accommodation the Taunton HMA (373 in 

Sedgemoor, 448 in Taunton Deane and 133 in West Somerset). There are only 2 schemes that offer 

housing with care in the Taunton HMA both based in Taunton Deane with nine units of accommodation 

altogether. The majority of older person specialist housing in the Taunton HMA is available on 

leasehold tenancies. The only scheme to offer ownership of properties is based in Sedgemoor and 

contains 16 units. 

4.59 Few older people live in the private rented sector and service providers have few clients in this tenure. 

Further research into this sector is required to determine to what extent it needs to be improved and 

what role it can play in the provision of housing for the growing numbers of older people. 

                                                                                                                                                                      
6
 Health and Social Needs in Somerset, Somerset Intelligence Network, 2007 
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4.60 Although many older people do not want to live in specialist accommodation, focus group participants 

in this type of housing were generally very satisfied. These participants were able to name a number of 

advantages of specialist accommodation for older people. However, the level of satisfaction heavily 

depended on the design and quality of the housing and commitment and support received from the 

scheme staff. 

4.61 The majority of participants that live in specialist accommodation had moved because of information 

provided to them through their social workers. Few actively sought information on specialist 

accommodation. 

4.62 Specialist accommodation in Somerset has been subject to a number of changes in recent years to 

improve services and efficiency. Residents who have been affected by the changes were concerned 

that the services they were offered when they first moved in were being removed and that standards 

would slip. Many residents felt that these changes had not improved the housing schemes however 

there was no feedback to suggest that the changes had significantly impacted service quality in 

practice.  

4.63 All the older person participants agreed that socialising on a housing scheme was important for 

residents’ wellbeing and happiness. Whilst many schemes offered a weekly routine of activities the 

quality and attendance at these events varied. The main obstacles to holding successful social events 

were getting local residents to attend, ensuring that activities are wheelchair accessible and involving 

the wider community. Participants that had held successful events previously felt that it was up to a few 

determined and resourceful residents to drive improvements in social activities and that they should not 

just expect scheme staff only to do this. 

4.64 Partnership working in Somerset has had mixed success. Many providers found that the NHS had 

been difficult to work with but they were still keen to collaborate, particularly in terms of providing 

adaptations which can be considered as preventative healthcare. Partnership working was a priority for 

providers as a way of improving service quality and increasing efficiency, and the situation across 

Somerset appears to be improving. Somerset Direct has the potential to be a valuable resource for 

sharing information amongst service providers, but ongoing engagement with providers would be 

required. 
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5. Assessment of need for specialist 

accommodation 

Introduction 

5.1 The aim of this chapter is to establish how many older people need or want to move home, and how 

many of these will present a need for specialist accommodation. We use a model to assess the level of 

this need, based on data for older person only households from the 2008 SHMA household survey. 

The first part of this chapter presents the various steps of the needs model before arriving at a net 

need figure for the next two years. The characteristics of those in need of specialist accommodation 

are then considered, and finally, a future projection of need for specialist housing is presented. 

Age-related reasons for moving 

5.2 The first stage of the model looks at the number of older person households planning a move and the 

reasons given for moving. Only a small proportion of older person households said they needed or 

were likely to move in the next two years – 10.4%, equivalent to 5,341 older person households out of 

a total of 51,416. Most of the remainder said they had no intention of moving (79.1% of older person 

only households). 

5.3 The main reason given for moving was ‘current home too big’. The table below shows that more than a 

quarter (27.3%) of older person households planning a move gave this as a reason, with other key 

reasons including ‘to be closer to friends or family’ or ‘to move to cheaper accommodation’.  
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Table 5.1 Main reasons for needing or likely to move home 

Reason Number  
As a % of older person 

h’holds planning a move 

Current home too big* 1,459 27.3% 

To move closer to friends/family* 1,192 22.3% 

To move to cheaper accommodation 1,017 19.0% 

To move closer to shops and services 951 17.8% 

Other 879 16.5% 

To move to a better environment 823 15.4% 

Unable to manage in current home* 729 13.6% 

Access problems (e.g. steps, stairs)* 711 13.3% 

To move closer to transport links 647 12.1% 

To receive higher levels of care* 640 12.0% 

Current home too small 559 10.5% 

Problem with the condition of current home 511 9.6% 

To live closer to employment or other facilities 351 6.6% 

To move to a safer area 305 5.7% 

To live independently 282 5.3% 

To move to live with partner 86 1.6% 

Relationship breakdown 52 1.0% 

To live within a school catchment area 47 0.9% 

*Denotes age-related reason 

NB: respondents could give more than one answer 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

5.4 A number of these reasons can be considered to be age-related. These are ‘current home too big’, ‘to 

move closer to friends and family’, ‘to receive higher levels of care’, ‘unable to manage in current 

home’ and ‘access problems (e.g. steps, stairs)’. A total of 3,441 older person households 

needed/were likely to move due to age-related issues (the sum of these categories in Table 5.1 is 

greater than this, as households were able to give more than one reason for moving). 

5.5 Not all of these households intended to stay in the district they currently live in. Some 1,166 older 

person households expected to leave their home district when they move and so are excluded from the 

need assessment, leaving 2,275 older person households. The table below presents these figures for 

the three districts within the Taunton HMA. 
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Table 5.2 Moving intentions of older person households – by district 

Area 
Total no. of 

older person 
h’holds 

no. planning 
to move within 

2 yrs 
% of h’holds 

moving 

no. moving for 
age related 

reason 

no. expecting 
to remain in 

area 

Sedgemoor 21,265 2,584 12.2% 1,633 1,080 

Taunton Deane 21,109 1,869 8.9% 1,276 907 

West Somerset 9,042 888 9.8% 531 288 

Total 51,416 5,341 10.4% 3,441 2,275 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

 

Need for older people’s housing  

5.6 Looking more closely at this sub-set of 2,275 older person households needing or likely to move in the 

next two years, 2,124 (93.4%) of these households currently live in general needs accommodation, 64 

live in sheltered housing with a warden, 22 live in sheltered housing without a warden, 26 live in extra 

care housing and 38 in supported housing.  Of these households in general needs accommodation just 

over 70% live in the owner-occupied sector.  

5.7 Of this group of 2,124 households, a large proportion (73.8%, or 1,568 older person households) 

expected that they would be able to stay living in general needs accommodation, and would not require 

a move into specialist accommodation. This leaves an estimated 557 older person households who 

would present a need for a form of specialist accommodation.  

Reasons for moving 

Around 10% of older person only households need or are likely to move in the next two years. Many 

of the reasons given for moving were age-related, such as ‘current home too big’. Of the 5,341 

households needing or likely to move, 2,275 gave age-related reasons and expected to stay living 

in their home district. This figure is carried over into the need assessment. 
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5.8 The next step is to assess the number of older person households in need of specialist 

accommodation who will move to one of the three districts in the Taunton HMA from another area, in 

the next two years (including households moving from one district within the HMA to another). This is 

based on the number of older person households who moved within the last two years for age-related 

reasons from outside their current district to specialist accommodation within the Taunton HMA
7
. It is 

assumed that this migration rate will remain the same for the next two years. An additional 166 older 

person households are expected to move to a district in the Taunton HMA (either from outside the area 

or from another district within the Taunton HMA) within the next two years and require specialist 

housing. These households are added to the 557 households currently living in the area and requiring 

specialist housing, resulting in a total of 722 households requiring specialist housing. The table below 

presents these figures at district level. 

Table 5.3 older person households in need of specialist accommodation– by district 

Area 
Previous 
figures 

No. in general 
needs 

accommodation 

Expecting to live 
in specialist 

accommodation 
(final local need) 

Migration 
need 

Total 
need 

Sedgemoor 1,080 1,042 365 93 457 

Taunton Deane 907 795 122 61 183 

West Somerset 288 288 70 12 82 

Taunton HMA 2,275 2,124 557 166 722 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

5.9 From this is subtracted the likely supply of specialist housing units arising from the current stock over 

the next two years. The supply of specialist housing is split between housing with support (including 

‘extra care’ housing with support) and residential accommodation.  

5.10 The current turnover of older person extra-care housing stock (excluding transfers) across all tenures 

is estimated to be 19 units per annum. This is calculated by applying the annual turnover rate on West 

Somerset Councils’ extra-care schemes (6.3%)
8
 to the total stock of older persons extra care schemes 

in the Taunton HMA (290 units). Assuming the rate continues for the next two years, this would 

generate 37 units (19 units per annum). 

                                                      
7
 Information on in-migrants has to be based on past trends, as the SHMA only surveyed people living within Somerset  

8
 The turnover rate for West Somerset is used because this was the most accurate estimate available within Somerset County 

at the time of writing and there is not expected to be a large difference in the rate across districts.  
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5.11 The current turnover of older person residential accommodation across all tenures is estimated to be 

196 units per annum. This is calculated by applying the annual turnover rate of West Somerset 

Councils’ sheltered homes (7.4%)
9
 to the total stock of older person sheltered accommodation in the 

Taunton HMA (2,646 units). Assuming the rate continues for the next two years, this would generate 

391 units. 

5.12 According to County Council information there are currently no plans for the creation of additional units 

of older person accommodation made available through construction or refurbishment. The total supply 

figure is therefore 428 units in the next two years. The table below outlines the supply data at district 

level. 

Table 5.4 Supply of older person specialist accommodation– by district 

Area Extra care 
housing stock 

Estimated 
annual 

vacancies 
Older person  
housing stock 

Estimated 
annual 

vacancies 
Total supply 
over 2 years 

Sedgemoor 97 6 904 67 146 

Taunton Deane 120 8 1,228 91 197 

West Somerset 73 5 514 38 85 

Taunton HMA 290 19 2,646 196 428 

Source: Somerset County Council 2010 

 

5.13 The steps in reaching this figure of need are summarised in the table below. The total need is the 

difference between the 722 households assessed as in need of specialist housing, and the supply of 

428 units, leaving a need for 294 units over the next two years (147 units per annum). Tables with the 

equivalent information at district level are presented in Appendix A4. The district level net need figures 

for the following two years show that Sedgemoor has a need for 311 units, whilst Taunton Deane has a 

surplus of 14 units and West Somerset has a surplus of 3 units. 

                                                      
9
 The turnover rate for West Somerset is used because this was the most accurate estimate available within Somerset County 

at the time of writing and there is not expected to be a large difference in the rate across districts.  
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Table 5.5 Assessment of need for older person specialist accommodation,  

2010/11 to 2011/12 

Need for specialist housing 

1) Older person households needing or likely to move in the next two years 5,341 

2) Minus proportion moving for reasons other than age-related support issues (1,900 
households) 

3,441 

3) Minus proportion expecting to leave the Taunton HMA (1,166 households) 2,275 

4) Minus those already living in specialist accommodation (151) and those expecting to be 
able to stay in general needs accommodation (1,568 households) 

557 

5) Plus in-migrants households in need of specialist accommodation in the Taunton HMA 
districts over the next two years 

166 

Total older people in need of specialist accommodation in next two years 722 

Supply of specialist housing 

6) Annual supply of re-lets of extra care schemes (net) (19 p.a.) 37 

7) Annual supply of re-lets of sheltered homes (196 p.a.) 391 

8) Planned new units of specialist housing in the next two years 0 

Total supply of specialist housing units in next two years 428 

Balance of need and supply 

Total in need minus supply (722 – 428) 294 

Net need for specialist housing per annum (294/2) 147 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 

 

5.14 It is also important to note that this figure is based on the assumption that older people in need will 

occupy all future vacancies however, a small proportion of these are likely to be filled by younger 

people with high level support needs. 

5.15 An annual need of 294 units is calculated when considering all households in need and all tenures of 

supply. It is also important to assess the requirement for affordable specialist accommodation in the 

Taunton HMA. The second assessment model excludes those who may be able to afford to access 

accommodation in the private sector and also excludes the supply of non-affordable specialist housing.  

5.16 A market survey of older persons’ housing in the Taunton HMA conducted in August 2010 found that 

the average price of a two-bedroom unit was £125,000 in Taunton Deane and West Somerset and 

£120,000 in Sedgemoor. 251 of the 722 households have combined savings and equity in excess of 

the average price in their district and so are excluded from the assessment
10

. This leaves 471 

households in need of affordable specialist housing. 

                                                      
10

 The affordability test excludes household income as it is based on the capital sum available to the household and multiples 

of income are usually only included in these assessments if it can be proved that the household is going to continue to be 

earning for the whole term of the mortgage (usually 25 years). Given the nature of the study group (those in or approaching 

retirement) it is assumed that the household would not be lent money based on their income levels. 
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5.17 All of the older persons extra care schemes in the Taunton HMA are affordable so the total stock figure 

remains at 290 units. The turnover (at a re-let rate of 6.3%) is therefore estimated to be 19 units per 

annum, which equates to 37 units over two years. The total stock of affordable older persons’ sheltered 

homes in the Taunton HMA is 2,537 units (this excludes housing provided by charities as the cost of 

the housing and the longevity of the scheme are more likely to change). The turnover (at a re-let rate of 

7.4%) is therefore estimated to be 184 units per annum, which equates to 365 units over two years. As 

there are no planned new units in the Taunton HMA, the total supply of affordable specialist 

accommodation is therefore 402 units. 

5.18 The assessment is summarised in the table below. Again, the overall need requirement is calculated 

by subtracting the supply (402 units) from the need figure (471 units). This produces a net requirement 

for 69 units over the next two years (35 units per annum). This is based on the assumption that all 

those able to do so will choose to buy a home in the private sector. In reality, a proportion of those with 

sufficient financial resources to access the private sector may access specialist housing through the 

social rented sector. 

Table 5.6 Assessment of need for affordable older person specialist accommodation,    

(taking into account affordability), 2010/11 to 2011/12 

Need for specialist housing 

1) Older person households needing or likely to move in the next two years 5,341 

2) Minus proportion moving for reasons other than age-related support issues (1,900 
households) 

3,441 

3) Minus proportion expecting to leave the Taunton HMA (1,166 households) 2,275 

4) Minus those already living in specialist accommodation (151) and those expecting to be 
able to stay in general needs accommodation (1,568 households) 

557 

5) Plus in-migrants households in need of specialist accommodation in the Taunton HMA 
districts over the next two years 

166 

Sub-total: need for specialist accommodation in next two years 722 

6) Minus those with savings / equity exceeding the average price of suitable 
accommodation 

471 

Total older people in need of affordable specialist accommodation in next two years 471 

Supply of affordable specialist housing 

7) Annual supply of re-lets of extra care schemes (net) (19 p.a.) 37 

8) Annual supply of re-lets of sheltered homes (183 p.a.) 365 

9) Planned new units of specialist housing in the next two years 0 

Total supply of affordable specialist housing units in next two years 402 

Balance of need and supply 

Total in need minus supply (471 – 402) 69 

Net need for affordable specialist housing per annum (69/2) 35 

Source: Somerset SHMA household survey, Fordham Research 2008;  

Market survey of older persons housing, Fordham Research 2010; Somerset County Council 2010 
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5.19 A summary of the district level figures are displayed in the table below. It shows that the net-need for 

affordable specialist housing in Sedgemoor is much greater than the other districts. Detailed district 

level figures and further analysis can be found in Appendix A4. 

Table 5.7 net-need for older person affordable specialist accommodation– by district 

Area 

H’holds in 
need of 

affordable 
housing, 2 yr 

Affordable 
extra-care 

annual 
vacancies, 2 yr 

Affordable 
sheltered  

annual 
vacancies, 2 yr 

Total supply 
of affordable 

specialist 
housing, 2 yr 

Net-need for 
affordable 
specialist  

housing 2 yr 

Sedgemoor 250 12 134 146 104 

Taunton Deane 183 15 168 183 0 

West Somerset 38 10 63 73 -35 

Taunton HMA 471 37 365 402 69 

Source: Somerset SHMA household survey, Fordham Research 2008;  

Market survey of older persons housing, Fordham Research 2010; Somerset Council 2010 

 

5.20 The earlier affordability test assumes that all households should be tested against their ability to afford 

two bedroom older persons’ accommodation. However, it is possible to assess the need for affordable 

specialist housing if some households were to access one bedroom older persons’ accommodation. A 

market survey of older persons’ housing in the Taunton HMA conducted in August 2010 found that the 

average price of a one-bedroom unit was £110,000. We have analysed the older person households in 

need of specialist affordable accommodation in the Taunton HMA and do not expect the affordable 

need figure to change despite the lowering of the market entry rate by £15,000. 

 

Assessment of need for affordable specialist housing 

Based on analysis of household survey data, it is estimated that 722 households will need specialist 

housing in the next two years. Of these 251 can afford to access this accommodation within the private 

sector and 471 households require social rented specialist accommodation in the next two years. It is 

estimated that 402 units of this accommodation will become available over the next two years resulting 

in a net need for 69 additional units (35 per annum). At district level the two years net-need figures 

were 104 for Sedgemoor, zero in Taunton Deane and a surplus of 35 units in West Somerset. The 

differences between the districts are largely because of the significant differences in the level of need. 

The affordability need figure for the Taunton HMA remains at the same level when the market entry 

level price is reduced to reflect one bedroom properties as households unable to afford private sector 

two bedroom properties would also be unable to afford one bedroom properties.  
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The spread of net-need across the Taunton HMA 

5.21 As the net-need figure for Sedgemoor is notably larger than the other districts in the HMA, this 

warrants further analysis. The figure below has been used to illustrate the driving factors behind the 

disparities in the net-need figures across the Taunton HMA. It shows need and supply data for each 

district per 1,000 older person households. For example, Sedgemoor has enough specialist affordable 

accommodation to house 6.9 older person households for every 1,000 in the district, however, 21.5 for 

every 1,000 older person households in Sedgemoor are in need of this kind of accommodation – there 

is a net-need for specialist accommodation to house an additional 14.6 households for every 1,000 in 

Sedgemoor. This section considers each district in turn to outline how need and supply has impacted 

the final net-need figure. 

Source: Somerset SHMA household survey, Fordham Research 2008; 

Market survey of older persons housing, Fordham Research 2010; Somerset County Council 2010 

 

5.22 Sedgemoor – The proportion of older person households in need is relatively high (twice that of both 

Taunton Deane and West Somerset). Once affordability is taken into account this need drops quite 

substantially but remains high relative to the rest of the Taunton HMA. The supply level in Sedgemoor 

is quite low relative to the number of older person households. When affordability is taken into account 

there is no difference to the supply figure in Sedgemoor. The combination of the low level of supply in 

Sedgemoor and the particularly high level of need results in the large net-need figure. 

Figure 5.1 District level older person specialist housing need and supply  

per 1,000 older person households 
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5.23 Taunton Deane – The proportion of older person households in need regardless of affordability in 

Taunton Deane is the lowest in the Taunton HMA. However, as all those in need are unable to afford 

suitable accommodation privately the need figure remains the same when the affordability measure is 

taken into account (meanwhile it drops in West Somerset and Sedgemoor). The supply level in 

Taunton Deane is slightly higher than the level of need. Once affordability is taken into account need 

and supply are equal. 

5.24 West Somerset – The initial need level in West Somerset falls between Taunton Deane and 

Sedgemoor. The proportion of older person households in need in West Somerset halves once 

affordability is taken into account due to the wealth of those in the original need figure. Older person 

households in Taunton Deane and Sedgemoor are more than twice as likely then those in West 

Somerset to be in need of specialist affordable accommodation. In West Somerset there is sufficient 

supply of older person housing for 8.1 households in every 1,000 older person only households, which 

once affordability is taken into account is twice the requirement. The combination of the high level of 

supply in West Somerset and the particularly low level of need results in the large surplus figure. 

Characteristics of older person households in need of specialist housing 

5.25 The following section considers the characteristics of the 557 older person households currently living 

in the Taunton HMA in need of specialist housing over the next two years (prior to an assessment of 

affordability) derived in the previous section (step 4 of the needs model).  

5.26 The table below considers the spread of older person households currently in need across the districts 

in the Taunton HMA. It shows that that largest number of older person households in need live in 

Sedgemoor (almost two thirds of those in need) and that households in Sedgemoor are more than 

twice as likely to be in need than households in Taunton Deane and West Somerset. 

Table 5.8 Level of need across the Taunton HMA districts 

Area No. in need 
Total no. of older 
person h’holds 

% of district group 
in need 

As a % of those in 
need 

Sedgemoor 365 21,265 1.7% 65.5% 

Taunton Deane 122 21,109 0.6% 21.9% 

West Somerset 70 9,042 0.8% 12.6% 

Total 557 51,416 1.1% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

5.27 The remainder of this section will consider the characterises of all the households in need of specialist 

accommodation in the Taunton HMA as a whole as district level analysis would involve small samples 

and lessen the reliability of the information. 
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5.28 Information on in-migrant households is based on past trends and therefore cannot easily be combined 

with the information on households in need currently living in the HMA. A brief section summarising the 

characteristics of in-migrant households in need of specialist accommodation is therefore included 

towards the end of this section. 

Age group and household size 

5.29 Regarding age group, the largest group of households in need were headed by someone between 75 

and 84. It appears that the likelihood of becoming a household in need increases substantially after the 

age of 75. The older the household (head), the greater the likelihood of being in need – 1.9% of 

households headed by someone over 85 were in need of specialist accommodation, compared to 

1.0% of households headed by someone aged 55-64. 

Table 5.9 Age of household head 

Age group No. in need 
Total no. of older 
person h’holds 

% of age group in 
need 

As a % of those in 
need 

55 to 64 187 19,680 1.0% 33.7% 

65 to 74 65 14,033 0.5% 11.7% 

75 to 84 211 12,888 1.6% 37.8% 

85 plus 93 4,815 1.9% 16.8% 

Total 557 51,416 1.1% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

5.30 Over two-thirds (68.7%) of households in need of specialist accommodation were single person 

households, the remainder contained two people.  

Location of current home 

5.31 In terms of location, older person households currently living in the urban area were most likely to be in 

need of specialist accommodation, however there was not a clear trend as households in town and 

fringe areas were the least likely to be in need.  

Table 5.10 Location of current home 

Area No. in need 
Total no. of older 
person h’holds 

% of area group in 
need 

As a % of those in 
need 

Urban 401 28,521 1.4% 72.0% 

Town and Fringe 21 7,785 0.3% 3.8% 

Village 107 10,836 1.0% 19.3% 

Hamlet 27 4,274 0.6% 4.9% 

Total 557 51,416 1.1% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Tenure 

5.32 The table below shows that the majority of households in need of specialist accommodation (53.6%) 

are currently owner-occupiers, mainly outright owners. However, older person households living in the 

private rented sector, make up a third (35.3%) of these households and were the most likely to be in 

need (2.5%, compared to 1.1% of all older person households). 

Table 5.11 Current tenure 

Tenure No. in need 
Total no. of 

older person 
h’holds 

% of tenure 
group in need 

As a % of 
those in need 

Owner-occupied (no mortgage) 188 32,657 0.6% 33.7% 

Owner-occupied (w/ mortgage) 111 7,331 1.5% 19.9% 

Social rented 196 7,807 2.5% 35.3% 

Private rented 62 3,621 1.7% 11.1% 

Total 557 51,416 1.1% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

5.33 At 41.8%, shared ownership was the most preferred tenure of older person households in need of 

specialist accommodation; however few expected to live in this kind of accommodation (7.2%). More 

households would prefer owner-occupied accommodation than expect it. The opposite is true of rented 

accommodation – whilst around a quarter would prefer social rented accommodation, over half 

expected it; and no households preferred the private rented sector but around a fifth expected it. This 

suggests that, as the preferred tenures tend to be more expensive than rented accommodation, 

financial concerns have affected the expectations of some households. The housing association 

Hanover is currently piloting a scheme to sell some of their Somerset properties outright to residents. 

Re-sale of the properties will be as a leasehold property with attached conditions i.e. a minimum age. 

As owner-occupied / shared ownership tenures are preferred for the majority of older person 

households in need (74.8%), this scheme is likely to be popular. This scheme of offering older people 

the kinds of tenure they would like whilst ensuring that adapted housing stock continues to be allocated 

to older person households has huge potential for expansion across the Taunton HMA. This could be 

particularly appropriate in areas such as West Somerset where there is a surplus of affordable 

accommodation as many of the older people in need of specialist accommodation would prefer to, and 

have sufficient capital to, buy outright.  
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Table 5.12 Preferred and expected tenure 

 Preferred tenure Expected tenure 

Owner-occupied 33.0% 16.6% 

Social rented 25.1% 55.3% 

Private rented 0.0% 20.9% 

Shared Ownership 41.8% 7.2% 

Total 100.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Type of accommodation 

5.34 A significant minority (39.6%) of households stated a preference for sheltered housing with a warden, 

and almost a quarter (24.1%) hoped to remain in general needs accommodation. Around a quarter 

(25.8%) of older person households in need of specialist accommodation expected to move to 

residential care / nursing home. However, it should be borne in mind that the differences between 

types of specialist housing are not often well understood, particularly when – like extra care housing – 

they are relatively new terms. None of the households expected to live in general needs 

accommodation as they would not have been considered in need of specialist housing and have been 

excluded from this analysis. 

Table 5.13 Preferred and expected accommodation type 

 Preferred type Expected type 

General needs 24.1% NA 

Sheltered housing with a warden 39.6% 47.1% 

Sheltered housing without a warden 2.2% 14.2% 

Supported housing 0.0% 0.0% 

Extra care scheme 15.1% 12.8% 

Residential care and/or nursing home 19.0% 25.8% 

Total 100.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Support needs 

5.35 The majority of older person households in need of specialist accommodation (72.6%) defined 

themselves as having a support need. The table below shows that ‘frail elderly’ was the most common 

support need, followed by ‘physical disability’ and then ‘learning difficultly’. 

5.36 The majority of support needs households (85.6%) contained someone with more than one support 

need, and just over a quarter (26.2%) contained two people with a support need.  
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Table 5.14 Support needs 

Support need Number  As a % of those in need 

Frail elderly 272 48.8% 

Physical disability 257 46.1% 

Learning difficulty 230 41.3% 

Medical condition 132 23.6% 

Mental health problem 58 10.4% 

Severe sensory disability 33 6.0% 

Other 27 4.9% 

NB: Respondents could give more than one answer  

Source: Somerset SHMA household survey, Fordham Research 2008 

Number of bedrooms 

5.37 In terms of size, the table below shows that a majority (59.7%) would like two bedrooms in their new 

home, with over a third wanting one bedroom. The table also compares preferred size to current size 

and shows a general preference towards smaller accommodation. However, it also appears that some 

households expect their future accommodation to be smaller than they would prefer, with 60.5% 

expecting to move into one bedroom accommodation but only 37.7% wanting to. 

Table 5.15 Current, preferred and expected number of bedrooms  

Bedrooms Current Like Expected 

1 11.1% 37.7% 60.5% 

2 50.1% 59.7% 38.2% 

3 33.9% 2.6% 1.3% 

4 0.0% 0.0% 0.0% 

5 4.9% 0.0% 0.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

 

Characteristics of older person households in need of specialist housing 

Older person households living in Sedgemoor were twice as likely as those in Taunton Deane and 

West Somerset to need specialist accommodation. The likelihood of being in need of specialist 

housing increased after the age of 75, and older person households in need were most likely to 

reside in the urban areas within the Taunton HMA. In terms of preferred tenure and 

accommodation type, around a quarter stated a preference for social rented housing and over half 

expected it. Almost two-fifths of households in need stated a preference for sheltered housing with 

a warden. The majority of households in need identified themselves as having a support need – 

the most common was ‘frail elderly’. The data suggests a tendency for households in need of 

specialist accommodation wanting to downsize, however it also suggested that some households 

expect to downsize further than they would like to. 



5.  Assessment  o f  need for  spec ia l is t  accommodat ion 

Page 71 

In-migrant households in need 

5.38 In terms of the 166 in-migrant households in need of specialist accommodation in the Taunton HMA, it 

was estimated that the vast majority were comprised of single person households, over the age of 75 

and either owner-occupiers or residing in the social rented sector.  

Future projection of housing need 

5.39 The information presented in the chapter thus far is concerned with assessing the need for specialist 

accommodation over the next two years. It is possible to make estimates about the level of need 

beyond this period, using ONS population projections.  

5.40 The table below illustrates estimated need levels over the next five years. Figures for 2010/2011 and 

2011/2012 were derived earlier in the chapter (table 5.5) and have been presented on an annual basis 

for the purposes of this analysis. (Gross) need for the years 2012/2013, 2013/2014 and 2014/2015 has 

been derived by applying the estimated population changes in the different districts indicated by ONS 

population projections to the number of older people in that area in need of specialist housing in the 

Taunton HMA. For example, ONS estimates that the population of older people in Sedgemoor will 

increase by 3.7% between 2010 and 2012; the number of households in need of specialist 

accommodation in this age group is therefore assumed to increase by the same amount.  

5.41 Again, the supply figures for 2010/2011 and 2011/2012 derived earlier in the chapter are presented on 

an annual basis here. Turnover is presumed to remain consistent at 6.3% of extra care stock and 7.4% 

across sheltered homes. 

5.42 All households in need of specialist accommodation and the likely supply across all tenures are 

examined in the table below. Without considering affordability, the net annual need of 147 units per 

annum in 2010/2011 is expected to increase to 176 units per annum in 2014/2015. 
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Table 5.16 Projected need for older person specialist accommodation,  

2010/11 to 2014/15 

District 2010/2011 2011/2012 2012/2013 2013/2014 2014/2015 

Sedgemoor 229 229 238 242 247 

Taunton Deane 92 92 95 97 99 

West Somerset 41 41 42 43 44 

Total need 361 361 375 382 390 

Re-lets (including from new units) 214 213 214 214 214 

New units 0 0 0 0 0 

Total supply 213 214 214 214 214 

Net requirement 147 148 161 168 176 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010;  

ONS 2008-based population projections 

 

5.43 Under the second scenario, considering only the requirement for affordable specialist accommodation, 

the net annual need for 35 units per annum in 2010/2009 is expected to increase to 52 units per 

annum in 2014/2015. Over the next five years, an estimated total of 211 units of affordable specialist 

accommodation will be required. District level calculations found a need for 282 units over the next 

fives years in Sedgemoor, 15 units in Taunton Deane and a surplus of 86 in West Somerset (see 

Appendix A4). 

Table 5.17 Projected need for affordable older person specialist accommodation,  

(taking into account affordability), 2010/11 to 2014/15 

District 2010/2011 2011/2012 2012/2013 2013/2014 2014/2015 

Sedgemoor 125 125 130 132 135 

Taunton Deane 92 92 95 97 99 

West Somerset 19 19 20 20 20 

Total need 236 236 245 249 254 

Re-lets (including from new units) 201 202 202 202 202 

New units 0 0 0 0 0 

Total supply 201 202 202 202 202 

Net requirement 35 34 43 47 52 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 

Market survey of older persons housing, Fordham Research 2010; ONS 2008-based population projections 
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5.44 As mentioned earlier and should be noted again that this need figure is a minimum estimate. This is 

based on the assumption that all those able to do so will choose to buy a home in the private sector 

and that that all vacancies will be occupied by older people in need. In reality, a proportion of those with 

sufficient financial resources to access the private sector may access specialist housing through the 

social rented sector and young people with a high level of support needs will occupy some of the 

expected supply. 

 

 

Summary 

5.45 Just over 10% of older person only households need or are likely to move in the next two years.  Many 

of the reasons given for moving were age-related, such as ‘current home too big’. Of the 5,341 

households needing or likely to move, 2,275 gave age-related reasons and expected to stay living in 

the Taunton HMA. Some 150 of these households already lived in specialist accommodation and a 

further 1,568 of these households expected to be able to stay in general needs accommodation, 

leaving 557 households in need of a form of specialist accommodation (365 in Sedgemoor, 122 in 

Taunton Deane and 70 in West Somerset). The number of households from outside the housing 

market area requiring specialist accommodation (166) is added to this, resulting in a total of 722 

households in need of specialist accommodation over the next two years (457 in Sedgemoor, 183 in 

Taunton Deane and 82 in West Somerset). Older person households in Sedgemoor are more than 

twice as likely to be in need of specialist accommodation as households in Taunton Deane and West 

Somerset. 

5.46 If all those with the financial resources to access two bedroom private sector housing are excluded 

from the calculation, then 471 households are in need of affordable specialist accommodation in the 

next two years. The likely available supply from re-lets of specialist affordable accommodation 

(excluding transfers) and planned new units across all tenures comprises 402 units over the next two 

years. The net need for affordable specialist housing over the next two years is therefore 69 units (471-

402), or 35 per annum. The difference between the market level price for one bedroom specialist 

accommodation compared to a two bedroom equivalent is relatively small and would not change the 

need for affordable specialist housing. The equivalent figures for the districts within the Taunton HMA 

were: a net-need of 104 in Sedgemoor, zero in Taunton Deane and a surplus of 35 units in West 

Somerset. 

Future projections of housing need 

Information on the projected increase in the older person population can be used to estimate the 

likely level of need over the next five years. It is anticipated that over the next five years, an 

estimated total of 211 units of about affordable specialist accommodation will be required, primarily 

in Sedgemoor.  
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5.47 Characteristics of the 557 older person households currently living in the Taunton HMA in need of 

specialist housing over the next two years (prior to an assessment of affordability) were as follows: 

• The majority of households were headed by someone aged over 74 

• Over two thirds reside in the urban areas within the Taunton HMA 

• Around a quarter of households stated a preference for social rented housing, however more 

than half expected to live in this type of housing 

• Almost 40% of households in need stated a preference for sheltered housing with a warden 

• The majority of households in need identified themselves as having a support need, with ‘frail 

elderly’ being the most common 

• There is a tendency for households in need of specialist accommodation to want to downsize 

however, some households expected to downsize further than they would like to 

 

5.48 In terms of the 166 in-migrant households in need of specialist accommodation in the Taunton HMA, it 

was estimated that the vast majority were comprised of single person households, over the age of 75 

and either owner-occupiers or residing in the social rented sector. 

5.49 Information on the projected increase in the older person population can be used to estimate the likely 

level of need over the next five years. It is anticipated that over the next five years, an estimated total of 

211 units of affordable specialist accommodation will be required (282 units in Sedgemoor, 15 units in 

Taunton Deane and a surplus of 86 in West Somerset). 

 



6.  Home adaptat ions and support  serv ices 

Page 75 

6. Home adaptations and support services 

Introduction 

6.1 Current national policy promotes supporting independent living through helping older people (those 

aged 55 or over) to live within their own homes for as long as possible (outlined in Appendix A1). To 

facilitate this, adaptations to the home can be made and/or support services provided to enable older 

people to continue living there. This chapter describes the type of adaptations and support services 

used, before describing which additional ones are needed.  

6.2 The figures in this chapter are based on older person households who, through the 2008 SHMA 

household survey, considered themselves to have a support need. As was identified in Chapter 3 there 

are 13,101 older person households with a support need in the Taunton HMA. These households were 

then asked about adaptations and support services. It should be noted that these support needs may 

be different to those identified during an occupational therapy assessment. 

6.3 When looking at tenure, the social rented sector has been further sub-divided between those in 

general needs and specialist accommodation. It should be noted that the SHMA data has not been 

weighted to the total numbers in specialist accommodation and so these figures should be treated with 

a degree of caution as they may over-represent the total numbers in specialist accommodation. In 

terms of location, data is presented at urban/suburban/rural level and district level (as opposed to 

ward-level) - the sub-set of the data under consideration (sub-sets of those with a support need) would 

be subject to an increased margin of error if presented at a lower level.  

Use of adaptations 

6.4 Households with support needs were asked whether they needed, or already had, a number of 

adaptations. Over half of older person households with a support need (60.4%, 7,911 households) 

already had some sort of adaptation. These are listed in the table below. The most common were a 

downstairs toilet and extra handrails. 
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Table 6.1 Use of household adaptations 

Adaptation Number 
As a % of older person 

households with 
support needs 

As a % of all older 
person households 

Downstairs WC 4,740 36.18% 9.22% 

Extra handrails 4,203 32.08% 8.17% 

Car parking space near to front door  3,642 27.80% 7.08% 

Emergency alarm 3,021 23.06% 5.88% 

Low level shower unit 2,706 20.65% 5.26% 

Other alterations to bathroom/ toilet 2,113 16.13% 4.11% 

Lift/Stair lift 1,806 13.79% 3.51% 

Other alterations to improve 
accessibility e.g. ramps to front door 

1693 12.92% 3.29% 

Alterations to kitchen 612 4.67% 1.19% 

NB: Respondents could give more than one answer 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.5 The table below shows how many older person households with support needs have an adaptation. 

The older groups were the most likely to have adaptations. The 55-64 age group were the least likely 

(51.8%).  

Table 6.2 Households who currently have adaptations by age group 

 Age group 
No. with 

adaptations 
Total no. of older person 

h’holds (with support needs) 
% of age group 
with adaptations 

As a % of all those 
with adaptations 

55 to 64 1,909 3,688 51.8% 24.1% 

65 to 74 1,544 2,516 61.4% 19.5% 

75 to 84 2,835 4,377 64.8% 35.8% 

85 plus 1,623 2,520 64.4% 20.5% 

Total 7,911 13,101 60.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.6 Owner-occupier older person households (with support needs) without a mortgage were more likely to 

have adaptations than those with a mortgage. Around two thirds (66.6%) of older person households 

(with support needs) in the specialist social rented sector had adaptations, compared to 45.2% of 

private rented older person households (with support needs). This is supported by feedback from an 

adaptations provider in the focus groups who reported that a very small proportion of his clients live in 

the PRS. The relatively low level of adaptations in the PRS could be because many tenants require 

permission from their landlord before having adaptations installed.  
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Table 6.3 Households who currently have adaptations by tenure 

Tenure 
No. with 

adaptations 

Total no. of older 
person h’holds (with 

support needs) 

% of tenure 
group with 

adaptations 

As a % of all 
those with 

adaptations 

Owner-occupied (no mortgage) 4,911 7,728 63.5% 62.1% 

Owner-occupied (w/ mortgage) 686 1,269 54.0% 8.7% 

Social rented 1,869 3,120 59.9% 23.6% 

General needs housing 890 1,649 54.0% 11.3% 

Specialist accommodation 979 1,471 66.6% 12.4% 

Private rented 445 985 45.2% 5.6% 

Total 7,911 13,101 60.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.7 There is some variation in the proportion of older person households (with support needs) with 

adaptations across different degrees of urban and rural environments but there is not a clear pattern. 

More than two thirds of older person households (with support needs) in the town and fringe areas and 

hamlets had adaptations, compared to such households in villages and urban areas. 

Table 6.4 Households who currently have adaptations by urban/rural 

 
No. with 

adaptations 

Total no. of older 
person h’holds (with 

support needs) 

% of area group 
with adaptations  

As a % of those with 
adaptations  

Urban 4,696 7,839 59.9% 59.4% 

Town and Fringe 1,522 2,259 67.4% 19.2% 

Village 1,186 2,253 52.6% 15.0% 

Hamlet 507 750 67.6% 6.4% 

Total 7,911 13,101 60.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.8 There is little variation in the proportion of older person households (with support needs) with 

adaptations across the districts in the Taunton HMA. Taunton Deane had the highest proportion of 

older person households (with support needs) with adaptations, whilst West Somerset had the lowest. 

Table 6.5 Households who currently have adaptations by district 

 
No. with 

adaptations 

Total no. of older 
person h’holds (with 

support needs) 

% of area group 
with adaptations  

As a % of those with 
adaptations  

Sedgemoor 3,383 5,630 60.1% 42.8% 

Taunton Deane 3,148 5,114 61.5% 39.8% 

West Somerset 1,380 2,357 58.5% 17.4% 

Total 7,911 13,101 60.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Need for adaptations 

6.9 Some 6,815 households reported a need for additional adaptations - this represents 52.0% of older 

person households with a support need, and 13.3% of all older person households. The table below 

shows that the most common adaptation needed was the installation of a low level shower unit.  

Table 6.6 Need for household adaptations 

Adaptation needed Number 
As a % of older 

person households 
with support needs 

As a % of all older 
person households 

Low level shower unit 2,480 18.9% 4.8% 

Extra handrails 1,920 14.7% 3.7% 

Lift/Stair lift 1,870 14.3% 3.6% 

Other alterations to bathroom/ toilet 1,662 12.7% 3.2% 

Emergency alarm 1,501 11.5% 2.9% 

Car parking space near to front door  1,290 9.8% 2.5% 

Downstairs WC 1,162 8.9% 2.3% 

Other alterations to improve accessibility 
e.g. ramps to front door 1,060 8.1% 2.1% 

Alterations to kitchen 634 4.8% 1.2% 

NB: Respondents could give more than one answer 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.10 It should be noted here that improvements to doorways and windows was an adaptation discussed in 

the focus groups with older people, but not covered in the survey. This was considered important to 

older people to ensure that homes are energy efficient and not the cause of unnecessarily high fuel 

bills. 

“People are living in homes that they can’t afford to heat properly”.  

6.11 In terms of age, the results show that older person households with support needs headed by 

someone aged 55 to 64 are notable more likely (59.8%) to need adaptations. There is little variation 

between the other age groups. 

Use of adaptations  

Almost two thirds (60.4%) of older person households with support needs already had adaptations 

to their home, with the most common being downstairs toilet and extra handrails. ‘Older’ older 

person households, those in specialist social accommodation and owner-occupiers without a 

mortgage were the most likely to already have adaptations, but there was no particular pattern in 

terms of district and location. 



6.  Home adaptat ions and support  serv ices 

Page 79 

Table 6.7 Households needing adaptations by age group 

 Age group 
No. needing 
adaptations 

Total no. of older 
person h’holds (with 

support needs) 

% of age group 
needing adaptations 

As a % of all  those 
with adaptations 

55 to 64 2,207 3,688 59.8% 32.4% 

65 to 74 1,228 2,516 48.8% 18.0% 

75 to 84 2,166 4,377 49.5% 31.8% 

85 plus 1,214 2,520 48.2% 17.8% 

Total 6,815 13,101 52.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.12 Older person households with support needs in the private rented sector were most likely to need 

adaptations (over two thirds of private rented households). However, this group comprise only 9.8% of 

all households requiring adaptations, due to the small number of older person households (with 

support needs) in the private rented sector. Older person households with support needs in general 

needs social rented housing were also more likely than households in the remaining tenure groups to 

need adaptations.  

Table 6.8 Households needing adaptations by tenure 

Tenure 
No. 

needing 
adaptations 

Total no. of older 
person h’holds (with 

support needs) 

% of tenure 
group needing 

adaptations 

As a % of all 
those needing 

adaptations 

Owner-occupied (no mortgage) 3,537 7,728 45.8% 51.9% 

Owner-occupied (w/ mortgage) 733 1,269 57.7% 10.8% 

Social rented 1,879 3,120 60.2% 27.6% 

General needs housing 1,109 1,649 67.3% 16.3% 

Specialist accommodation 770 1,471 52.4% 11.3% 

Private rented 667 985 67.7% 9.8% 

Total 6,815 13,101 52.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.13 There is some variation in the proportion of older person households (with support needs) in need of 

adaptations across different degrees of urban and rural environments but there is not a clear pattern.  
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Table 6.9 Households needing adaptations by area 

Area 
No. needing 
adaptations 

Total no. of older 
person h’holds (with 

support needs) 

% of area group 
needing 

adaptations 

As a % of all those 
needing 

adaptations 

Urban 4,256 7,839 54.3% 62.5% 

Town and Fringe 992 2,259 43.9% 14.6% 

Village 1,212 2,253 53.8% 17.8% 

Hamlet 355 750 47.3% 5.2% 

Total 6,815 13,101 52.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.14 There is little variation in the proportion of older person households (with support needs) with 

adaptations across the districts in the Taunton HMA. West Somerset had the lowest proportion of older 

person households (with support needs) in need of adaptations, whilst Taunton Deane had the highest. 

Table 6.10 Households needing adaptations by area 

Area 
No. needing 
adaptations 

Total no. of older 
person h’holds (with 

support needs) 

% of district 
needing 

adaptations 

As a % of all those 
needing 

adaptations 

Sedgemoor 2,893 5,630 51.4% 42.4% 

Taunton Deane 2,763 5,114 54.0% 40.5% 

West Somerset 1,159 2,357 49.2% 17.0% 

Total 6,815 13,101 52.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.15 Finally in this section we look at the financial characteristics of those needing adaptations. The table 

below shows that older person households (with support needs) requiring adaptations have lower 

(median) levels of income, savings and equity than older person households as a whole. However, 

there may be potential for owner-occupiers to use their equity to fund adaptations.  

Table 6.11 Households needing adaptations - financial information (median figures) 

 
Households needing 

adaptations 
All older person 

households 

Income £10,485 £14,247 

Savings £4,285 £11,418 

Equity (owner-occupiers only) £176,486 £204,272 

Source: Somerset SHMA household survey, Fordham Research 2008 
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6.16 It should be noted that in the focus groups a ‘younger’ older person living in sheltered accommodation 

highlighted that many of her older neighbours needed an adaptation for their home but “don’t want to 

be a bother”. This mentality may impact older peoples’ survey response on self-reported need for 

adaptations – either perceiving that they are not in need when an adaptation would be beneficial, or 

claiming to be in need in the survey without initially attempting to have an adaptation installed. This 

also has implications for providers of adaptations who should be clear in their communications to older 

people and active in their outreach work to ensure all of those in need of adaptations feel that they are 

accessible. 

 

Provision of adaptations 

6.17 Generally, in specialist social rented accommodation small adaptations (usually costing less than 

£500) can be supplied on demand internally without cost to the tenant. Larger adaptations require an 

assessment from an occupational therapist and funding through the Disabled Facilities Grant. In this 

tenure the turnaround for larger adaptations tends to be much longer than smaller adaptations (e.g. 

one RSL / housing association mentioned that a typical wait for a level access shower is around two 

years – although residents that can afford to are allowed to have adaptations installed privately). 

6.18 In the focus groups older people raised two key issues on the provision of adaptations. Firstly, there 

was concern that means-tested funding for adaptations was not fair, punishing savers and rewarding 

spenders. Whilst it was accepted that funding should not be provided on demand, it was felt that all 

residents who were in need of an adaption for health reasons should be provided with funding 

regardless of their assets. Secondly, in one focus group an example was given of a 93 year old 

Somerset resident in need of a level access shower. The resident paid £1,800 to the local council and 

the shower was scheduled to be provided within six months, during which the resident died. 

Need for adaptations 

Over half (52.0%) of older person households with support needs reported a need for additional 

adaptations – a lower level shower unit was the most common. Private rented households and 

those in the social rented sector in general needs housing were most likely to need adaptations, but 

there was no particular pattern in terms of age group, district or location. Households requiring 

adaptations had lower levels of income, savings and equity on average than older person 

households as a whole.  
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6.19 The example above illustrates an important point: older people can pay a high price for an adaption to 

their home which they may have limited use of for example, if their health deteriorates and they need to 

move into accommodation providing care. It may be worthwhile for the local councils in Somerset to 

consider how this can be compensated for through policy. For example, offering residents over 85 a 

discount on adaptations on the condition that when their property becomes available it will be made 

available exclusively to older people. This would benefit the older person by providing them with a 

discount on an adaptation and would be more efficient by guaranteeing that properties with a large 

adaption are lived in by people who require it. 

6.20 Issues were also raised by service providers regarding inefficiencies in the installation of adaptations. 

Firstly, many adaptations are removed when properties become available and are occupied by 

households that do not need them, and secondly, that adaptations are being installed in properties that 

were only built recently. Service providers suggested that keeping a register of the properties with 

adaptations would be a low cost measure which would save large sums of money by allowing homes 

with adaptations to be appropriately allocated to residents in need. However, this has been proposed 

previously for sheltered housing and has been temporarily shelved. At present choice-based lettings 

list which properties have adaptations but do not specify what these adaptations are. The responsibility 

lies with individual RSLs / housing associations to house older people suitably according to needs and 

existing adaptations. 

6.21 Service providers also raised concerns that a disproportionate amount of resources were targeted at 

installing adaptations in the social rented sector. A large Somerset-based ALMO landlord has 

estimated that Councils are spending on average £400-500 on adaptations per property per year in the 

social rented sector. One participant reasoned that in the social rented sector adaptations are provided 

quickly due to established processes and professional pressure, resultantly, there are higher 

expectations coming from social rented sector tenants. It was felt that this disproportionate allocation of 

funding for adaptations needs to be addressed so that variances between tenures are not as stark. 

6.22 This theory is supported by SHMA survey data which shows that those in specialist social 

accommodation are the most likely to have an adaptation and the least likely to be in need of an 

adaptation. However, this does not extend to older person households in the general needs social 

rented sector who, excluding private rented sector households, are the least likely to have an 

adaptation and the most likely to be in need of an adaption. The reason for the disproportionately high 

level of spending on adaptations in the social rented sector could be because owner-occupiers install 

and pay for adaptations independently. When Somerset councils assess how adaptations are provided 

across tenures in future, independent private suppliers should be consulted to ensure that a complete 

picture of the situation is achieved before future need is assessed. 
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Assistive Technology 

6.23 Assistive technology is of increasing importance in providing older people with facilities that will allow 

them to live independently in their own home for longer. It has already changed some of the 

adaptations provided to older people, for example, pull chord alarms are being replaced with a 

‘pendant’ that is worn around the neck.  

6.24 In Somerset there is grant funding available for the provision of assistive technology although uptake 

has been low despite the benefits to the user and carer. Social workers and occupational therapists are 

aware of assistive technology (although it is more commonly the responsibility of the former) and offer 

it to clients who want to stay in their own home. However, it appears that awareness and promotion of 

assistive technology could be improved on and is likely to overtime. 

6.25 It should be noted that participants raised concern that assistive technology and other adaptations can 

not solve all the issues facing older people. It was felt that it is important to remember that equipping 

older people with the tools to look after themselves could increase their isolation and having the 

opportunity to socialise is essential for wellbeing. The provision of adaptations should not allow neglect, 

particularly for older people in the private sector.  

6.26 A good example of how assistive technology has been used in Somerset to help older people living 

independently can be seen in the work of Care line. Care line has worked with hospitals to install a 

care-line for discharged patients and is free of change for six weeks. It operates across the whole of 

Somerset and provides security and confidence to patients returning home, who receive a call from 

Care line everyday. When the installers have access to the property they can also inspect other 

aspects of the property such as fire safety and provide advice on eligibility for attendance allowance. 

After six weeks the client is given the option of disconnecting the care-line or paying for its 

continuation. 

Use of support services 

6.27 Having examined who has and who needs adaptations to their home, we now turn to support services. 

Only 23.4% of older person households with a support need (3,069 households) used one or more of 

the three types of support listed below, which represents 6.0% of all older person households. 
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Table 6.12 Support service used 

Support service Number 
As a % of older 

person households 
with support needs 

As a % of all 
older person 
households 

More support services (to help with budgeting, 
claiming benefits, managing problems with landlord 
or neighbours, accessing services and facilities etc) 

1,770 13.5% 3.4% 

Help maintaining home e.g. handypersons service 1,523 11.6% 3.0% 

Support managing finances, completing forms etc 1,357 10.4% 2.6% 

NB: Respondents could give more than one answer 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.28 As a side note, data from the ‘Health and Social Needs in Somerset’ report
11

 shows that in 2007 

around 32 out of very 1,000 people aged 65 and over in Somerset were in receipt of Home Care 

(people who require assistance with basic activities of daily living and who meet the eligibility criteria for 

Social Services Department support). At a district level this was 31 per 1,000 aged 65 and over in 

Sedgemoor (3.1%), 31 in Taunton Deane (3.1%) and 25 in West Somerset (2.5%). 

6.29 Use of support services sharply increases for households headed by someone over 85 – over a third of 

older person households with support needs in this age group used a support service compared to just 

14.8% of those aged between 65 and 74. 

Table 6.13 Households who use support services by age group 

 Age group 
No. using support 

services 

Total no. of older 
person h’holds (with 

support needs) 

% of age group 
using support 

services 

As a % of all those 
using support 

services 

55 to 64 491 3,688 13.3% 16.0% 

65 to 74 371 2,516 14.8% 12.1% 

75 to 84 1,247 4,377 28.5% 40.6% 

85 plus 960 2,520 38.1% 31.3% 

Total 3,069 13,101 23.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.30 Regarding tenure, the table below shows that older person households with support needs in the social 

rented sector (specialist accommodation) were most likely to use support services. Households least 

likely to access support were those in the private rented sector (17.6%) and the general needs social 

rented sector (14.5%). 

                                                      
11

 Health and Social Needs in Somerset, Somerset Intelligence Network, 2007 
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Table 6.14 Households who use support services by tenure 

Tenure 
No. using 
support 
services 

Total no. of 
older person 
h’holds (with 

support needs) 

% of tenure 
group using 

support 
services 

As a % of all 
those using 

support 
services 

Owner-occupied (no mortgage) 1,896 7,728 24.5% 61.8% 

Owner-occupied (w/ mortgage) 247 1,269 19.5% 8.1% 

Social rented 753 3,120 24.1% 24.5% 

General needs housing 239 1,649 14.5% 7.8% 

Specialist accommodation 514 1,471 35.0% 16.8% 

Private rented 173 985 17.6% 5.6% 

Total 3,069 13,101 23.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.31 The table below shows this information by rural and urban areas. The highest proportions of older 

person households with support needs using support services are found in hamlets, where over 40% 

of these households used some form of support. The remaining areas had notably lower levels.  

Table 6.15 Households who use support services by area 

Area 
No. using 
support 
services 

Total no. of older 
person h’holds (with 

support needs) 

% of area group 
using support 

services 

As a % of all those 
using support 

services 

Urban 1,629 7,839 20.8% 53.1% 

Town and Fringe 617 2,259 27.3% 20.1% 

Village 514 2,253 22.8% 16.7% 

Hamlet 309 750 41.3% 10.1% 

Total 3,069 13,101 23.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.32 There is little variation in the uptake of services by older person households with support needs across 

the districts in the Taunton HMA. Households in Sedgemoor were most likely to use support services 

and households in West Somerset the least. 

Table 6.16 Households who use support services by district 

Area 
No. using 
support 
services 

Total no. of older 
person h’holds (with 

support needs) 

% of area group 
using support 

services 

As a % of all those 
using support 

services 

Sedgemoor 1,419 5,630 25.2% 46.2% 

Taunton Deane 1,149 5,114 22.5% 37.4% 

West Somerset 502 2,357 21.3% 16.4% 

Total 3,069 13,101 23.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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6.33 Finally in this section we look at gender – households headed by females were notably more likely to 

access support services than those headed by a male.  

Table 6.17 Gender of household heads who use support services 

 
No. using support 

services 

Total no. of older 
person h’holds (with 

support needs) 

% of gender using 
support services 

As a % of all those 
using support 

services 

Male 1,279 6,852 18.7% 41.7% 

Female 1,791 6,249 28.7% 58.3% 

Total 3,069 13,101 23.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

 

Need for support services 

6.34 It is estimated that 4,361 older person households with support needs require an additional support 

service, equivalent to 33.3% of older person households with a support need and 8.5% of all older 

person households. Overall, fewer households said they needed support services than adaptations. In 

terms of the types of support needed, the table below shows that the most common was help 

maintaining their home, e.g. handypersons service. This is consistent with the most common age-

related problem in the home reported in Chapter 3 – ‘difficulty maintaining home’. 

Table 6.18 Support service needed 

Support service Number 
As a % of older 

person households 
with support needs 

As a % of all 
older person 
households 

Help maintaining home e.g. handypersons service 3,955 30.2% 7.7% 

More support services (to help with budgeting, 
claiming benefits, managing problems with landlord or 
neighbours, accessing services and facilities etc) 

1,043 8.0% 2.0% 

Support managing finances, completing forms etc. 683 5.2% 1.3% 

NB: Respondents could give more than one answer 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Use of support services 

Around a fifth (23.4%) of older person households with support needs (3,069) currently used a 

support service. Older households (85+), those in the specialist social rented sector and female 

headed households were most likely to use support services. Households in hamlets were also 

more likely to use support services.  
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6.35 Older person focus group participants also highlighted the importance of an easily accessible 

handyperson service in preventing falls as it prevents older people having to strain themselves by, for 

example, climbing a ladder. In preventing falls and injuries this kind of service has the potential to allow 

older people to live independently for longer and save health services money in reducing the need for 

treatment. 

6.36 In the focus groups with older people it was evident that knowledge of the services available to support 

independent living varied. A number of participants mentioned a need for services such as nail-cutting, 

garden maintenance and befriending and others were able to suggest how these services could be 

accessed. This highlights that the need for services identified here does not necessarily imply an 

absence of supply but may indicate a lack of awareness. The issue of promoting services is dealt with 

later in this chapter. However, it should also be noted that some participants in need of a service were 

aware of providers but were unable to afford to pay for it. 

6.37 There is no clear pattern of a change in the need for additional support services with age, with around 

a third of households in all age groups requiring support services.  

Table 6.19 Households who need support services by age group 

 Age group 
No. needing 

support services 

Total no. of older 
person h’holds (with 

support needs) 

% of age group 
needing support 

services 

As a % of all those 
needing support 

services 

55 to 64 1,207 3,688 32.7% 27.7% 

65 to 74 790 2,516 31.4% 18.1% 

75 to 84 1,515 4,377 34.6% 34.7% 

85 plus 849 2,520 33.7% 19.5% 

Total 4,361 13,101 33.3% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.38 The table below shows which tenure older people with support needs requiring support services live in. 

Owner-occupied households appear to be more likely to require support services than those in social 

rented and private rented housing. 
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Table 6.20 Households who need support services by tenure 

Tenure 
No. needing 

support 
services 

Total no. of 
older person 
h’holds (with 

support needs) 

% of tenure 
group needing 

support 
services 

As a % of all 
those needing 

support 
services 

Owner-occupied (no mortgage) 2,708 7,728 35.0% 62.1% 

Owner-occupied (w/ mortgage) 473 1,269 37.2% 10.8% 

Social rented 920 3,120 29.5% 21.1% 

General needs housing 552 1,649 33.5% 12.7% 

Specialist accommodation 367 1,471 25.0% 8.4% 

Private rented 260 985 26.4% 6.0% 

Total 4,361 13,101 33.3% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.39 The table below shows that there is no clear pattern in the need for support services and how rural or 

urban the area. Older person households with support needs in urban areas and villages were most 

likely to need support services. Households in the town and fringe areas and hamlets were least likely 

to require some form of support. 

Table 6.21 Households who need support services by area 

Area 
No. needing 

support 
services 

Total no. of older 
person h’holds (with 

support needs) 

% of area group 
needing support 

services 

As a % of all those 
needing support 

services 

Urban 2,683 7,839 34.2% 61.5% 

Town and Fringe 644 2,259 28.5% 14.8% 

Village 844 2,253 37.5% 19.4% 

Hamlet 190 750 25.3% 4.4% 

Total 4,361 13,101 33.3% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.40 There is little variation in the need for support services by older person households with support needs 

across the districts in the Taunton HMA. Households in Sedgemoor were the least likely to need a 

support service and households in West Somerset the most.  
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Table 6.22 Households who need support services by district 

Area 
No. using 
support 
services 

Total no. of older 
person h’holds (with 

support needs) 

% of area group 
using support 

services 

As a % of all those 
using support 

services 

Sedgemoor 1,843 5,630 32.7% 42.3% 

Taunton Deane 1,710 5,114 33.4% 39.2% 

West Somerset 807 2,357 34.3% 18.5% 

Total 4,361 13,101 33.3% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

6.41 Finally in this section we look at the financial characteristics of those needing support services. The 

table below shows that older person households (with support needs) requiring support services have 

lower (median) levels of income, savings and equity than older person households as a whole.  

Table 6.23 Households needing support services -  

financial information (median figures) 

 
Households needing support 

services 
All older person households 

Income £10,878 £14,247 

Savings £4,019 £11,418 

Equity (owner-occupiers only) £186,705 £204,272 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

 

Need for support services 

A third (33.3%) of older person households with a support need required an additional support 

service, with the most common request being for a handyperson to help maintain the home. 

Households in owner-occupied accommodation were most likely to require support services. There 

was no clear correlation between the need for additional support services and age or area. Older 

person households with support needs requiring support services had lower levels of income, 

savings and equity than all older person households as a whole.  
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Provision of services 

6.42 The home-based support services provided in Somerset through the Supporting People programme 

are currently frozen to new clients whilst the programme being is evaluated. The uncertainty 

surrounding the Supporting People services and funding has been problematic for service providers. 

This is not just the case for smaller service providers whose activity and funding is largely based 

around the programme but also has implications for larger organisations. For example, even though 

Supporting People only makes up a small proportion of one RSL / housing association’s income, they 

will have to re-evaluate the services that they are able to offer tenants. 

6.43 Service providers emphasised the importance of interacting with older people through delivering a 

service in ensuring the wellbeing of older people. A key component of this was home visits and 

personal contact with clients, as from here a care worker is able to observe what the older person 

needs to live independently at home and provide information on how this can be accessed.  

“Once you have been invited in and start having a chat with them, the other problems 

become much more evident.” 

6.44 As personal service provision gives care workers an opportunity to observe the situation of their clients 

in a way that can not be achieved through external assessments, it was considered critical that 

providers are trained to assess living situations and are informed of the relevant services to share with 

their clients. Participants in the service providers groups suggested that handymen and other likely 

home visitors could be trained to indentify the problems and needs of their clients and to provide 

information to clients on other available services. 

6.45 Home visits were also considered essential for older people’s social wellbeing, particularly in rural 

areas where isolation can be more severe. Many providers supported the delivery of a ‘meals on 

wheels’ or a befriending service as they can provide older people with a feeling of security and an 

opportunity to socialise. In addition it allows the professional to build a relationship with their client and 

increase the chances that they will notice arising problems. 

6.46 One major issue raised by service providers was the difficulty of making initial contact with older people 

and getting the opportunity to assess their situation. This is dealt with in the following section. 
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Awareness and promotion of services 

6.47 Previously this chapter discussed the range of services available to older people, the level of uptake of 

these services and the level of demand. This section uses feedback from the focus groups to look 

more specifically at older people’s awareness of, and the promotion of, services. The communication 

issues discussed to fell into three areas: 

• Older people are unable to find information on the relevant services 

• Information on services is complicated and difficult to understand 

• Possible improvements to service promotion 

 

6.48 Across the older person focus groups there was a huge variation in participants’ knowledge of the 

services available to them. Whilst many of those living in specialist accommodation felt that they could 

ask staff on the scheme about the support available, other participants were unaware of the kinds of 

services available to them and what could be expected. Others did not know where to find information, 

what services were available or how they could be accessed. Service providers also reported their 

clients, particularly carers, saying that they had spent a lot of time and resources trying to find the right 

service.  

“People say to us they have been searching all over the place for a particular service 

and they find some but not the one that they are looking for”. 

“A lot of people don’t know perhaps, where to go for advice. And that concerns me for 

other peopleK If I was somebody who hasn’t done the work that I’ve done, I wouldn’t 

have a clue where to turn to for advice on something.” 

6.49 Data from the ‘Health and Social Needs in Somerset’ report
12

 in 2007 shows that around 10.0% of the 

population aged 65 and over in Somerset are social services clients (9.5% in Sedgemoor, 10.1% in 

Taunton Deane and 7.7% in West Somerset). Feedback from the focus groups found that many of the 

participants got their information on the services available to them through social workers and other 

care workers. This suggests that potentially 90% of the population aged 65 and over in Somerset 

would be relatively uninformed of the services available to them if they did not actively seek out 

information themselves. 

                                                      
12

 Health and Social Needs in Somerset, Somerset Intelligence Network, 2007 
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6.50 One of the difficulties in promoting the services available to older people is that there are a range of 

services available from a range of providers who work independently of one another. Additionally, the 

information that older people need is often very complicated and will need to be tailored to their 

situation, for example information on eligibility, means-testing, health problems, accessing services will 

all depend on individual circumstances. Resultantly, service providers felt there was a danger that 

poorly considered communications would bombard older people with information that they are not able 

to remember or process. This is particularly difficult for older people with memory problems such as 

dementia. 

6.51 In all the focus groups suggestions were welcomed on how information for older people could be better 

communicated. The suggestions fell into three categories: general advertising, training people to be 

sign-posters and active interventions. 

6.52 In terms of general advertising it was felt that there should be clear information displayed in a range of 

places that would attract the attention of older people and carers. As the information can be 

complicated, participants agreed that this kind of advertising should be kept simple providing an 

indication of what is available and who it is for, and then sign-posting where further information can be 

found. The suggested channels for this kind of information included Citizens Advice Bureaux, GP 

surgeries, council websites, the annual Council tax booklet, local papers, and leaflets to be included 

when older people receive pension updates. 

 “When things happen suddenly you have no idea what to do. There needs to be a list 

of helpful people available.” 

6.53 Enabling those who would normally interact with older people to provide advice and information was 

also a popular suggestion. The kinds of people that this could apply to were handymen, care workers 

and triage nurses in GP surgeries. It was felt that it was important that these people receive sufficient 

training, feel confident explaining the information and are kept up-to-date. However, it was not 

perceived that they should know about services in great detail, but they should be able to sign-post 

where more information is available, follow-up on questions and provide support. There were also 

suggestions that volunteers could be recruited that were members of the community and could pass 

information on to their neighbours in the pub etc. Giving talks to local networks such as the Women’s 

Institute was given as an example of how to begin channelling information into communities, 

particularly remote ones, and maximising the potential of ‘word of mouth’ promotions. 

“I would like to see everyone who comes into contact with older people having a 

knowledge about options, even if it’s not in-depth. But if they don’t understand the 

whole, they know who to sign-post people”. 
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6.54 A couple of the suggestions from the focus groups involved active intervention, the benefits of this is 

that it guarantees that older people are aware of their options and that it can initiate early intervention 

and health promotion. One suggestion involved getting older people to visit the doctor when they reach 

a landmark age to discuss their general health and to use this as an opportunity to outline what options 

and services are available to older people and how they can be accessed in the future if required. 

Another suggestion was similar but involved a home visit. 

6.55 Somerset Direct is a pre-existing sign-posting phone service on support for vulnerable adults, older 

people and their carers run by the County Council. It provides a centralised directory for service users 

to identify what is available to meet their needs. It is clearly a needed service across the County 

however, for it to maximise its effectiveness, processes need to be introduced that: 

• Regularly engage with providers to identify changes to services and policy, and pass this 

information on to Somerset Direct staff so that the information provided is correct and up-to-

date 

• Continually promote the service Countywide through a range of appropriate channels so that 

older people are aware of it 

Summary 

6.56 The majority (60.4%) of older person households with support needs already had adaptations to their 

home, with the most common being a downstairs toilet and extra handrails. ‘Older’ older person 

households with support needs, and those in specialist (social rented) housing or owner-occupiers 

without a mortgage were most likely to already have adaptations. There was no particular pattern in 

terms of age group location and district.  

6.57 More than half (52.0%) of older person households with support needs reported a need for additional 

adaptations – a low level shower unit was the most common, followed by an emergency alarm. Private 

rented households and those in the social rented sector in general needs housing were most likely to 

need adaptations, but there was no particular pattern in terms of age group, district or location. 

Households requiring adaptations had lower levels of income, savings and equity on average than 

older person households as a whole.  

6.58 In the focus groups participants were concerned that the allocation of adaptations should be 

responsive to need and spread across tenures. Additionally, some service providers felt that a register 

of properties with large adaptations should be kept as it would lead to efficiency savings by allowing 

RSLs / housing associations to allocate specialist properties to match needs. The use of Assistive 

Technology in older people’s homes is increasing the options available to older people to live 

independently. Use of these adaptations in Somerset has the potential to grow in the future and if the 

relevant information is made available it is likely to do so. 
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6.59 Around a fifth (23.4%) of older person households with support needs (3,069) currently used a support 

service. Older households (85+), those in the social rented sector and female headed households were 

most likely to use support services. Households in hamlets were also more likely to use support 

services.  

6.60 A third (33.3%) of older person households with a support need required an additional support service, 

with the most common request being for a handyperson to help maintain the home. Households in 

owner-occupied accommodation were the most likely to require support services. There was no clear 

correlation between the need for additional support services and age or area. Older person households 

with support needs requiring support services had lower levels of income, savings and equity than all 

older person households as a whole.  

6.61 The current freeze to the Supporting People Programme is limiting the ability of service providers to 

plan ahead due to uncertainty in their funding. It was considered essential that services continue to be 

offered to older people at low costs, particularly those that involve home visits and as they give older 

people the opportunity to discuss their needs and to socialise. 

6.62 Older people’s awareness of the services available to them and the effective promotion of these 

services was considered a major issue by all participants. The key obstacles to effectively informing 

older people about the services available to them were that the information can be very complicated 

and needs to be tailored to individual circumstances, and that services are provided by a range of 

providers operating independently from one another. Participants felt that a mixture of promotions in 

public places, training people to be sign-posters and active interventions were needed to effectively 

inform older people of the services available to them. 
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7. Equity release analysis 

Introduction 

7.1 There are some compelling reasons for examining the issue of equity release. This refers to 

homeowners in some way ‘cashing in’ on (some of) the value of the equity in their homes in their later 

years. The most obvious reasons for doing this are: 

• The rapid rise in older populations (Figure 2.1, Chapter 2) 

• The fact that many older person households are ‘equity rich and cash poor’ and therefore 

could enhance their lifestyle by taking out some equity 

• From a strategic perspective the debt levels in the West imply shortfalls in public expenditure 

on older people: ‘Rapidly ageing populations present a number of countries with the prospect 

of enormous future costs that are not wholly recognised in current budget projections’ (Bank 

for International Settlements Report on Sovereign Debt April 2010).  

 

7.2 It is therefore important for older people themselves and for wider public policy reasons to examine the 

possibilities of equity release. 

7.3 The situation in the Taunton HMA lends itself to such examination. More than three quarters (77.8%) of 

all of the older person only households in the Taunton HMA are owner-occupiers. Most of them (63.5% 

of all older persons) have no mortgage.  

Context 

7.4 The following charts provide context for the equity release issue. They illustrate the point that people 

are living longer and that there are now likely to be more periods in later life when ‘expenditure’ 

exceeds ‘income’. This does not address the question of what proportion of such expenditure is borne 

by the individual and what by the state. But there is some chance, in the light of the initial comments, 

that some of this expenditure will pass from state to individual over the coming decades. Hence all the 

more reason to examine the equity position. 
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Source: Perspectives on the Future of Housing: HSHF ed. Ben Pattison and Jim Vine October 2009 

 

 

Source: Perspectives on the Future of Housing: HSHF ed. Ben Pattison and Jim Vine October 2009 

 

7.5 The Joseph Rowntree Foundation (JRF) has published two reports on the issue of equity release (both 

by Rachel Terry and Richard Gibson: ‘Obstacles to Equity Release’ 2006 and ‘Can equity release help 

older home owners improve their quality of life’ 2010. They are especially focussed upon the poorer 

home owners such as those who bought their homes under Right-to-Buy and now are finding it difficult 

to keep up the property and have a reasonable quality of life. Much of the calculation involved concerns 

whether the amounts of equity released are small enough (currently under £10k) not to endanger the 

household’s Pensioner Credit. 
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7.6 The JRF reports do not attempt to evaluate the scale of the problem or the willingness of households 

to engage in equity release. However, they do note the strong resistance of many older people to 

equity release whether due to worries about security or pressure from their descendants not to waste 

the capital resource. As the second diagram above suggests, inheritance of capital from previous 

generations is now built into many households’ expectations of homeownership in later life. The levels 

of equity release, however, need not endanger the main capital sum, as the JRF reports emphasise. 

The second report concerns setting up pilot studies using a commercial equity release firm in three 

council areas: the Royal Borough of Kensington and Chelsea, the London Borough of Islington and 

Maidstone Borough. These pilots have only just begun and so it is not possible to report on their results 

yet. The reports contain data obtained from the Council of Mortgage Lenders and supported by a 

substantial existing literature on forms of equity release. 

7.7 There is, therefore, substantial reason to think that equity release will become important to the future of 

older people, and that much thought has been given to the mechanisms whereby that might be 

achieved. What is missing from the literature reviewed here is analysis of the scope of the market for 

equity release and the potential inclinations of the target population. The latter is not easily obtained 

from the SHMA database, since this question was not asked, but some proxies can be identified. 

Plan of analysis 

7.8 There is a substantial sample of older people in living in the Taunton HMA from the Somerset SHMA 

database. As the table below shows there are 2,981 households who are all over 55 (the threshold for 

this study in general). There are then another 600 odd households who contain both older and non-

older people. If the test of ‘older’ is restricted to those who are of retirement age (60 for women and 65 

for men) the sample is reduced to around 2,000. Both these sample sizes offer scope for reliable 

analysis. The typical sample size required for the quite elaborate work of an SHMA is between 1,000 

and 1,500. The sample of older people can therefore support quite detailed analysis. The equivalent 

data at district level can be seen in Appendix 5, however, it should be noted that the sample sizes are 

substantially smaller. 

Table 7.1 Sample numbers 

Equity all over 55s households both older and non-older households 

up to 100k 760 25.5% 194 32.1% 

100-200 891 29.9% 162 26.8% 

200-300 745 25.0% 116 19.2% 

300-400 444 14.9% 88 14.5% 

400+ 141 4.7% 45 7.4% 

Total 2,981 100.0% 605 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 



Housing and Older  People Study:  Taunton Hous ing Market  Area 

Page 98 

7.9 Table 7.1 also shows that the levels of equity held by sample households cover a good range. The JRF 

studies mentioned above were mainly concerned with poorer and lower equity households below 

£100k of equity, and as can be seen the sample here permits analysis of that group (over 750 cases) 

and also several categories above that. For sub-groups it is usually accepted that 100-200 sample 

sizes are adequate, and clearly that total is exceeded here. 

7.10 The analysis uses the available data to reveal the scope for equity release and, to some extent, the 

level of likely interest in it. The analysis uses the concept of ‘financial capacity’ developed by Fordham 

Research to explore the full range of financial ability: 

Financial capacity of a household: income + savings + equity (capital value of home) 

7.11 The first set of analyses concerns the combination of elements of financial capacity, to reveal the 

technical scope of older owner-occupiers to pay for housing and other services. The second group of 

analyses looks at indicators of mobility and willingness to either downsize or ‘down tenure’, defined as 

moving from owner-occupation to renting. 

The scope for equity release 

7.12 The first step is to establish the scope. This is done according to the following structure, so as to 

minimise the amount of tabulation while hoping to reveal the key dimensions of the situation: 

• By those with over and below £10k of savings (the Pensioner Credit threshold) 

• By those 55 and over or all pensioner (we have ignored the relatively small number of 

households which contain older and non-older households as being of less interest here) 

 

Table 7.2 Over 55+ households only – owners with savings up to £10,000 (numbers) 

Weekly income  

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ Total 

Up to £50k 34 250 46 171 18 176 694 

£50k-£100k 167 900 256 312 216 673 2,523 

£100k-£200k 433 2,695 1,483 1,274 621 863 7,370 

£200k-£300k 170 1,189 506 705 360 765 3,694 

£300k+ 105 399 353 275 194 798 2,123 

Total 909 5,432 2,644 2,736 1,409 3,274 16,405 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table 7.3 Over 55+ households only – owners with savings up to £10,000 (%s) 

Weekly income  

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ Total 

Up to £50k 0.2% 1.5% 0.3% 1.0% 0.1% 1.1% 4.2% 

£50k-£100k 1.0% 5.5% 1.6% 1.9% 1.3% 4.1% 15.4% 

£100k-£200k 2.6% 16.4% 9.0% 7.8% 3.8% 5.3% 44.9% 

£200k-£300k 1.0% 7.2% 3.1% 4.3% 2.2% 4.7% 22.5% 

£300k+ 0.6% 2.4% 2.2% 1.7% 1.2% 4.9% 12.9% 

Total 5.5% 33.1% 16.1% 16.7% 8.6% 20.0% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table 7.4 Pensioner age households only – owners with savings up to £10,000 

(numbers) 

Weekly income  

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ Total 

Up to £50k 34 211 37 - - 6 287 

£50k-£100k 158 734 141 37 104 191 1,365 

£100k-£200k 383 2,238 1,211 811 249 343 5,236 

£200k-£300k 158 1,059 421 499 218 361 2,715 

£300k+ 58 320 231 189 116 443 1,357 

Total 791 4,562 2,041 1,536 687 1,344 10,961 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table 7.5 Pensioner age households only – owners with savings up to £10,000 (%s) 

Weekly income  

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ Total 

Up to £50k 0.3% 1.9% 0.3% 0.0% 0.0% 0.1% 2.6% 

£50k-£100k 1.4% 6.7% 1.3% 0.3% 1.0% 1.7% 12.5% 

£100k-£200k 3.5% 20.4% 11.1% 7.4% 2.3% 3.1% 47.8% 

£200k-£300k 1.4% 9.7% 3.8% 4.5% 2.0% 3.3% 24.8% 

£300k+ 0.5% 2.9% 2.1% 1.7% 1.1% 4.0% 12.4% 

Total 7.2% 41.6% 18.6% 14.0% 6.3% 12.3% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table 7.6 Over 55+ households only – owners with savings greater than £10,000 

(numbers) 

Weekly income  

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ Total 

Up to £50k - 30 - 67 30 77 203 

£50k-£100k 75 552 259 156 51 226 1,319 

£100k-£200k 395 2,961 1,470 1,561 652 1,372 8,410 

£200k-£300k 257 1,291 934 1,932 1,146 2,102 7,663 

£300k+ 16 473 268 834 835 3,562 5,988 

Total 743 5,307 2,930 4,550 2,714 7,338 23,583 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table 7.7 Over 55+ households only – owners with savings greater than £10,000 (%s) 

Weekly income  

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ Total 

Up to £50k 0.0% 0.1% 0.0% 0.3% 0.1% 0.3% 0.9% 

£50k-£100k 0.3% 2.3% 1.1% 0.7% 0.2% 1.0% 5.6% 

£100k-£200k 1.7% 12.6% 6.2% 6.6% 2.8% 5.8% 35.7% 

£200k-£300k 1.1% 5.5% 4.0% 8.2% 4.9% 8.9% 32.5% 

£300k+ 0.1% 2.0% 1.1% 3.5% 3.5% 15.1% 25.4% 

Total 3.2% 22.5% 12.4% 19.3% 11.5% 31.1% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table 7.8 Pensioner age households only – owners with savings greater than £10,000 

(numbers) 

Weekly income  

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ Total 

Up to £50k - 30 - 22 - 4 55 

£50k-£100k 52 552 150 108 24 11 896 

£100k-£200k 354 2,490 1,200 1,135 400 737 6,316 

£200k-£300k 160 1,149 790 1,381 894 1,152 5,527 

£300k+ 16 283 203 534 472 1,783 3,291 

Total 582 4,504 2,343 3,180 1,790 3,686 16,086 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table 7.9 Pensioner age households only – owners with savings greater than £10,000 

(%s) 

Weekly income  

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ Total 

Up to £50k 0.0% 0.2% 0.0% 0.1% 0.0% 0.0% 0.3% 

£50k-£100k 0.3% 3.4% 0.9% 0.7% 0.1% 0.1% 5.6% 

£100k-£200k 2.2% 15.5% 7.5% 7.1% 2.5% 4.6% 39.3% 

£200k-£300k 1.0% 7.1% 4.9% 8.6% 5.6% 7.2% 34.4% 

£300k+ 0.1% 1.8% 1.3% 3.3% 2.9% 11.1% 20.5% 

Total 3.6% 28.0% 14.6% 19.8% 11.1% 22.9% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Savings below £10k 

7.13 The data above shows that the over 55s group contains higher earners than the pensioner aged 

households. About 39% of households in the over 55 category earn under £200 per week, while this 

figure increases to 48.8% in the pensioner only case. The percentage earning over £501 per week falls 

from 20.0% in over 55 to 12.3% in pensioner households. In terms of equity, those with savings below 

£10k most commonly have between £100k and £200k of equity in both the over 55 and pensioner only 

groups. The proportion of low equity owners (below £100k) is lower in the over 55s group (19.6%) 

compared to the pensioner only group (15.1%). In both cases over a third of the lower saver 

households have more than £200k of equity. The equity release studies by the JRF (discussed earlier 

in this chapter) focussed upon those with equity of £100k or less which, in the Taunton HMA, 

represents a minority even in the lower saver group. 

Savings over £10k 

7.14 Households with savings in excess of £10k show much higher levels of income in both over 55 and 

pensioner only groups than the lower saving groups. Almost a third (31.1%) of over 55 households 

earn over £500 per week which, unlike households with lower savings, is greater than those earning 

less than £200 per week (25.7%). It is noticeable again that the pensioner only group shows a lower 

figure for the over £500 per week income category of 22.9%, as would be expected. However, the 

overall level of income is much higher in the higher saver groups. There is therefore a strong 

correlation between higher savings and higher current earnings. The proportion of this group with less 

than £100k of equity is small: 6.5% for over 55s and 5.9% for pensioner only, around a third of the 

proportion found among the lower savers. Over half of both groups in the high saver category have 

equity values over £200k. The most common band of equity is still £100-200k, but by a smaller margin: 

35.7% of over 55 and 39.3% of pensioner only. There is therefore another correlation to be noted: 

higher savers tend to be higher earners and have far more equity. 
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7.15 When comparing the over 55s with the pensioner only group it is necessary to bear in mind that the 

latter group is an earlier cohort: perhaps ten years or so older than the former, which means that their 

major decisions (buying and selling homes) may have occurred in somewhat different market 

conditions. 

7.16 The overall impression is that the most common equity situation is having £100-£200k of equity. The 

proportion of households with £100k or less of equity is small in all savings groups and age groups. 

We can therefore conclude from this initial analysis that there is a good deal of scope for equity release 

without endangering the inheritance aspect of the second life cycle diagram shown earlier in this 

chapter. 

Equity release schemes 

7.17 Local councils in the South West have collaborated to offer equity release loans to their residents 

under one provider: Wessex Home Improvement Loans. Wessex, with funding of £2.65m provided by 

11 local authorities in the South West, offers subsidised loans to private sector residents. These loans 

are targeted at the “nearly poor”, who do not have sufficient income to pay for home 

improvements/repairs outright but have an asset in their home and meet certain strict criteria to be able 

to repay a loan. Wessex are also considering offering an equity release loan appropriate for poorer 

people, for example, a 0% equity release loan with the local authority covering the cost of the interest. 

7.18 Equity release loans of up to £15,000 are also available to residents in Somerset which is paid back on 

re-sale of the house. Other similar schemes offer an interest rate at a fixed 3% rate of interest, below 

market levels. However, there are few equity release loans available for the “very poor” who would not 

qualify for one of the above schemes. 

Perceptions of equity release 

7.19 In the focus groups with older people there was some suspicion of equity release loans and many 

others felt that they did not know enough about them to consider it an option. Those that were aware of 

equity release loans felt that many people would not want to apply for one as they have heard that 

people can lose substantial sums of money. 

“People have been scared by some of these more frightening stories of equity release 

where the interest has rolled up and in the end it takes the whole property value”. 

7.20 Other concerns included older people not wanting to compromise the inheritance that they will leave 

their family. It was stressed that raising money through equity release can not solve all problems, for 

example, if an older person lives in a house that is too big to heat properly equity release would only 

allow them continue to live unsustainably. 
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7.21 The general feeling amongst service providers and older people was that equity release works well as 

one of a range of options for older people but more information needs to be made available. The range 

of equity release loans available and the complicated financial implications of these loans, require 

provision of clear, detailed information to older people. It was suggested that an impartial agency that 

could explain the processes and the implications of equity release to older people should be 

established. This would allow older people to seek advice with legal jargon and empower older people 

to make their own informed decision. 

Moving households 

7.22 The SHMA household survey results provide information on planned moves, tenure and size of 

dwellings. It is therefore possible to look at mobility in general and the issue of downsizing and ‘down-

tenuring’ (moving from an owner-occupied home into the rented sector). 

Financial information 

7.23 The table below compares the financial information of older person only households in the Taunton 

HMA likely to move (households expecting or likely to move in the next two years) with non-movers 

and with the level of savings. The table shows, as noted earlier, that households with less than £10k in 

savings also have lower levels of equity and income than households with savings in excess of £10k. 

Looking specifically at older person only households with less than £10k in savings there is little 

difference in their financial capacity suggesting that money is not the primary reason for moving. The 

same is true for older person only households with savings above £10k. 

Table 7.10 Older person only households, owner occupiers – financial information 

 Income* Savings* Equity* 

Savings of £10k or less     

Movers  £13,965 £2,309 £174,389 

Non-movers £14,127 £2,031 £173,411 

Savings above £10k     

Movers  £21,392 £59,766 £220,495 

Non-movers £18,948 £52,878 £225,833 

*Grouped Median figure 

Source: Somerset SHMA household survey, Fordham Research 2008 

Moving intentions 

7.24 The table below displays the moving intentions of likely movers regarding downsizing and changing 

tenure and compares this across the level of savings. It should be noted that the sample used for this 

table is reasonably small and that the results only suggest the general pattern. It shows that 

households with savings of £10k or less similarly are likely to downsize and more likely to down-tenure 

than households with more than £10k in savings. 
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7.25 Across both groups the majority of households expected to downsize and the proportion of households 

expecting to downsize was higher than the proportion wanting to downsize. Also in both groups down-

tenuring was considered much less likely than down-sizing. The proportion of those with savings under 

£10k expecting to down-tenure was almost twice that of those with more savings and a higher 

proportion than those with savings under £10k expect to down-tenure than would like to. This suggests 

that financial constraints have a bigger impact on households’ decisions to down-tenure than to 

downsize; the latter is likely to be subject more to what is practical for the size of the household. It is 

possible that the lower savings group contains many households where they need to remove the 

burden of owning and maintaining their home to maintain a reasonable lifestyle. 

Table 7.11 Older person only households, owner occupiers, planning/expecting to move 

within 2 years – moving intentions 

% of movers who would: Savings of 10k or less Savings above 10k 

Like to downsize 55.2% 50.6% 

Expect to downsize 62.4% 63.2% 

Like to ‘down-tenure’* 25.6% 12.1% 

Expect to ‘down-tenure’* 34.1% 17.8% 

Sample size 93 109 

Representing 1,668 1,762 

Moving from an owner-occupied home into the rented sector 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

7.26 For those wanting or expecting to change from owner-occupation to renting, there are some further 

details. The data allows for distinctions between moving to private rent and social rent, and also allows 

inferences regarding other outcomes. The sample sizes are small once this level of sub-analysis is 

reached and so the results are only reported in qualitative terms.  

7.27 Since all the respondents are owners this down-tenuring pattern may seem odd: they presumably do 

not qualify for social rented housing. Households expecting to down-tenure tend to be much worse off 

financially than owner-occupiers expecting to continue to own there home, although the equity level of 

the former is likely to exclude them from social rented sector. However, age and infirmity may mean 

that they can gain access to social renting and there is considerable evidence from our other surveys 

that this is common. 

7.28 The majority of older person only households that expected to down-tenure expected to move to social 

rented accommodation. This was true for households with over £10k and under £10k in savings. There 

is also some interest in shared ownership. 
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7.29 Other surveys conducted by Fordham Research have found some cases of older people down-

tenuring from owner-occupied accommodation to the social rented sector. However, in these cases 

this was due to the older people being unable to maintain their home and qualified for the social rented 

sector on the basis of their support needs, despite their equity wealth. We are not aware of any policies 

that actively promote such moves for older people. 

Summary 

7.30 Over three quarters of older person only households in the Taunton HMA are owner-occupiers. Since 

older people are forecast to live much longer in future and publicly funding their support in later years 

would be a substantial cost, there is much value in examining the ability of older person households to 

use their asset to finance their needs. This mainly refers to the equity held in their home, but also to 

savings. The issue which is not examined here, but which must come into any calculation made by the 

households themselves, is the proportion of their capital they wish to spend on maintaining their 

lifestyle and supporting their care needs as opposed to what they wish to leave in the form of 

inheritance.  

7.31 The issues which are explored in this chapter concern the scope for equity release, normally a partial 

‘cashing in’ of the equity value of the home in order to maintain lifestyle of the household concerned. 

We also examined the intentions of those who plan to move.  

7.32 Households were examined according to whether they fell below or above the savings threshold for 

Pensioner Credit (£10k) and whether they contained only over 55 year olds or only members that are 

formally pensionable (60 for women and 65 for men). We looked at combinations of financial capacity: 

income, savings and equity.  

7.33 The below £10k in savings group showed much lower levels of all three dimensions of financial 

capacity than did the group with over £10k of savings. Both groups had substantial samples of 

households and so the results should be fairly robust. The most common equity group of both savings 

groups was between £100k and £200k. The lower savings group had a significant number of lower 

income households with less than £100k of equity. But an even greater proportion of this group have 

over £200k of equity. In the higher savings group around half of the households had over £200k of 

equity. Therefore, in all but a small proportion of cases there is a considerable ‘bank’ of equity. 

7.34 Focus groups participants’ knowledge of equity release was wide ranging. Many feared they would 

loose large sums of money or compromise their children’s’ inheritance. It was felt that an impartial 

financial advisor is needed in Somerset to advise older people on their equity release options. 

7.35 Only a relatively small fraction of older person only households plan to move. Of these, however, over 

half of households in both savings groups expected to downsize. Older person only households with 

savings of £10k or less were more likely to expect to down-tenure than the higher savings group. 
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7.36 This analysis has shown not only that there is plenty of scope for equity release but shows what levels 

of equity exist and for what types of household. It also provides some indication of attitudes towards 

equity release through the nature of the moves that are planned. 
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8. Conclusions and implications for policy 

Introduction 

8.1 This report has drawn on a number of different data sources to outline the housing needs of older 

people in the Taunton HMA, including data from the 2008 Strategic Housing Market Assessment 

(SHMA) household survey, data from ONS and information from the Somerset Councils. The main 

findings from each chapter are presented here, followed by policy recommendations for the Councils to 

consider. 

Main findings 

Older person population and household composition 

8.2 There were 91,900 older people in the Taunton HMA in 2009, according to the latest ONS mid-year 

estimates. Older people represent 35.9% of the total population in the Taunton HMA which is larger 

than the regional and national average. The older person population in the Taunton HMA is expected 

to increase by 41.1% over the next 20 years, which compares to an increase of 0.8% for non-older 

people, with the largest increase seen in the oldest age groups. The increasing older population 

exceeds the nationwide and regional trend by a notable margin. 

8.3 At the time of the 2008 SHMA household survey there were an estimated 51,416 older person only 

households in the Taunton HMA, representing almost half (45.1%) of all households in the area. 

Towns and villages were most likely to comprise older person only households and urban and hamlet 

households the least likely. West Somerset contained the highest proportion of older person only 

households (over half), followed by Sedgemoor and finally Taunton Deane, although there are further 

distinctions between wards. 

8.4 Data from the 2008 SHMA suggests that over half of older person households are single person 

households. Older person households are much more likely than other households to live in a 

bungalow and to own their own home, and the majority of owner-occupiers had no mortgage. However, 

older person households are also more likely to live in social rented accommodation than other 

households, and the likelihood of doing so increases with age. Older person households are more 

likely to under-occupy their dwelling than other households, but overcrowding did not appear to be an 

issue. 
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Profile of older people living in the Taunton HMA 

8.5 Older person households have lower incomes than other households (a median income of £14,250 

compared to £27,950), but notably higher levels of savings and equity. Analysis of low income (less 

than £10,000) older person households has shown that the majority of this group have capital in 

excess of £50,000 and whilst cash poor are capital rich. However, the amount of capital is largely 

dependent on household equity. 

8.6 Older person households were less likely to own or have access to a car or van than other households. 

Social rented sector households, households in urban areas and households in ‘older’ age groups 

were the least likely to have access to a car or van. Households without a car were more likely to find 

the local public transport service a problem, but this was a minority of households. Over half (60%) of 

older person households reported that accessing a local service is difficult, slightly more than 

households overall. The service that was most commonly considered difficult to access was a hospital 

followed by leisure facilities. Households living in urban areas are the least likely to have difficulty 

accessing services. 

8.7 Focus groups discussions identified that car access has a major impact on older peoples’ lifestyle and 

independence. The availability of public transport varied across Somerset as there were a number of 

small local schemes available in some places but not elsewhere. Service providers felt that expanding 

these small local services through a demand-led model of public transport would be appropriate in 

Somerset both in terms of meeting the needs of older people and in terms of cost-efficiency. 

8.8 Older person households were less likely to move/have moved than other households. Older person 

households in the private rented sector and in the younger age groups are more likely to move, with 

the majority wanting and expecting to stay in the Taunton Deane. Almost half (48.4%) of older person 

households want to move to a bungalow, and the majority want to move to accommodation with two or 

more bedrooms. Almost 25% expressed a preference for specialist accommodation, mainly sheltered 

housing with a warden, although fewer households expected to move to this type of accommodation.  

8.9 It was widely accepted across the focus groups that the majority of older people want to stay living 

independently in their own home for as long as possible. The main reasons for this were the ‘hassle’ 

involved in moving, the lack of financial need when the property is owned-outright and having a 

personal attachment to a property. Participants also accepted that few older people plan for the future 

and that unexpected events or deterioration in health cause older people to move to specialist 

accommodation. One reason given for older people not preparing for possible future housing needs 

was that many older people are unaware of the options available to them and of the precautions they 

should take to prepare for the future. 
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8.10 The main problem in the home reported by older person households was ‘difficulty maintaining home’ 

(11.4% of older person households). Almost a quarter of older person households had one or more 

age-related problem with their home, equivalent to around 12,000 households. The likelihood of having 

a problem increased with age, and those living in rented accommodation are the most likely to report 

problems. Older person households living in Sedgemoor were more likely to report problems than 

households in West Somerset and Taunton Deane. 

8.11 More than a quarter of older person households have a support need, equivalent to more than 13,000 

households. The most common support need is ‘physical disability’, followed by ‘learning difficulty’ and 

‘frail elderly’. The majority (68.8%) of older person households with a support need do not contain a 

carer (they do not contain anyone without a support need). The likelihood of having a support need 

increases with age, and those living in social rented accommodation are the most likely to have 

support needs. Older person households in the Taunton Deane area less likely to contain someone 

with a support need than those in West Somerset and Sedgemoor. 

Provision of specialist housing 

8.12 Current provision of older person accommodation support in the Taunton HMA consists of sheltered 

housing, ‘extra care’ housing and home-based services. All of these are available within each of the 

three districts in the HMA. Altogether there are 121 schemes across the Taunton HMA with a total 

2,936 specialist older person housing units. Taunton Deane has the largest capacity and West 

Somerset the smallest. Most of the specialist older person accommodation in the Taunton HMA is 

rented. Through the Supporting People programme home-based services are provided to 148 older 

people in the Taunton HMA. 

8.13 Although many older people do not want to live in specialist accommodation, focus group participants 

in this type of housing were generally very satisfied. These participants were able to name a number of 

advantages of specialist accommodation for older people. However, the level of satisfaction heavily 

depended on the design and quality of the housing and commitment and support received from the 

scheme staff. 

8.14 The majority of participants that lived in specialist accommodation had moved because of information 

provided to them through their social workers. Few actively sought information on specialist 

accommodation. 

8.15 Specialist accommodation in Somerset has been subject to a number of changes in recent years to 

improve services and efficiency. Residents who have been affected by the changes were concerned 

that their services they were offered when the first move in were being removed and that standards 

would slip. Many residents felt that these changes had not improved the housing schemes however 

there was no feedback to suggest that the changes had significantly impacted service quality in 

practice.  
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8.16 All the older person participants agreed that socialising on a housing scheme was important for 

residents’ wellbeing and happiness. Whilst many schemes offered a weekly routine of activities the 

quality and attendance at these events varied. The main obstacle to holding successful social events 

were getting local residents to attend, ensuring that they are wheel chair accessible and involving the 

wider-community. Participants that had held successful events previously felt that it was up to a few 

determined and resourceful residents drive improvements in social activities. 

8.17 Partnership working in Somerset direct has had mixed success. Many providers found that the NHS 

had been difficult to work with but they were still keen to collaborate, particularly in terms of providing 

adaptations which can be considered as preventative healthcare. Partnership working was a priority for 

providers as a way of improving service quality and increasing efficiency. Partnership working across 

Somerset appears to be improving. Somerset Direct has the potential to be a valuable resource for 

sharing information amongst services providers but ongoing engagement with providers would be 

required. 

8.18 Few older people live in the private rented sector and service providers have few clients in this tenure. 

Further research into this sector is required to determine to what extent it needs to be improved and 

what role it can play in the provision of housing for the growing numbers of older people. 

Need for specialist accommodation 

8.19 The assessment of need for older persons’ specialist accommodation calculated that 722 households 

were in need of specialist accommodation over the next two years. If all those with the financial 

resources to access two bedroom private sector housing are excluded from the calculation, then 471 

households are in need of affordable specialist accommodation in the next two years. The likely 

available supply from re-lets of specialist affordable accommodation (excluding transfers) and planned 

new units across all tenures comprises 402 units over the next two years. The net need for affordable 

specialist housing over the next two years is therefore 69 units, or 35 per annum. 

8.20 There was considerable variation in the level of need across the districts, with a two year net-need at 

104 in Sedgemoor, zero in Taunton Deane and a surplus of 35 in West Somerset. Analysis suggests 

that this is more to do with a disproportionately large number of households in need in Sedgemoor 

rather than a disproportionately low supply (although this is still relatively low). Likewise in West 

Somerset, the proportionately low level of need appeared to have a big impact on the final figure 

compared to the high supply level. 

8.21 Information on the projected increase in the older person population can be used to estimate the likely 

level of need over the next five years. It is anticipated that over the next five years, an estimated total of 

211 units of affordable specialist accommodation will be required in the Taunton HMA (an average of 

43 per annum).  



8.  Conc lus ions and impl icat ions for  po l icy  

Page 111 

8.22 Characteristics of the 557 older person households currently living in the Taunton HMA in need of 

specialist housing over the next two years (prior to an assessment of affordability) were as follows: 

• The majority of households were headed by someone aged over 74 

• Over two thirds reside in the urban areas within the Taunton HMA 

• Around a quarter of households stated a preference for social rented housing, however more 

than half expected to live in this type of housing 

• Almost 40% of households in need stated a preference for sheltered housing with a warden 

• The majority of households in need identified themselves as having a support need, with ‘frail 

elderly’ being the most common 

• There is a tendency for households in need of specialist accommodation to want to downsize, 

however it also suggested that some households expect to downsize further than they would 

like to 

Adaptations and support services  

8.23 The majority (60.4%) of older person households with support needs already had adaptations to their 

home, with the most common being a downstairs toilet and extra handrails. ‘Older’ older person 

households with support needs, and those in specialist (social rented) housing or owner-occupiers 

without a mortgage were most likely to already have adaptations. There was no particular pattern in 

terms of age group, location and district.  

8.24 More than half (52.0%) of older person households with support needs reported a need for additional 

adaptations – a low level shower unit was the most common, followed by an emergency alarm. Private 

rented households and those in the social rented sector in general needs housing were most likely to 

need adaptations, but there was no particular pattern in terms of age group, district or location. 

Households requiring adaptations had lower levels of income, savings and equity on average than 

older person households as a whole.  

8.25 In the focus groups participants were concerned that the allocation of adaptations should be 

responsive to need and spread across tenures. Additionally, some service providers felt a register of 

properties with large adaptations should be kept as it would lead to efficiency savings by allowing RSLs 

/ housing associations to allocate specialist properties to match needs. The use of Assistive 

Technology in older peoples’ homes is increasing the options available to older people to live 

independently. Use of these adaptations in Somerset has the potential to grow in the future and if the 

relevant information is made available it is likely to do so. 

8.26 Around a fifth (23.4%) of older person households with support needs (3,069) currently used a support 

service. Older households (85+), those in the social rented sector and female headed households were 

most likely to use support services. Households in hamlets were also more likely to use support 

services.  
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8.27 A third (33.3%) of older person households with a support need required an additional support service, 

with the most common request being for a handyperson to help maintain the home. Households in 

owner-occupied accommodation were the most likely to require support services. There was no clear 

correlation between the need for additional support services and age or area. Older person households 

with support needs requiring support services had lower levels of income, savings and equity than all 

older person households as a whole.  

8.28 The current freeze to the Supporting People Programme is limiting service providers to plan ahead due 

to uncertainty in their funding. It was considered essential that services continue to be offered to older 

people at low costs, particularly those that involve home visits and as they give older people the 

opportunity to discuss their needs and to socialise. 

8.29 Older peoples’ awareness of the services available to them and the effective promotion of these 

services was considered a major issue by all participants. The key obstacles to effectively informing 

older people on the services available to them were that the information can be very complicated and 

needs to be tailored to individual circumstances, and that services are provided by a range of providers 

operating independently from one another. Participants felt that a mixture of promotions in public 

places, training people to be sign-posters and active interventions were needed to effectively inform 

older people of the services available to them. 

Scope for equity release 

8.30 Over three quarters of older person only households in the Taunton HMA are owner-occupiers. Since 

older people are forecast to live much longer in future and publicly funding their support in later years 

would be a substantial cost, there is much value in examining the ability of older person households to 

use their assets to finance their needs. This mainly refers to the equity held in their home, but also to 

savings. The issue which is not examined here, but which must come into any calculation made by the 

households themselves is the proportion of their capital they wish to spend on maintaining their lifestyle 

and supporting their care needs as opposed to what they wish to leave in the form of inheritance.  

8.31 Households were examined according to whether they fell below or above the savings threshold for 

Pensioner Credit (£10k) and whether they contained only over 55 year olds or only members that are 

formally pensionable (60 for women and 65 for men). We looked at combinations of financial capacity: 

income, savings and equity.  

8.32 The below £10k in savings group showed much lower levels of all three dimensions of financial 

capacity than did the group with over £10k of savings. Both groups had substantial samples of 

households and so the results should be fairly robust. The most common equity group of both savings 

groups was between £100k and £200k. The lower savings group had a significant number of lower 

income households with less than £100k of equity. But an even greater proportion of this group have 

over £200k of equity. In the higher savings group around half of the households had over £200k of 

equity. Therefore, in all but a small proportion of cases there is a considerable ‘bank’ of equity. 
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8.33 Focus groups participants’ knowledge of equity release was wide ranging. Many feared they would 

loose large sums of money or compromise their children’s’ inheritance. It was felt that an impartial 

financial advisor is needed in Somerset to advise older people on their equity release options. 

8.34 Only a relatively small fraction of older person only households plan to move. Of these, however, over 

half of households in both savings groups expected to downsize. Older person only households with 

savings of £10k or less were more likely to expect to down-tenure than the higher savings group. 

8.35 This analysis has shown not only that there is plenty of scope for equity release but shows what levels 

of equity exist and for what types of household. It also provides some indication of attitudes towards 

equity release through the nature of the moves that are planned. 

Recommendations for policy 

Need for specialist accommodation 

8.36 If affordable specialist housing is to be provided for all older person households considered to be in 

need of it, then the Councils will need to provide 35 additional units of affordable specialist 

accommodation per annum over the next two years, or 43 per annum over the next five years, if a 

longer-term view is taken to cater for the increasing number of older person households. However, the 

local balance of supply and need suggest that the local Councils should be aware of large variation in 

the net-need across the Taunton HMA. 

8.37 In terms of the type of specialist accommodation required, the results appear to suggest that sheltered 

housing with a warden is most popular. However, it should be borne in mind that the differences 

between types of specialist housing are not often well understood, particularly when – like extra care 

housing – they are relatively new terms. We suggest that the Councils clearly communicate the range 

of support available to potential residents, particularly as sheltered housing in Somerset increasingly 

provides a team of floating support workers instead of an onsite warden. 

8.38 The needs of (and prevalence) of particular groups e.g. people with dementia will also influence the 

type of specialist accommodation which should be provided. Data from POPPI (Projecting Older 

People Population Information System) estimates that in 2010, 7.6% of people aged 65 and over in the 

Taunton HMA had dementia, 19.4% had mobility problems and 43.9% had a ‘limiting long-term illness’. 

The number of people with these conditions is expected to increase by over 10% in the next five years. 

Whilst analysis of SHMA household survey data goes further by illustrating the prevalence of self-

identified ‘support needs’ amongst households in need of specialist accommodation (e.g. 48.9% had a 

fail /  elderly and 46.1% a physical disability), we suggest that further in-depth research in this area 

needs to be undertaken.  
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8.39 The majority of households in need would prefer to own their property (74.8% stated a preference for 

owner-occupied / shared ownership tenures). Almost all of the specialist accommodation available in 

the Taunton HMA is rented. Hanover is currently piloting a scheme selling properties to older residents 

on the condition that it must be occupied by older people after re-sale. The data suggests that similar 

could be very popular in Somerset. The potential to offer this should be considered by the Taunton 

HMA strategic housing authorities. 

8.40 In terms of the size of specialist accommodation to be provided, the results suggest that generally 

households in need would like to downsize. The majority of those in need of specialist accommodation 

stated a preference for two bedroom housing and over a third had a preference for one bedroom 

housing. The proportion of older person households in need of specialist accommodation expecting to 

move to accommodation with one bedroom was 60.5%, greater than the 37.7% wanting to. This 

provides support for the view that specialist accommodation units should include but not be limited to 

one bedroom if they are to be seen as attractive options for older people. 

Adaptations and support services  

8.41 Current national policy promotes supporting independent living through helping older people (those 

aged 55 or over) to live in their own homes for as long as possible. To facilitate this, adaptations to the 

home can be made and/or support services provided. In terms of adaptations, analysis of households 

with a self-identified support need suggests that groups that should be targeted are households in the 

private rented and social rented (general needs) sectors. The option of equity release to assist owner-

occupiers in need of adaptations may be worth exploring. The increasing development and availability 

of assistive technology has the potential to allow older people to live independently for longer and save 

the Councils money. Somerset Councils should continue to explore how the benefits of this can be 

maximised. 

8.42 Support services were not as well-used as adaptations (less than a quarter used a support service), 

however, they were used most by those in social rented (specialist) housing, ‘older’ households and 

female headed households. Results suggested that there was a demand for support services outside 

this sector, with those in the owner-occupied and social rented (general needs) sector most likely to 

request a need for this service. The most commonly requested support service was a handyman 

(3,955 households). The data suggests that there is scope for the continuation and expansion of the 

Supporting People scheme for older people in some shape or form, which is currently under 

evaluation. Feedback from the focus groups suggests that services that involve home visits and give 

older people the opportunity to socialise should be prioritised as they have the greatest potential to 

influence wellbeing. 
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8.43 Having access to a car has a significant impact on older people’s independence. The provision of 

adequate public transport, particularly in rural areas, is essential if older people without access to a car 

are to live independently. Somerset Councils should continue to consider how older people can be 

offered a variety of affordable transport in their locality that will allow them to meet their daily needs. A 

variety of small local schemes have been successful in offering this in some areas of Somerset and 

priority should be given to providing similar schemes where there is demand. 

8.44 It should be noted that the household survey gave only those with a self-identified support need the 

opportunity to provide information on their use of and need for adaptations and support services. The 

analysis in Chapter 3 suggested that age-related problems in the home are not just restricted to those 

with ‘support needs’ – around 12,000 households reported an age-related problems with their home, 

with the most common being ‘difficulty maintaining home’ (5,859 households), perhaps suggesting 

further unmet need for support services. Households in the private rented and social rented sector and 

in the ‘older’ age group were most likely to report problems with their home, suggesting that these 

groups should also be targeted in terms of support services.  

Geographical considerations 

8.45 In terms of location, the rural areas tend to contain the highest percentage of older person households 

across the Taunton HMA. Those with support needs in the urban areas were least likely to have 

adaptations and/or to use support service than households in more rural areas. In terms of the need 

and use of adaptations and support services there was little difference across the districts within the 

HMA.  

8.46 The data shows that the majority of older people within the Taunton HMA wish to continue to remain 

living within the housing market area. Whilst most of these households plan to stay in the same district 

around 10% expect to move to another area in the Taunton HMA. This suggests that there is scope for 

a joined up approach to the provision of specialist older person housing across the districts within the 

Taunton HMA. Considering that the need for specialist affordable accommodation in Sedgemoor is 

quite high and that there is a large surplus of such housing in West Somerset, this further supports the 

case for a joint approach across the local authorities based in the Taunton HMA. Surplus vacant 

specialist housing in West Somerset could be used to meet the excess need in Sedgemoor which 

would be a far more cost-effective way of meeting need than building a large number of new units. 

Despite this, there is still a net-need for more specialist older person accommodation in the Taunton 

HMA, the vast majority of which should be focused in Sedgemoor.  
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Equity Release 

8.47 Since older people are forecast to live much longer in future, publicly funding their support in later 

years would be a substantial cost and public funding for housing is likely to fall in the short-term, there 

is much value in examining the ability of older person households to use their assets to finance their 

needs. The data suggests that there is great scope for equity release in the Taunton HMA. Many older 

person households planning to move want to downsize and, despite lower incomes, the vast majority of 

these households have substantial capital. 

8.48 Many older people are concerned about the impact of equity release loans on their financial situation. 

The Taunton HMA Councils should consider how clear information about equity release loans can be 

provided to older people. It would also be beneficial for the local councils to work with Wessex Home 

Improvement Loans to monitor levels of uptake and identify areas of good practice and how this could 

be applied elsewhere. 

Communication and empowerment 

8.49 Across the focus groups older people were unaware of many of the services available to them or 

apprehensive towards some of them (such as equity release and the quality of sheltered housing). It is 

important therefore that older people and their families are able to access information on the range of 

services available to them and the advantages and costs of each. This will allow older people and their 

families to make informed decisions about what is the most appropriate for their needs. 

8.50 It was evident through the focus groups that the above suggestions will be insufficient in meeting the 

needs of older people in the Taunton HMA unless older people are made aware of them. There are a 

range of communication strategies that local councils can pursue to achieve this. It is important that 

communications to older people are wide-ranging to ensure that they reach as many older people as 

possible. Somerset Direct has the potential to be a valuable sign-posting tool for older people if they 

are aware of its existence. Promoting Somerset Direct in public places frequented by older people 

would allow for a simple message to be passed to them in a digestible way. For more complex 

information consideration should be given to working with local networks that are already connected to 

the community, such as the Women’s Institute. 

Partnership working 

8.51 Partnership working in Somerset has had mixed success, however, providers agreed that working 

together has the potential to improve service quality and be more cost-efficient. The role of Somerset 

Direct could be broadened to maximise communications between service providers by collecting 

updates on the services available and sharing this with other providers. Engagement between strategic 

housing authorities and the NHS through the provision of adaptations and health promotion should 

continue as both allow older people to remain in their homes and independent for longer which is 

beneficial to both bodies. The potential role of the private rented sector to provide housing for older 

people in future should be explored further. 
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Summary 

8.52 In July 2010, Fordham Research was commissioned to undertake a study into the housing and support 

needs of older people (defined as those aged 55 and over, the qualification age for council older 

person services), living in the Taunton HMA. This report has drawn on a number of different data 

sources to outline the housing needs of older people in the Taunton HMA, including data from the 2008 

SHMA household survey, six focus groups with older people and service providers in Somerset, data 

from ONS and information from the Councils in the HMA.  

8.53 The report undertook to provide information on the profile of older people living in the Taunton HMA, 

the need for specialist accommodation and the need for adaptations and support services.  Policy 

recommendations for the local Councils to consider have been presented around these themes. 

8.54 The results of the assessment of need for affordable specialist accommodation suggest that the 

Councils will need to provide 35 additional units of affordable specialist accommodation per annum 

over the next two years, or 43 per annum over the next five years, if a longer-term view is taken to 

cater for the increasing number of older person households.  

8.55 It is suggested that a joint approach across the local councils working within the Taunton HMA would 

be a cost-efficient method for meeting this need and that it would also suit the moving intentions of 

households. It also suggests that there is a demand for expansion of the support services and 

adaptations for households with support needs and that the vast majority of new units of specialist 

accommodation should be built in Sedgemoor. 
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Glossary    

 

Bedroom standard 

As used in the General Household Survey to assess over- and under-occupancy. It is calculated as 

follows: a separate bedroom is allocated to each co-habiting couple, any other person aged 21 or over, 

each pair of young persons aged 10-20 of the same sex, and each pair of children under 10 

(regardless of sex). Unpaired young persons aged 10-20 are paired with a child under 10 of the same 

sex or, if not possible, allocated a separate bedroom. Any remaining unpaired children under 10 are 

also allocated a separate bedroom. The calculated standard for the household is then compared with 

the actual number of bedrooms available for its sole use to indicate deficiencies or excesses. 

Bedrooms include bed-sitters, box rooms and bedrooms which are identified as such by respondents 

even though they may not be in use as such. 

Disability Living Allowance 

A tax-free benefit for children and adults who need help with personal care or have mobility difficulties 

because they are physically or mentally disabled. 

Disabled Facilities Grant 

A grant from local authorities to help towards the cost of home adaptations. Landlords may apply on 

behalf of tenants. 

Extra care sheltered housing 

This can offer flexible care, with 24-hour support from social care and health teams. It can be new build 

or remodelled from existing buildings or a mix of both. The basic design features include self-contained 

flats with kitchen and bathroom facilities; staff facilities; a range of services such as laundry; communal 

areas; guest facilities; good links to the community; and staff on site to maintain the building and 

manage the delivery of care and support services. 

Housing Associations/Registered Social Landlords (RSLs) 

These are not-for-profit housing providers. 

Housing-related support 

Services to help sustain an individual’s capacity to live independently in their home. Examples include 

help with household maintenance, provision of a community alarm or help accessing other agencies. 

Lifetimes Home Standard 

The inclusion of basic design features in new build homes to make them easily adaptable for people 

with disabilities.  

Older people 

Anyone aged 55 years or over. This is the age at which people qualify for council older person services. 
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Retirement housing 

Housing developments of a similar type to sheltered housing, but built for sale, usually on a leasehold 

basis. 

Sheltered housing 

This ranges from purpose-built bungalows to self-contained flats, bed-sits and rooms with shared 

facilities. The presence of a scheme / estate manager living on the premises or nearby differentiates it 

from other types of housing. Many also provide 24-hour emergency assistance through an alarm 

system. All residents pay a service charge, whether they own or rent their home. Sheltered housing is 

provided by four main organisations: local authorities (rent only); housing associations (rent or part-

buy); voluntary sector (rent only); and private sheltered housing developments (buy only). 

Specialist accommodation 

In this report it is taken to mean any housing where support is provided onsite for older people as part 

of their tenancy or leasehold (e.g. sheltered, extra care), in contrast to general needs housing 

Supporting People (SP) 

This was launched in April 2003. A Supporting People grant was allocated by the Office of the Deputy 

Prime Minister (ODPM) to local authorities, which were responsible for administering the programme 

locally. It provided housing-related support to enable people to live independently. All short-term 

housing-related support services were free. Charges apply for those using long-term services whose 

financial ability to pay is assessed. People who cannot afford to pay are eligible to claim a subsidy from 

their local authority. This programme is currently under review in Somerset and frozen to new clients. 
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Appendix A1: The national and regional 

context 

Housing for older people – the national context 

A1.1 Government policy recognises that an ageing population presents a significant challenge in the future 

provision of housing. The national strategy on housing in an ageing society states that ‘Older people’s 

housing options are too often limited to care homes or sheltered housing. Put simply, we need more 

and better homes for older people now’.
13

 The Government has invested in many schemes and 

strategies to improve the housing circumstances of older people over the past decade. One of the 

most significant is the Supporting People programme launched in 2003. The programme reaches 

840,000 older people from a range of tenure groups nationally, ensuring that they receive the help and 

support they need to live independently.  

A1.2 More recently, Shaping the Future of Care Together
14

 combines current models of social care 

provision into a more comprehensive policy objective which takes into account the anticipated aging 

population and the increased number of those living with disabilities due to improvements in healthcare 

and general lifestyle. The report promotes provision of social care which ensures independence, a 

flexible system of support catered to the individual, collaboration between service providers to avoid 

duplication or fragmentation of services, transparency via accessible information and advice, and a fair 

and equal distribution of funds. In order to provide this the paper suggests a redesign of the funding 

system, which is currently under consultation. However, the new payment system is likely to be through 

Partnership funding between the government, the individual and insurance companies. It is hoped that 

by providing services along such lines a National Care System will be possible. 

A1.3 The current national strategy to meet the housing needs of older people, Lifetime Homes, Lifetime 

Neighbourhoods,
15

 pledges to place housing and ageing as a cross-government priority. The strategy 

has three overarching themes: giving a better deal for older people today; building homes for our 

future; and reconnecting housing, health and care. This requires implementing new standards for all 

new homes, including: age-friendly designs by 2013, the use of lifetime standards on social housing by 

2011, and to develop a repair and adaptations service, including using funding from the Disabled 

Facilities Grant to fund more adaptations. The strategy proposes the following steps to achieve these 

aims: 
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 Lifetime Homes, Lifetime Neighbourhoods: A national Strategy for Housing in an Ageing Society, Communities and Local 

Government, 2008, page 11. 
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• Build more mainstream and specialised homes for older people through increased investment 

in new housing 

• Work with partners across Government and in the voluntary and community sector to provide a 

new approach to a national housing advice and information service 

• New rapid repairs and adaptations services 

• Modernise the Disabled Facilities Grant so that it reaches more people 

• Continue the major investment in improving housing conditions for older people through the 

Decent Homes Programme 

• Public housing will be built to Lifetime Homes Standards by 2011 

• Incentivise good design by introducing a new Beacon theme on inclusive planning to recognise 

local authorities providing leadership in this area 

• All Eco-towns will be designed to Lifetime Homes Standards 

• Regional and local plans are required to take proper account of ageing 

• Improve joined-up assessment, service provision and commissioning across housing, health 

and care 

• Boost preventative housing services through investment 

 

A1.4 The strategy was supported by research reports funded through Communities and Local Government 

(CLG). Housing Choices and Aspirations of Older People reported on eight focus groups which 

explored the influences upon respondents’ housing decisions, and their future housing intentions and 

aspirations.
16

 The report found that the main themes underpinning decisions were attachment to 

current home, complexity of family/caring relationships, neighbourhoods and neighbours, access to 

services and amenities, and health and well-being.  

A1.5 A report reviewing the Disabled Facilities Grant (DFG) was also produced to support the national 

strategy on older people’s housing.
17

 The report concluded that the complexity of the process and the 

pressure on funding impacted on the speed of delivery and the way that local authorities are able to 

meet the needs of individual cases.  

A1.6 Other relevant research includes the Chartered Institute of Housing’s 20/20 Project.
18

 It argued that in 

order to overcome the current lack of choice and availability of housing which meets the need of older 

people, housing should be built which accounts for the various stages of transition experienced by 

those between the age of 60-90 and the housing needs such changes require. The report argues that 

rethinking the current standard of design in housing for older people through adopting the Lifetime 

Homes Standard would help to ensure homes have added longevity, value and use, and that local 

councils could ensure high standards of independent living for older people. 
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A1.7 Under-occupancy, a common situation for many older owner-occupiers is also seen as contributing 

towards a poor use of housing stock throughout all sectors of the community. Research suggests that 

through tackling under-occupancy amongst older person households and promoting the building of 

larger homes, a more efficient distribution of housing stock would be possible.
19

 Home sharing is 

suggested as one way of tackling under-occupancy amongst older people, ‘whereby a non-homeowner 

lives rent-free but is involved at an agreed level of ‘care’ between two parties’.
20

 

A1.8 Older person housing needs are also reviewed in research by Help the Aged, which calls for quality 

housing for older people which has longevity and flexibility for the changing needs of ageing.
21

 The 

paper points towards a downwards trend in new supported housing schemes as government pushes 

towards ensuring older people have the choice to stay independent within their own homes. The report 

advocates a balance between these two options informed by a thorough understanding of the needs of 

older people, ensuring an availability of both adequate support in the home and quality supported 

housing schemes.      

A1.9 Publications from the Department of Health (DoH) also take into account the relationship between 

accommodation, health and well-being. In Our health, our care, our say
22

 a clear emphasis is placed 

on providing older people with improved access to information through technology such as the internet 

allowing a personalised care package, promoting a healthy and active life, independence, well-being 

and choice. In Putting People First it is stated that ‘ensuring older peopleKhave the best quality of life 

and the equality of independent living is fundamental to a socially just society’.
23

  

A1.10 More recently the NHS published a White Paper Equity and excellence: Liberating the NHS
24

. 

Following this, the Housing Quality Network released a briefing
25

 outlining the implications of the NHS 

Whitepaper for housing. It highlighted that an onus has been placed on ‘local authorities to promote 

joint working between the NHS, public health and social care’. Strategic housing authorities will be 

expected to engage with the NHS in deciding joint objectives and identifying where housing support 

needs to be represented in healthcare strategies. However, the duty of local authorities only extends to 

upper-tier authorities and implementation in Somerset, where strategic housing authorities operate at 

the lower-tier, will depend on the pre-established relationships between county and district councils.  
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A1.11 The DoH strategy Living well with Dementia
26

 specifically considers interventions for older people. It 

calls for an increased understanding of dementia to help remove the stigma of ageing, and advocates 

health promotion and support treatment for older people. Care for people living with dementia should 

be promoted so that older people can remain in their homes and receive a more personalised package 

of care, possible through service providers working closely with community groups, voluntary groups 

and offering better support to carers (as supported by the New Deal for Carers
27

). 

A1.12 In terms of Adult Social Care, recent emphasis is on different agencies working together to jointly 

commission services which can offer tailored support to meet different needs. The intention is ‘to make 

personalisation, including a strategic shift towards early intervention and prevention, the cornerstone of 

public services’.
28

 Within this overall strategy, housing-related support has been identified as a cost-

effective mechanism to reduce dependency, promote independence and good health and to prevent 

social exclusion. It is also argued that timely intervention in housing-related support can reduce later 

demand for more expensive interventions and provide better outcomes for individuals.
29,30

 Despite this, 

resources are often targeted only at those most in need. Service commissioners are therefore required 

to work with local partners to enable early intervention and bring about a shift in the focus of support 

‘away from intervention at the point of crisis to a more pro-active and preventative model centred on 

improved wellbeing, with greater choice and control for individuals’.
31

 

A1.13 These policies are designed to address the significant implications that the UK’s ageing population will 

have on future housing demand and support services. There are issues surrounding the quality of older 

people’s accommodation and their ability to repair and maintain their properties to a sufficient standard. 

Despite there being significant amounts of un-mortgaged equity in older people’s homes (estimated by 

the Council of Mortgage Lenders to be £367 billion), older people are often unwilling to downsize from 

large, family homes to smaller, higher quality accommodation with the potential to unlock some of this 

equity. For many people, barriers to moving to suitable accommodation include affordability, accessing 

support services they require, and the reduced independence intensive healthcare support can entail. 
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A1.14 There are several options to providing adequate accommodation with the healthcare and general 

wellbeing requirements of older people in mind:  

• Building to the Lifetime Homes Standard, ensuring equal access and use of space by all. 

• Adapting existing homes, to ensure provisions to aid decreased mobility whilst ensuring 

people can stay in their own homes 

• Providing flexible ‘floating support’, to enable continued living within the home e.g. through 

assisting with household management 

• Provision of sheltered housing, self-contained housing on the same site with some housing-

related support and onsite management 

• Provision of extra care sheltered housing, self-contained housing on the same site with 

varying levels of care and support available to enable independent living tailored to individual 

needs 

• Provision of housing with care – independent flats or bungalows built on the same site as a 

care home, with some services included in their service charge and others purchased from the 

care home 

• Provision of care homes, providing 24 hour, intensive support for those with high levels of 

care, offering minimal independence 

 

A1.15 As the national trend for housing indicates, supply of affordable and habitable homes has not kept 

pace with demand,
32

 and importantly those demands of an aging population. As a result of this, the 

older population will begin to experience increased pressure in securing housing which offers a variety 

of needs related services focused around enhanced health and social wellbeing.  

A1.16 Following  responses to the publication of the current national strategy to meet the housing needs of 

older people, Lifetime Homes, Lifetime Neighbourhoods, the Government decided to commission an 

‘innovation panel’ to advance existing good practice and promote new ideas. HAPPI – Housing our 

Ageing Population: Panel for Innovation was established in June 2009. The panel undertook a tour of 

24 schemes in six countries, covering a variety of locations, a range of income groups, diverse 

lifestyles and cultures and every level of care provision. 

A1.17 The Panel’s report
33

 concluded that in relation to older persons’ housing, the best examples all have 

some sort of ‘heart’ which offers residents the opportunity to be with others, sharing space even if they 

do not share the same interests, beliefs, or lifestyles’ and spaces that accommodate diversity. The best 

practice cases also provided the private spaces which occupants can shape into the kind of home that 

reflects who we are, allowing us to be alone when we choose to be. 
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A1.18 Further, they found that older people’s housing can be entirely compatible with ideas about good place-

making, environmental sustainability and interaction with the natural environment – factors that 

contribute to a better quality of life. The new housing can be contemporary and exciting, or calm and 

understated. It can promote community interaction and provide facilities and resources that offer wide 

reaching benefits. 

A1.19 The Panel concluded that a successful outcome to the issue of housing for older people relies on the 

piecing together of many components. It is important to find the right sites, design homes with creativity 

and flair, access appropriate funding, and forge close working relations with local authorities. There is 

also a need for a joined-up conversation and a concerted effort to put words into action. 

A1.20 Finally, a new Coalition Government was elected in May 2010. The Government’s manifesto
34

 states 

that people deserve dignity and respect in old age, and that they should be provided with the support 

they need. That means safeguarding key benefits and pensions, and taking action to make it easier for 

older people to work or volunteer. The Government promise to protect key benefits for older people 

such as the winter fuel allowance, free TV licences, free bus travel, and free eye tests and 

prescriptions. 

A1.21 The manifesto implies that there is a need to revise the current state pensions system whereby women 

retire at 60 years and men at 65. As such, the coalition government is committed to establishing an 

independent commission to review the long-term affordability of public sector pensions, while 

protecting accrued rights. In the meantime, the government will restore the earnings link for the basic 

state pension from April 2011, with a ‘triple guarantee’ that pensions are raised by the higher of 

earnings, prices or 2.5%. 

A1.22 However, the government will phase out the default retirement age and hold a review to set the date at 

which the state pension age starts to rise to 66, although it will not be sooner than 2016 for men and 

2020 for women. Some economists
35

 believe that when the pension age is raised significantly the 

demand for housing rises most strongly. It is also likely that an increase in pension age is likely to 

impact on demand for older person’s housing as people working longer may delay demand for 

accommodation that is suitable for retired people.  

                                                      
34 

The Coalition: our programme for government, HM Government, , May 2010
 

35 
The Impact of Changing Demographics and Pensions on the Demand for Housing and Financial Assets, Ales Cerny, David 

Miles and Lubomir Schmidt, July 2005.
 



Appendix  A1:  The nat ional  and reg ional  context  

Page 127 

Housing for older people – the regional context 

A1.23 According to the latest State of the South West Report
36,

 the South West has the oldest demographic 

profile of any English region with the proportion of older people forecast to increase over the next 20 

years. It suggests that whilst older people make an important and valued contribution to society, an 

ageing population has implications for the ongoing and future provision of services in meeting the 

demand for support, especially for the very elderly and infirm. 

A1.24 The South West has an ageing population as a consequence of long life expectancy, falling conception 

rates, the “baby boom” generation reaching retirement age and net inward migration. The South West 

region’s population is older than average and the proportion of older people is predicted to grow faster 

than the national average over the next 20 years. Between 2010 and 2030 the population aged 65 

years and over is projected to increase by over 500,000 in the region, with 150,000 of this increase in 

those aged over 85 years – a doubling in size for the region’s oldest age group. 

A1.25 At present, participation rates in the labour market remain high, although further ageing may affect this. 

Engaging and utilising older workers is a key challenge for the region. This presents a number of 

challenges to the NHS and Social Services, particularly around improving the quality of end of life care 

while meeting a predicted 20% rise in the number of deaths by 2030. 

A1.26 The Draft Regional Spatial Strategy for the South West 2006-2026
37

(RSS) recognises that the 

increasing number of older people living in the South West presents unique opportunities and 

challenges with a number of ‘younger’ older people wishing to remain in paid employment. It suggests 

that older people’s skills and experiences are valuable assets to the region’s businesses and 

communities, as is the purchasing potential of wealthier older people. There are also opportunities for 

South West businesses to become leaders in the development of products and services for older 

people. 

A1.27 However, the draft RSS states that many older people have lower personal incomes than average and 

women typically have lower incomes than men. The economic disadvantage experienced by many 

older people poses a significant challenge for the region, given the trend of demographic ageing in the 

South West. 

A1.28 While mature adults in the South West are healthier than those in the rest of England, a growing older 

population still presents many challenges for the region. For instance, the population aged over 85 

years reporting a limiting long-term illness is projected to increase to over 160,000, and those suffering 

from dementia to increase to 70,000 by 2030. 
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A1.29 NHS data
38

 suggests that men in the region aged 65 years can expect to live another 17 years and 

women another 20 years.  This is the highest life expectancy for both men and women in England. The 

data also highlights that over 65s in the South West have a lower than average number of admissions 

to hospital for Coronary Heart Disease, respiratory diseases, digestive diseases and circulatory 

diseases, as well as lower than average admissions for mental health and depression in older men.  

A1.30 In addition, the region has a comparatively high proportion of older people taking exercise when 

compared to the England average. However the report also highlights that the South West is worse 

than average for numbers of excess winter deaths and for numbers of older people who drink 

regularly. 

A1.31 One important issue recognised by agencies throughout the South West is a lack of suitable housing 

for older people. There are currently approximately 50 older person forums in the region involving over 

38,000 older people
39

. As well as the activity of their management committees some forums also have 

different action groups looking at various areas of concern, such as housing and social care. These 

action groups enable more of the members to engage in policy issues in the areas in which they have 

the most interest and become involved and well informed about specific issues. They pass this 

knowledge back to their members. They may also act in a consultative role on health and social care 

issues directly affecting older people. 

A1.32 In June 2007 the forums staged a ‘mock trial’ on five major issues for older people.  The audience for 

the session included senior county officials, the Shadow Secretary of State for Constitutional Affairs 

and other public figures. Three of the issues on trial were declared ‘guilty’ (affordable housing, social 

care and transport). An early result of this action was the decision by the Dorset Age Partnership (a 

sub-set of the Local Strategic Partnership) to make the three ‘guilty issues’ its top priorities for action in 

the year ahead. 

A1.33 The South West Regional Housing Strategy 2005 - 2016 identifies ways to tackle the under-provision 

of housing (against evidence of increasing housing demand and need for affordable housing), and 

supports the delivery of the Regional Development Agency’s The Way Ahead (2005). It also 

acknowledges that there are close links between housing affordability, quality and health. Improving 

affordability and housing quality will deliver a range of positive health outcomes – particularly for 

children and young families and older people and help reduce fuel poverty. 
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A1.34 It states that the links between poverty, poor quality housing and the surrounding environment and 

health outcomes - particularly for children and young families, and older people – are well known. For 

example, cold damp homes can lead to diminished resistance to respiratory infection and can also 

increase the risk of heart disease, heart attack and stroke. Other improvements in suitability of 

accommodation such as its energy efficiency can reduce the incidence of fuel poverty and improve 

quality of life for residents. 

A1.35 Authorities can assist vulnerable groups directly, through grants or loans, or through a range of other 

agencies, such as Home Improvement Agencies (HIAs). National guidance encourages all authorities 

to carefully consider the future role of HIAs in their area, and how they link with other supporting people 

services for vulnerable households. With a growing population of older people in the South West, HIAs 

are already relevant and will become more so in future. 

A1.36 In line with emphasising the wider impact of supported housing, and as a consequence of the study, a 

new conceptual framework is being adopted, based on four strands, or distinct housing-journeys of 

people in need of housing related support. This is an alternative to the traditional method of defining 

the supported housing sector by client group e.g. older people, drug misuse, mental health etc.  

A1.37 The ‘maintaining quality of life, independence and inclusion’ strand focuses mainly on older people who 

have largely been independent throughout their lives but who need support due to increasing physical 

or mental frailty, social isolation or insecurity. The South West has just over 5,000 funded Supporting 

People places for older people per 100,000 over 65 years – the lowest of all English regions, despite 

having the greatest number of older people in the population.  

A1.38 The South West Housing Body (SWHB) propose to investigate the baseline provision of Lifetime 

Homes in the region, and the scope for increasing the proportion of them in new stock, with a view to 

particularly addressing the housing needs of an ageing population. 

A1.39 The South West also faces an ageing demographic profile, and very strong demand for mandatory 

Disabled Facilities Grants (DFG) from local authorities. These are required once an assessment of 

need has been made, and with the high levels of relatively poor quality owner-occupied housing in the 

region, demands on DFG budgets are likely to remain high. 

A1.40 In 2008 the South West Housing Learning and Improvement Network (SWHLIN) published a regional 

housing market assessment for older people
40

. The assessment highlights a number of issues 

including: the ageing demographic profile; under-delivery of new homes; constraints on access to 

owner occupation due in part to high levels of second and holiday home ownership; poor quality 

homes; social exclusion and disadvantage; and inadequate links between affordability, quality and 

health. 
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A1.41 It cites the South West Regional Development Agency’s The Way Ahead – Delivering Sustainable 

Communities in the South West (2005) which recognises that the high proportion of older people living 

in the South West will continue to mean that capital resources are required both to provide new, and to 

remodel or update existing, accommodation for older people in the form of sheltered housing and extra 

care provision. In addition, a better ‘menu of services’ for older people is required. A key regional aim is 

to achieve an upward trend in the proportion of lifetime homes being built in the region by 2010. 

A1.42 It proposes that the repair or remodelling of existing supported and older people’s housing should be a 

priority for investment in existing RSL / housing association stock. A minimum of 10% of social rent 

homes delivered under the Affordable Housing Programme (AHP) should be directed to the provision 

of supported housing that is earmarked to receive specialist support services for which specific 

revenue has been identified or planned and which may or may not incorporate specialist design, and to 

the provision of older persons’ housing. 

A1.43 The assessment suggests that it is widely accepted that for most older people, staying in their own 

home and being cared for by members of their family is the preferred housing option. Up to four fifths 

of older people would prefer to stay in their own home for as long as possible and, in the event of 

disability, three quarters of older people would rather have their home adapted than move, before 

considering other options such as sheltered housing.  

A1.44 The vast majority of older people are able to remain living independently in their own homes, despite a 

degree of ill health, and many of these people are supported by informal carers until they can no longer 

cope. However, this does not necessarily mean that they do not want to move. Older people move for a 

variety of reasons including: convenience, location, better accessibility, security, easier to maintain and 

manage property, availability of care and to release equity. The main reasons for wanting to stay put 

appear related to the upheaval of moving and the fear of losing independence.  

A1.45 The assessment cites research undertaken by the CLG
41

 which found that the factors which 

underpinned older people’s decision whether to move or to stay put are common across very diverse 

groups. The key factors were: attachment to current home, complexity of family/caring relationships, 

neighbours and neighbourhood (especially for lesbian, gay and transgender older people), access to 

services and amenities, and health and well-being. 

A1.46 Older peoples’ preference for staying put may also reflect the limited options available to them and 

their perception of sheltered housing. The research found that two bedrooms were seen as a minimum 

requirement for most people. Some people wanted better independent advice about the housing 

options available to them; and there was also felt to be lacks of low intensity support, for example, help 

with small repairs. Sheltered housing was seen as a ‘good thing’ but there was little awareness of extra 

care housing or the potential of assistive technology. 
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A1.47 According to the assessment, one specific regional issue is that the South West has the highest 

number and percentage of second homes in England. The Survey of English Housing (2007) identified 

approximately 60,000 second homes in the South West, representing 2.7% of the total housing stock, 

with hot spots in the Isles of Scilly, South Hams in Devon, North Cornwall and Dorset. Coastal areas 

are particularly affected.  

A1.48 While this puts pressure on the regional housing market and affects affordability, it may also be that 

some second home owners move to live permanently in the South West as they approach retirement. 

Nationally, about 50% of people who own second homes describe them as potential retirement homes 

and 60% of those with second homes are aged between 45 and 64 (Housing in England 2005/06, 

CLG, 2007).  

A1.49 A number of older people who might wish to ‘down-size’ their family home could have difficulty in doing 

so, because of the enlargement of small properties as a result of second home ownership, inward 

migration from areas where property prices are higher, and consequent rising house prices.  

A1.50 An updated version of the assessment
42

 suggests that there does appear to have been progress made 

in developing evidenced-based commissioning strategies for housing services for older people, but 

work is still underway on these in a number of authorities. Also, there remains the need to raise the 

profile of older people housing issues amongst key stakeholders to ensure they are consistently 

represented in key strategic documents and taken into account in service development. A particular 

issue appears to be the profile housing has as a preventative tool which could impact on demand for 

health and social care services. 

A1.51 Further, it states that the development of services for older people in the community is again ‘patchy’, 

and there is limited evidence of commissioners and providers involving and developing innovative 

integrated approaches to service delivery. It reports that there are concerns from both commissioners 

and providers about the impact the personalisation agenda will have on the market and the viability of 

their businesses making best use of scarce resources. 

A1.52  Finally, there is a high level of concern about the impact the current economic climate and future 

spending cuts will have on services, particularly those perceived to be on the fringes of provision or 

seeking to mainstream, such as assistive technology. 
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Housing for older people – the County context 

A1.53 There are a number of county documents which are relevant to the issue of older people and housing. 

According to the County’s health and social needs analysis
43

, research suggests that the elderly are 

most prone to experience rural deprivation (Chapman et al 1994, Shucksmith et al 1996) and an 

increasing body of evidence shows that social isolation has a detrimental impact on health (Broadhead 

et al 1983, Kawachi et al 1996).  

A1.54 Social isolation was therefore felt to be a particularly important issue for older age groups in Somerset. 

As such, it developed a measure to determine where deprivation among older people in the county is 

highest. Deprivation amongst older people was found to be highest in the Somerset wards of: 

Bridgwater Hamp, Yeovil East, Frome Welshmill, Bridgwater Eastover and Glastonbury St Benedict's. 

A1.55 The Somerset Joint Strategic Needs Assessment
44

 suggests that older people make up approximately 

20% of Somerset’s population. This is more than the south west regional proportion which is already 

the highest in the country. With increased age there is increased likelihood of normal life being limited 

through disability, long-term illness or chronic disease.  

A1.56 This implies that in areas with larger numbers of older people there is likely to be an increased call on 

services to support people with limiting long-term illness. The proportion of the population aged over 65 

tends to be higher in the more rural areas. 

A1.57 Generally people living in rural areas are lower users of health and social care services. The Somerset 

situation where large numbers of older people reside in more rural areas may lead to large numbers 

wishing to be supported to remain in their own homes. Expressed opinion suggests that older people 

and their families want more services for strokes, falls, mental health, long term conditions and 

emergency care. Furthermore, those entering old age want to know how to maintain their health, 

independence and wellbeing. 

A1.58 The report states that the population of Somerset is relatively healthy in terms of life expectancy and 

prosperous, although there are pockets of deprivation within some of the larger towns and in isolated 

rural areas. It cites ONS estimates which suggest there will be a 14% rise in the total population in 

Somerset by 2025. The population aged 65 and above is set to grow by 55% over the same period and 

the over 85s by 73%. This may place additional pressure on health and social care services.  

A1.59 Over the same period the working age population will grow at a much lower rate and this will change 

the baseline of dependency within the population. The number of older people is likely to grow by 

approximately 60,000 and increase to more than 160,000 in the next 17 years. 
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A1.60 The report states that inequality in the older population can be multi-factoral. In urban areas older 

people are more likely to be living alone, or with financial difficulties, or with a limiting long term illness. 

However in more rural areas older people often experience difficulty with accessing services, and 

although they may be relatively wealthy, it is often the case that they are asset rich but cash poor and 

therefore experience difficulties with heating their home and the health complications that go along side 

that.  

A1.61 It suggests that inequalities among the older population can be tackled in a range of ways, important 

elements of this work might include: effective benefit advice to ensure people receive the income to 

which they are entitled, and targeted healthy living advice, chronic illness can be postponed or well 

managed through effective self-care. 

A1.62 One important corollary issue for older people within the county is transport. Somerset’s Transport Plan 

2006-2011
45

 population projections predict that growth will also continue over the next few years at a 

faster rate than the regional or national averages. By 2016, Somerset’s population is estimated to be 

over 550,000 representing an 11% growth over the 15 year period. 

A1.63 Taunton is identified as the main focus for future population growth along with the other main urban 

centres of Yeovil and Bridgwater, with other smaller towns also accommodating some housing growth. 

The largest component of our future population growth will be of people in retirement. A growing and 

ageing population will require different levels and forms of transport provision including more 

accessible services and information. 

A1.64 Importantly, the County has a dispersed rural settlement pattern and an ageing population, which 

means that many residents are dependent on travelling by car to larger towns for work or access to 

other basic services such as healthcare. This creates pressure on county road networks but also 

means that people who do not have access to a car have increasing difficulties accessing services. 

A1.65 In response, the County Council has established an Integrated Passenger Transport Unit (IPTU) to 

help coordinate transport policies; increased patronage on Quality Bus Partnership Routes 

(partnerships between councils and transport providers which aim to develop all aspects of bus travel 

and to increase the number of passengers using bus services); trained 125 Special Educational Needs 

and social services clients to become independent travellers; and implemented 'Slinky' demand 

responsive transport services. 
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 Local Transport Plan Environment Directorate 2006-2011, Somerset County Council, March 2006. 



Housing and Older  People Study:  Taunton Hous ing Market  Area 

Page 134 

A1.66 Sheltered Housing for older people in Somerset County was reviewed in 2007 by Ridgeway 

Associates
46

. The report assessed the reach of and need for the Supporting People programme across 

tenures in Somerset. It found that the majority of older people were not utilising Supporting People 

services and that the majority of delivery was focused in the social rented sector. Findings from the 

report indicated that Supporting People funding needed to be distributed more equitably across 

vulnerable older people in Somerset, irrespective of tenure. 

A1.67 As the need for services that support older people living at home the report is expected to increase 

substantially in Somerset it argued that ‘to provide strategically relevant and value for money services, 

it will be necessary to develop a model for service delivery that is based on a ‘needs led’ approach’. It 

favoured a ‘hub and spoke’ approach to service delivery where the services delivered are based on 

individual need. ‘This model is based on local support worker teams located at hub schemes delivering 

services to ‘spoke sheltered schemes’ in their locality and to older and vulnerable people in the 

community’. Once established the ‘hub’ could then be used as a point from which to deliver other 

services that would appeal to older and vulnerable people. 

A1.68 Following this report, Ridgeway Associates evaluated the community alarm services available in 

sheltered housing in Somerset
47

. This report considered how sheltered accommodation in Somerset 

can move from the provision of hardwired alarms to dispersed alarms, the latter being more reliable, 

cost-efficient to maintain and increasingly used.  

Housing for older people – the local context (Sedgemoor District Council) 

A1.69 Sedgemoor’s Sustainable Community Strategy
48

 clearly identifies meeting the needs of older people as 

an essential component of the strategy’s success. The strategy states that Sedgemoor has a higher 

proportion of pensioner households, at 27.8%, than is found regionally (27.0%) or nationally (23.7%).  

A1.70 The health of people in Sedgemoor is generally better than the national average. However, rates of 

smoking in pregnancy, healthy eating in adults, people diagnosed with diabetes and hip fractures in the 

over 65s and road accidents/deaths are significantly worse in Sedgemoor. Life expectancy in 

Sedgemoor is higher than the national average at 79.9 years. However, there are areas of Sedgemoor 

where life expectancy is lower – Bridgwater Victoria is the lowest at 75.7 years, a difference of 4.2 

years. 

                                                      
46

 Vision of Sheltered Housing in Somerset Project, Ridgeway Associates, October 2007. 

47
 An Evaluation of Community Alarm Services and Charging – Sheltered housing in Somerset, Ridgeway Associates, January 

2008. 

48
 Sustainable Community Strategy for Sedgemoor 2009-2026, third edition, October 2009. 
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A1.71 The strategy recognises that historically, fear of crime has been disproportionate to the actual rates of 

crime. Year on year, total crime is reducing but this is not reflected in public perceptions. In addition, 

fear of crime increases in older residents while in reality, it is the younger 18-24 age groups that are 

more vulnerable to victimisation despite having less fear.  

A1.72 It states that this means that the council need to manage the perceptions of crime rather than just 

reducing it. It might be that in some areas of the community, people need to be aware that they need to 

take more precautions to prevent them from becoming victims of crime whilst in others, the council 

need to reassure them. 

A1.73 The need for rural housing for older people is clearly recognised by Sedgemoor’s Core Strategy
49

. 

According to the strategy, there is broad support for policies which provide housing for older people 

specific needs. However, it states that there is a need to test the viability of implementing Lifetime 

Homes. Also, it suggests that standard family housing could be released by providing suitable homes 

for older people. 

A1.74 Similarly, Sedgemoor’s Housing Strategy
50

 recognises that there is a need to make better use of 

existing social housing stock and land. In response, the council has implemented a programme of 

deregulation of some the older-persons social housing units for general-purpose use, this is an 

ongoing process responding to and reflecting localized supply and demand, and encouraged 

redevelopment on new affordable housing on Council owned land and other assets. A longer-term 

structured programme is proposed from 2007 onwards. 

A1.75 Finally, the strategy cites the Somerset Primary Care Trust which recognises that there is a well-

established link between housing and its effects on people’s health. Poor housing plays a role in 

perpetuating health inequalities. Somerset Primary Care Trust has identified areas of need where 

targeted works are needed.  

A1.76 Equity profiling of the areas has been carried out and these will include Bridgwater (around Hamp, 

Sydenham and Victoria) and Highbridge. Links are already established with Bridgwater Sure Start and 

the Bridgwater Education Achievement Zone. The intention is that where there is capacity to target 

communities these areas will be prioritized. 
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 Local Development Framework Core Strategy – Preferred Option Consultation Statement, Sedgemoor District Council, 

March 2010. 

50
 Housing Strategy Document, Sedgemoor District Council, January 2009 
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Housing for older people – the local context (Taunton Deane Borough Council) 

A1.77 According to its organisational assessment
51

 overall, Taunton Deane is generally prosperous with 

relatively low unemployment, but it suffers from low wages and high house prices. Service industry 

employers, such as public administration, education and the health bodies, are the biggest employers 

in the area. The number of older people is above average and is expected to increase. People are 

generally healthier than the English average, but men from more deprived areas in the Borough can 

expect to live 10 years less than those from more well-off areas. For women this difference is seven 

years 

A1.78 The Community Strategy
52

 underlines the housing and support needs of its older population. It states 

that Taunton Deane has a higher than average dependency ratio due to there being proportionately 

more pensioners, and fewer 15 - 44 year olds. The dependency ratio is a measure of the portion of a 

population who are too young or too old to work. A rising dependency ratio is a concern in many areas 

that are facing an aging population, since it becomes difficult for pension and social security systems to 

provide for a significantly older, non-working population. 

A1.79 The main challenges in improving physical and mental health in the Borough relate to lifestyle issues 

around smoking, being overweight and physical and cultural activity, for all age groups including 

children and young people and particularly amongst disadvantaged groups.  

A1.80  Whilst it appears that Taunton Deane is currently a ‘healthy place,’ work is needed to ensure this is 

maintained and to address anticipated future problems, such as the predicted increase in obesity. The 

increase in the proportion of older people also needs to be catered for, in terms of adequate health 

care provision, available activities and quality of life. Also, it aims to encourage an increasing the 

number of older people who are active, for example through volunteering, participating in learning and 

leisure courses etc 

A1.81 The strategy cites the Somerset Local Area Agreement (LAA) which sets down the key activities that 

all the main organisations and agencies in Somerset will deliver in partnership. There are six blocks, or 

themes within the LAA: 

• Children and Young People 

• Healthier Communities 

• Older People 

• Economic Development and Enterprise 

• Safer Communities 

• Stronger Communities 
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 Organisational Assessment 2009, Taunton Deane Borough Council located at: http://oneplace.audit-commission.gov.uk/ 

52
 Taunton Deane Sustainable Community Strategy, Taunton Deane Borough Council, March 2007 
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A1.82 Taunton will ensure that the aims and objectives of its community strategy are in accordance with 

those of the LAA, including meeting the needs of older people. 

A1.83 Similarly, Taunton’s Core Strategy
53

 suggest that there is a need to ensure that the size and types of 

housing provided meet identified needs, including those of an increasing number of older people. Also, 

it aims to set policy requirements for the provision of a defined proportion of new housing to 

accommodate the specific needs of older people and those with disabilities. 

A1.84 Taunton has been encouraging the provision housing and support facilities in response to needs of 

older people. For example, Rethink Reconnect Floating Support service provides housing related 

floating support to individuals with dementia, or older people with dementia or memory problems, to 

assist them to develop or maintain their independence and quality of life within the community.  

A1.85 Between 5 and 10 hours support is provided per person per week, usually in the person's own home. 

Support is tailored to the needs of the individual but might include housing issues, budgeting, life skills 

and improving social networks. 

Housing for older people – the local context (West Somerset Council) 

A1.86 According to its Housing Strategy
54

 the proportion of older people in West Somerset is one of, if not 

the, highest in the country. Very large increases in the number of older people, including frail older 

people with support needs, are expected over the next 20 years. In 2025 there are expected to be 

39,100 people in West Somerset, of which 14,700 (37.6%) will be 65 and over and 2,800 (7.2%) will be 

85 and over.  

A1.87 The existing housing stock has not, for the most part, been designed with the needs of older people in 

mind. Even where dwellings have been specifically built for older people, expectations change over 

time, so they may no longer be suitable. The ageing of the population is a significant issue for housing 

services that requires a coordinated strategic response to plan for the future. 

A1.88 It describes that ageing population as a demographic time bomb with emphasis placed on additional 

costs for health, social care and pensions. The proportion of older people in the population is rising 

rapidly and many end up in costly care homes at some point. Practical help is needed for older people 

to live independent active lives for longer. 

A1.89 The rural nature of the area, affordability issues, off gas areas, poor quality of some of the housing 

stock, and dwellings without level access all pose particular challenges. Providing advice, support and 

appropriate housing for the ageing of the population in West Somerset is one of the main strategic 

challenges for housing services.  
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 Core Strategy and Small Sites Consultation, Taunton Deane Borough Council, January 2010 
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 West Somerset Housing Strategy 2009 to 2012 
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A1.90 In response  to the housing and support needs of older people, the council: 

• Hosted an Ageing Well in West Somerset event in 2008 

• Improved advice and information relating to housing options is available for all residents 

although these are not yet targeted specifically for older people  

• Improvements and adaptations are available via the Home Improvement Agency (HIA). The 

agency, originally based in Sedgemoor, expanded to include West Somerset in 2004 

• The HIA has been re-launched with new promotional material as Somerset West Care and 

Repair Limited. The agency facilitates Disabled Facilities Grant (DFG) work across the 

partnership area. It also provides small repairs and a hospital discharge scheme through its 

handyman. NHS Somerset funds the discharge scheme. 

• The Northern Peninsula Housing Market Assessment has established the need for two 

bedroom accommodation for older people as the most significant future housing need in the 

area The Somerset wide ‘Vision for Sheltered Housing in Somerset Project’ reported in 

October 2007. The project recommends the adoption of a hub and spoke model for sheltered 

housing. 

• A county wide assessment tool has been developed to provide a consistent approach for 

providers letting sheltered housing across the county 

• The services offered from sheltered housing schemes have been broadened to include greater 

outreach to the community. A meals delivery service operates within a 10 mile radius of 

Watchet 

 

A1.91 The strategy states that given that the ageing population is a key strategic priority for housing for the 

future, some further dedicated work to better understand the likely issues and possible solutions is 

necessary. This will build on the work undertaken at county level and will put in place a framework for 

future action.  

A1.92 It will develop a more detailed understanding of the take up of services by older people and consider 

supply and demand information in different parts of the district. It will include data analysis, such as 

that relating to lettings, consulting directly with older residents about their current and future housing 

circumstances, and considering best practice relating to housing and older people and their carers. A 

number of concerns have been raised by providers including the need for two bed accommodation 

designed specifically for older people and the need to retain current levels of Supporting People 

funding. 

A1.93 The older than average population profile, the rural nature of the district, and the type of dwellings, all 

bring additional challenges to housing services, particularly concerning the ability to afford to 

adequately heat and insulate dwellings. 
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Summary 

A1.94 It is apparent that an ageing population represents serious challenges in terms of providing adequate 

housing and support for older people. National policy recognises the need to increase the supply, and 

to improve the existing stock of housing designed to meet the needs of older people. However, it also 

recognises that merely a ‘bricks and mortar’ response to the housing needs of older people is 

inadequate, and that the social and community needs of older people should constitute a central 

component of housing policy. 

A1.95 In response, the current national strategy to meet the housing needs of older people, Lifetime Homes, 

Lifetime Neighbourhoods, pledges to place housing and ageing as a cross-government priority. 

Similarly, the government’s Supporting People programme reaches 840,000 older people from a range 

of tenure groups nationally, ensuring that they receive the help and support they need to live 

independently. Also, more and more older people are being supported to enable them to achieve 

independence by allowing them to remain in their own homes 

A1.96 However, reports such as the Chartered Institute of Housing’s 20/20 Project identify a lack of choice 

and availability of suitable housing. The report argues that rethinking the current standard of design in 

housing for older people through adopting the Lifetime Homes Standard would help to ensure homes 

have added longevity, value and use, and that local councils could ensure high standards of 

independent living for older people. 

A1.97 Importantly, the need to increase and improve the provision of housing for older people comes at a 

time of economic austerity. Whilst the Coalition Government has already begun to implement its policy 

of increasing the state pension age for both men and women, it is likely that further public expenditure 

cuts will take place after the Comprehensive Spending Review has been published in October 2010.  

This will further increase the financial pressure on local authorities – especially those which contain 

large proportions of older people. 

A1.98 In regional terms, it is apparent that the South West has the oldest demographic profile of any English 

region with the proportion of older people forecast to increase over the next 20 years. Whilst the Draft 

Regional Spatial Strategy for the South West 2006-2026 (RSS) regards the increasing number of older 

people living in the South West presents as offering unique opportunities, it is likely that such an 

ageing regional population presents many challenges.  

A1.99 One important issue recognised by agencies throughout the South West is a lack of suitable housing 

for older people. In response, the South West Housing Body (SWHB) propose to investigate the 

baseline provision of Lifetime Homes in the region, and the scope for increasing the proportion of them 

in new stock, with a view to particularly addressing the housing needs of an ageing population. 
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A1.100 Further, the South West Regional Development Agency recognises that the high proportion of older 

people living in the South West will continue to mean that capital resources are required both to 

provide new, and to remodel or update existing, accommodation for older people in the form of 

sheltered housing and extra care provision. In addition, a better ‘menu of services’ for older people is 

required. A key regional aim is to achieve an upward trend in the proportion of Lifetime Homes being 

built in the region. 

A1.101 Locally, it is apparent that all three councils within the housing market area contain higher proportions 

of older people compared with the national average. An examination of councils’ community and 

housing strategies suggest that meeting the housing and support needs of older people is central to 

fostering successful, thriving local communities. Whilst there remains a need for greater provision of 

housing for older people, local councils have responded in a range of imaginative ways to meet those 

needs. Nonetheless, without sufficient funding it is unlikely that that the Councils will be able to meet 

the future housing and support needs of their growing elderly population. 

 



Appendix  A2:  The Taunton HMA 

Page 141 

Appendix A2: The Taunton HMA 

A2.1 The 2008 Somerset SHMA identified two housing market areas in Somerset: Yeovil HMA (containing 

South Somerset and West Dorset) and Taunton HMA (containing Taunton Deane, Sedgemoor and 

West Somerset). Thorough data analysis found these groupings to be appropriate. The figure below 

displays the Taunton HMA and the districts it contains. 

Figure A2.1 Districts within Taunton HMA 

 

Source: Fordham Research 2010 
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Appendix A3 Ward level data 

 

Table A3.1  Older person only households by ward - Sedgemoor 

 Ward 
No. of older 

person h’holds 
Total no. of 

h’holds in ward 

% of older 
person h’holds 

in ward 

As a % of all 
Taunton HAM 
older person 

h’holds 

Berrow 662 1,019 65.0% 1.3% 

East Poldens 583 912 63.9% 1.1% 

Burnham North 1,657 2,711 61.1% 3.2% 

Puriton 566 936 60.5% 1.1% 

Burnham South 1,598 2,806 56.9% 3.1% 

Brent North 495 984 50.3% 1.0% 

Wedmore and Mark 1,021 2,041 50.0% 2.0% 

Huntspill and Pawlett 831 1,671 49.7% 1.6% 

Bridgwater Quantock 1,323 2,784 47.5% 2.6% 

King's Isle 962 2,028 47.4% 1.9% 

Highbridge 1,304 2,761 47.2% 2.5% 

Cannington and Quantocks 1,443 3,114 46.3% 2.8% 

Cheddar and Shipham 1,281 2,791 45.9% 2.5% 

West Poldens 506 1,108 45.7% 1.0% 

Sandford 391 917 42.6% 0.8% 

Woolavington 415 1,000 41.5% 0.8% 

Bridgwater Sydenham 1,240 3,041 40.8% 2.4% 

Axbridge 364 905 40.2% 0.7% 

Axe Vale 354 937 37.8% 0.7% 

Bridgwater Eastover 699 1,879 37.2% 1.4% 

North Petherton 897 2,564 35.0% 1.7% 

Knoll 314 916 34.3% 0.6% 

Bridgwater Bower 931 2,898 32.1% 1.8% 

Bridgwater Hamp 901 3,190 28.2% 1.8% 

Bridgwater Victoria 525 2,185 24.0% 1.0% 

Total 21,263 48,098 44.2% 41.4% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A3.2  Older person only households by ward – Taunton Deane 

 Ward 
No. of older 

person 
h’holds 

Total no. of 
h’holds in 

ward 

% of older 
person 

h’holds in 
ward 

As a % of all 
Taunton HMA 
older person 

h’holds 

North Curry 557 866 64.3% 1.1% 

Stoke St. Gregory 411 694 59.2% 0.8% 

Ruishton and Creech 1,063 1,921 55.3% 2.1% 

Taunton Manor and Wilton 1,379 2,508 55.0% 2.7% 

Bishop‘s Hull 902 1,751 51.5% 1.8% 

Wellington Rockwell Green and West 1,318 2,567 51.3% 2.6% 

Milverton and North Deane 741 1,474 50.3% 1.4% 

Wellington East 840 1,682 49.9% 1.6% 

Trull 451 913 49.4% 0.9% 

Staplegrove 902 1,831 49.3% 1.8% 

Bradford-on-Tone 520 1,055 49.3% 1.0% 

Comeytrowe 1,302 2,675 48.7% 2.5% 

Wiveliscombe and West Deane 786 1,773 44.3% 1.5% 

Taunton Killams and Mountfield 626 1,492 42.0% 1.2% 

Norton Fitzwarren 409 995 41.1% 0.8% 

Monument 392 953 41.1% 0.8% 

Taunton Pyrland and Rowbarton 1,174 2,934 40.0% 2.3% 

Wellington North 755 2,012 37.5% 1.5% 

Bishop‘s Lydeard 731 1,958 37.3% 1.4% 

Taunton Eastgate 695 1,875 37.1% 1.4% 

Neroche 369 995 37.1% 0.7% 

Blackdown 383 1,053 36.4% 0.7% 

Taunton Blackbrook and Holway 1,131 3,227 35.0% 2.2% 

Taunton Lyngford 894 2,638 33.9% 1.7% 

Taunton Fairwater 918 2,807 32.7% 1.8% 

Taunton Halcon 913 3,065 29.8% 1.8% 

West Monkton 548 1,886 29.1% 1.1% 

Total 21,110 49,600 42.6% 41.1% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A3.3  Older person only households by ward – West Somerset 

 Ward 
No. of older 

person h’holds 
Total no. of 

h’holds in ward 

% of older 
person h’holds 

in ward 

As a % of all 
Taunton HMA 
older person 

h’holds 

Minehead South 1,260 1,876 67.2% 2.5% 

Porlock and District 662 1,069 61.9% 1.3% 

West Quantock 327 529 61.8% 0.6% 

Brompton Ralph and Haddon 258 418 61.7% 0.5% 

Minehead North 871 1,433 60.8% 1.7% 

Dulverton and Brushford 575 967 59.5% 1.1% 

Aville Vale 325 561 57.9% 0.6% 

Old Cleeve 621 1,103 56.3% 1.2% 

Dunster 223 415 53.7% 0.4% 

Williton 643 1,214 53.0% 1.3% 

Quarme 244 472 51.7% 0.5% 

Watchet 988 1,914 51.6% 1.9% 

Quantock Vale 489 988 49.5% 1.0% 

Alcombe East 316 642 49.2% 0.6% 

Alcombe West 589 1,231 47.8% 1.1% 

Carhampton and Withycombe 284 627 45.3% 0.6% 

Crowcombe and Stogumber 214 523 40.9% 0.4% 

Exmoor 154 419 36.8% 0.3% 

Total 9,043 16,401 55.1% 17.6% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A3.4  Support needs households by ward - Sedgemoor 

 Ward 
No. with support 

needs 

Total no. of 
older person 

h’holds 

% of ward 
group with 

support needs 

As a % of those 
with support 

needs in 
Taunton HMA 

Axbridge 177 365 48.5% 1.4% 

Berrow 292 662 44.1% 2.2% 

Highbridge 490 1,304 37.6% 3.7% 

Burnham North 578 1,658 34.9% 4.4% 

Cheddar and Shipham 407 1,282 31.7% 3.1% 

North Petherton 284 898 31.6% 2.2% 

Bridgwater Eastover 214 699 30.6% 1.6% 

Bridgwater Bower 270 931 29.0% 2.1% 

Puriton 162 566 28.6% 1.2% 

Bridgwater Hamp 253 901 28.1% 1.9% 

East Poldens 161 583 27.6% 1.2% 

Woolavington 113 415 27.2% 0.9% 

King's Isle 258 961 26.8% 2.0% 

Burnham South 422 1,598 26.4% 3.2% 

Bridgwater Sydenham 303 1,240 24.4% 2.3% 

Cannington and Quantocks 318 1,443 22.0% 2.4% 

Huntspill and Pawlett 182 831 21.9% 1.4% 

Wedmore and Mark 219 1,021 21.4% 1.7% 

Bridgwater Victoria 108 525 20.6% 0.8% 

Bridgwater Quantock 253 1,322 19.1% 1.9% 

Axe Vale 47 353 13.3% 0.4% 

West Poldens 40 506 7.9% 0.3% 

Brent North 36 495 7.3% 0.3% 

Sandford 27 391 6.9% 0.2% 

Knoll 16 314 5.1% 0.1% 

Total 5,630 21,264 26.5% 43.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A3.5  Support needs households by ward – Taunton Deane 

 Ward 
No. with 
support 
needs 

Total no. of 
older person 

h’holds 

% of ward 
group with 

support 
needs 

As a % of 
those with 

support 
needs in 

Taunton HMA 

Trull 202 451 44.8% 1.5% 

Taunton Blackbrook and Holway 489 1,131 43.2% 3.7% 

Wellington East 271 840 32.3% 2.1% 

Bishop‘s Hull 282 902 31.3% 2.2% 

Staplegrove 281 902 31.2% 2.1% 

West Monkton 171 549 31.1% 1.3% 

Taunton Pyrland and Rowbarton 339 1,174 28.9% 2.6% 

Bishop‘s Lydeard 199 731 27.2% 1.5% 

Taunton Halcon 245 913 26.8% 1.9% 

Taunton Eastgate 184 695 26.5% 1.4% 

Wellington Rockwell Green and West 337 1,318 25.6% 2.6% 

Wiveliscombe and West Deane 199 786 25.3% 1.5% 

Taunton Fairwater 219 919 23.8% 1.7% 

Taunton Killams and Mountfield 146 625 23.4% 1.1% 

Wellington North 174 754 23.1% 1.3% 

Taunton Lyngford 185 894 20.7% 1.4% 

Stoke St. Gregory 84 411 20.4% 0.6% 

Taunton Manor and Wilton 271 1,379 19.7% 2.1% 

North Curry 92 557 16.5% 0.7% 

Milverton and North Deane 121 740 16.4% 0.9% 

Monument 64 392 16.3% 0.5% 

Ruishton and Creech 171 1,063 16.1% 1.3% 

Bradford-on-Tone 80 519 15.4% 0.6% 

Comeytrowe 193 1,301 14.8% 1.5% 

Neroche 54 369 14.6% 0.4% 

Norton Fitzwarren 36 409 8.8% 0.3% 

Blackdown 24 383 6.3% 0.2% 

Total 5,113 21,107 24.2% 39.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A3.6  Support needs households by ward – West Somerset 

 Ward 
No. with 

support needs 

Total no. of 
older person 

h’holds 

% of ward 
group with 

support needs 

As a % of those 
with support 

needs in 
Taunton HMA 

Dulverton and Brushford 231 575 40.2% 1.8% 

Aville Vale 113 325 34.8% 0.9% 

Alcombe East 107 315 34.0% 0.8% 

Alcombe West 188 589 31.9% 1.4% 

Carhampton and Withycombe 88 284 31.0% 0.7% 

Williton 192 643 29.9% 1.5% 

Quantock Vale 141 490 28.8% 1.1% 

Minehead South 347 1,260 27.5% 2.6% 

Watchet 253 988 25.6% 1.9% 

Porlock and District 160 662 24.2% 1.2% 

Minehead North 198 871 22.7% 1.5% 

Dunster 50 223 22.4% 0.4% 

Old Cleeve 136 621 21.9% 1.0% 

Crowcombe and Stogumber 42 214 19.6% 0.3% 

West Quantock 52 327 15.9% 0.4% 

Exmoor 21 154 13.6% 0.2% 

Quarme 23 244 9.4% 0.2% 

Brompton Ralph and Haddon 15 258 5.8% 0.1% 

Total 2,357 9,043 26.1% 18.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Appendix A4 Net need: district level data 

Introduction 

A4.1 This chapter provides district level of needs assessments for specialist accommodation as discussed 

in Chapter 5. As mentioned in the main report the figures below are based on the assumption that all 

vacancies will be occupied by older people in need, when in practice a small proportion will be 

occupied by younger people with a high level of support needs. In addition, the affordability test 

assumes that all those able to do so will choose to buy a home in the private sector. In reality, a 

proportion of those with sufficient financial resources to access the private sector may access 

specialist housing through the social rented sector. These two factors mean that the figures below are 

low level need estimates. 

Sedgemoor 

A4.2 The table below shows the level of need for older person specialist accommodation in Sedgemoor. 

The overall net need in Sedgemoor is for 311 units in the next two years (457 households in need 

minus the estimated supply of housing 146). The need in Sedgemoor is notably higher than the overall 

figure for the Taunton HMA and compared to Taunton Deane and West Somerset districts. The 

reasons for this are discussed in Chapter 5. 
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Table A4.1 Assessment of need for older person specialist accommodation,  

2010/11 to 2011/12- Sedgemoor 

Need for specialist housing 

1) Older person households needing or likely to move in the next two years 2,584 

2) Minus proportion moving for reasons other than age-related support issues (951 
households) 

1,633 

3) Minus proportion expecting to leave Sedgemoor (553 households) 1,080 

4) Minus those already living in specialist accommodation (38) and those expecting to be 
able to stay in general needs accommodation (677 households) 

365 

5) Plus in-migrants households in need of specialist accommodation in Sedgemoor over the 
next two years 

93 

Total older people in need of specialist accommodation in next two years 457 

Supply of specialist housing 

6) Annual supply of re-lets of extra care schemes (net) (6 p.a.) 12 

7) Annual supply of re-lets of sheltered homes (67 p.a.) 134 

8) Planned new units of specialist housing in the next two years 0 

Total supply of specialist housing units in next two years 146 

Balance of need and supply 

Total in need minus supply (457 – 146) 311 

Net need for specialist housing per annum (311/2) 156 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 

 

A4.3 When households in need that are able to buy specialist accommodation in the private sector 

(households whose total savings and equity is equal to or greater than the median figure for the cost of 

two bedroom accommodation i.e. £120,000) are removed from the need figure the net need figure falls 

by more than half to 52 households per year. Also the entire stock of specialist accommodation in 

Sedgemoor used in the previous need calculation is affordable so the supply of affordable 

accommodation has not fallen in the table below. However, the figure still indicates that there is a 

substantial unmet need for affordable specialist accommodation in Sedgemoor, particularly when 

compared to Taunton Deane and West Somerset. 
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Table A4.2 Assessment of need for affordable older person specialist accommodation,    

(taking into account affordability), 2010/11 to 2011/12- Sedgemoor 

Need for specialist housing 

Sub-total: need for specialist accommodation in next two years 457 

6) Minus those who have savings or equity of £120,000 or more (207 households) 250 

Total older people in need of affordable specialist accommodation in next two years 250 

Supply of affordable specialist housing 

7) Annual supply of re-lets of extra care schemes (net) (6.3% of 97 = 6 p.a.) 12 

8) Annual supply of re-lets of sheltered homes (7.4% of 904 = 67 p.a.) 134 

9) Planned new units of specialist housing in the next two years 0 

Total supply of affordable specialist housing units in next two years 146 

Balance of need and supply 

Total in need minus supply (250 – 146) 104 

Net need for affordable specialist housing per annum (104/2) 52 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 

 

A4.4 The table below considers how the need for specialist accommodation in Sedgemoor will change in the 

next five years, based on ONS population predictions. It is assumed that the number of older person 

households in need will increase at the same rate as the older person population. It shows that in order 

to meet future demand for affordable accommodation in Sedgemoor a total of 282 additional specialist 

housing units will need to be provided by 2015 (an average of 56 units per annum). 

Table A4.3 Projected need for affordable older person specialist accommodation,  

(taking into account affordability), 2010/11 to 2014/15- Sedgemoor 

 2010/2011 2011/2012 2012/2013 2013/2014 2014/2015 

Estimated population increase 
from 2010 

- - 3.7% 5.7% 8.0% 

Requirement for specialist housing 

Base 2010 need 229 229 238 242 247 

Re-lets, all units 73 73 73 73 73 

Net requirement 156 156 165 169 174 

Requirement for affordable specialist housing 

Base 2010 affordable need 125 125 130 132 135 

Re-lets, affordable units 73 73 73 73 73 

Net requirement for affordable 

units 
52 52 57 59 62 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 
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Taunton Deane 

A4.5 The table below shows the level of need for older person specialist accommodation in Taunton Deane. 

The final result after subtracting the supply of 197 from the need for 183 leaves a surplus of 14 units in 

Taunton Deane in the next two years. 

Table A4.4 Assessment of need for older person specialist accommodation,  

2010/11 to 2011/12 – Taunton Deane 

Need for specialist housing 

1) Older person households needing or likely to move in the next two years 1,869 

2) Minus proportion moving for reasons other than age-related support issues (593 
households) 

1,276 

3) Minus proportion expecting to leave Taunton Deane (369 households) 907 

4) Minus those already living in specialist accommodation (112) and those expecting to be 
able to stay in general needs accommodation (673 households) 

122 

5) Plus in-migrants households in need of specialist accommodation in Taunton Deane over 
the next two years 

61 

Total older people in need of specialist accommodation in next two years 183 

Supply of specialist housing 

6) Annual supply of re-lets of extra care schemes (net) (8 p.a.) 15 

7) Annual supply of re-lets of sheltered homes (91 p.a.) 182 

8) Planned new units of specialist housing in the next two years 0 

Total supply of specialist housing units in next two years 197 

Balance of need and supply 

Total in need minus supply (183 – 197) -14 

Net need for specialist housing per annum (-14/2) -7 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 

 

A4.6 When households in need that are able to buy specialist accommodation in the private sector 

(households whose total savings and equity is equal to or greater than the median figure for the cost of 

two bedroom accommodation i.e. £125,000) are removed from the need figure the net-need increases 

from an overall surplus to a situation where supply and demand over the next two years are equal. The 

reason for this increase is because none of the households in need had capital to the amount of 

£125,000 or more. This is not surprising as the sample size is reasonably small and, as discussed in 

Chapter five, older person households in the private and social rented sectors are more likely to be in 

need of specialist accommodation and due to the absence of equity are far less likely to have 

substantial capital. Additionally, the supply of specialist housing for 2010 to 2012 has fallen by 14 units 

as not all of the housing used in the previous calculation was considered affordable. 
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Table A4.5 Assessment of need for affordable older person specialist accommodation,    

(taking into account affordability), 2010/11 to 2011/12– Taunton Deane 

Need for specialist housing 

Sub-total: need for specialist accommodation in next two years 183 

6) Minus those who have savings or equity of £125,000 or more (0 households) 183 

Total older people in need of affordable specialist accommodation in next two years 183 

Supply of affordable specialist housing 

7) Annual supply of re-lets of extra care schemes (net) (6.3% of 120 = 8 p.a.) 15 

8) Annual supply of re-lets of sheltered homes (7.4% of 1,135 = 84 p.a.) 168 

9) Planned new units of specialist housing in the next two years 0 

Total supply of affordable specialist housing units in next two years 183 

Balance of need and supply 

Total in need minus supply (183 – 183) 0 

Net need for affordable specialist housing per annum (0/2) 0 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 

 

A4.7 The table below considers how the need for specialist accommodation in Taunton Deane will change in 

the next five years, based on ONS population predictions. It is assumed that the number of older 

person households in need will increase at the same rate as the older person population. It shows that 

in order to meet future demand for affordable accommodation in Taunton Deane a total of 15 

additional specialist housing units will need to be provided by 2015 (an average of 3 units per annum). 

Table A4.6 Projected need for affordable older person specialist accommodation,  

(taking into account affordability), 2010/11 to 2014/15– Taunton Deane 

 2010/2011 2011/2012 2012/2013 2013/2014 2014/2015 

Estimated population increase 
from 2010 

- - 3.3% 4.9% 7.1% 

Requirement for specialist housing 

Base 2010 need 92 92 95 97 99 

Re-lets, all units 98 98 98 98 98 

Net requirement -6 -6 -3 -1 1 

Requirement for affordable specialist housing 

Base 2010 affordable need 92 92 95 97 99 

Re-lets, affordable units 92 92 92 92 92 

Net requirement for affordable 

units 
0 0 3 5 7 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 
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West Somerset 

A4.8 The table below shows the level of need for older person specialist accommodation in West Somerset. 

The final result after subtracting the supply of 85 units between 2010 and 2012 from the need for 82 

units over the same period leaves a surplus of 3 units. 

Table A4.7 Assessment of need for older person specialist accommodation,  

2010/11 to 2011/12 – West Somerset 

Need for specialist housing 

1) Older person households needing or likely to move in the next two years 888 

2) Minus proportion moving for reasons other than age-related support issues (357 
households) 

531 

3) Minus proportion expecting to leave West Somerset (243 households) 288 

4) Minus those already living in specialist accommodation (0) and those expecting to be 
able to stay in general needs accommodation (218 households) 

70 

5) Plus in-migrants households in need of specialist accommodation in West Somerset over 
the next two years 

12 

Total older people in need of specialist accommodation in next two years 82 

Supply of specialist housing 

7) Annual supply of re-lets of extra care schemes (net) (6.3% of 73 = 5 p.a.) 9 

8) Annual supply of re-lets of sheltered homes (7.4% of 514 = 38 p.a.) 76 

9) Planned new units of specialist housing in the next two years 0 

Total supply of specialist housing units in next two years 85 

Balance of need and supply 

Total in need minus supply (82 – 85) -3 

Net need for affordable specialist housing per annum (-3/2) -2 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 

 

A4.9 When households in need that are able to buy specialist accommodation in the private sector 

(households whose total savings and equity is equal to or greater than the median figure for the cost of 

two bedroom accommodation i.e. £125,000) are removed from the need figure the net need figure falls 

further. Despite the supply of specialist housing units falling by six per annum (which were removed 

from the stock count as they were not classed as affordable), the need figure has fallen by more than 

50% as the majority of those in need of specialist accommodation have sufficient capital to afford 

private sector prices. The final figure when supply is subtracted from need finds a surplus of 35 units 

between 2010 and 2012. 
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Table A4.8 Assessment of need for affordable older person specialist accommodation,    

(taking into account affordability), 2010/11 to 2011/12 – West Somerset 

Need for specialist housing 

Sub-total: need for specialist accommodation in next two years 82 

6) Minus those who have savings or equity of £125,000 or more (44 households) 38 

Total older people in need of affordable specialist accommodation in next two years 38 

Supply of affordable specialist housing 

7) Annual supply of re-lets of extra care schemes (net) (5 p.a.) 10 

8) Annual supply of re-lets of sheltered homes (31 p.a.) 63 

9) Planned new units of specialist housing in the next two years 0 

Total supply of affordable specialist housing units in next two years 73 

Balance of need and supply 

Total in need minus supply (38 – 73) -35 

Net need for affordable specialist housing per annum (-35/2) -18 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 

 

A4.10 The table below considers how the need for specialist accommodation in West Somerset will change 

in the next five years, based on ONS population predictions. It is assumed that the number of older 

person households in need will increase at the same rate as the older person population. It shows 

there will be a total surplus of 83 affordable specialist housing units over the next five years. However, 

if affordable specialist accommodation was made available to households that could afford private 

sector accommodation this surplus would fall to 3 units over five years. 

Table A4.9 Projected need for affordable older person specialist accommodation,  

(taking into account affordability), 2010/11 to 2014/15 – West Somerset 

 2010/2011 2011/2012 2012/2013 2013/2014 2014/2015 

Estimated population increase 
from 2010 

- - 3.6% 4.2% 6.5% 

Requirement for specialist housing 

Base 2010 need 41 41 42 43 44 

Re-lets, all units 42 43 43 43 43 

Net requirement -1 -2 -1 0 1 

Requirement for affordable specialist housing 

Base 2010 affordable need 19 19 20 20 20 

Re-lets, affordable units 36 37 37 37 37 

Net requirement for affordable 

units 
-17 -18 -17 -17 -17 

Source: Somerset SHMA household survey, Fordham Research 2008; Somerset County Council 2010 
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Appendix A5: Equity release: district level data 

Introduction 

A5.1 This chapter provides district level data on the scope for equity release amongst older person 

households. In the main report this data was presented for all older person households and pensioner 

only households in the Taunton HMA as we did not anticipate large variations across the districts and it 

would also allow for a larger sample size increasing the reliability of the data. The data below has been 

provided for the use of district councils to understand the situation at a more local level. It should be 

noted that the sample sizes are much smaller (the samples sizes are given in the first table of each 

section) and as such the data should be considered as rough estimates, not exact figures. 

Sedgemoor 

Table A5.1 Sedgemoor sample numbers 

Equity all over 55s h'holds all pensioner h'holds 

up to 100k 72 9.9% 40 7.8% 

100-200 283 38.9% 220 43.0% 

200-300 223 30.6% 165 32.2% 

300-400 120 16.5% 71 13.9% 

400+ 30 4.1% 16 3.1% 

Total 728 100.0% 512 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.2 Older person households – owners with savings up to £10,000 (numbers) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0 112 37 131 0 101 380 

£50k-£100k 87 494 96 95 67 361 1,200 

£100k-£200k 225 1,151 634 624 335 323 3,292 

£200k-£300k 68 620 196 211 96 325 1,516 

£300k+ 37 249 171 62 53 241 812 

Total 417 2,626 1,133 1,124 551 1,350 7,201 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.3 Older person households – owners with savings up to £10,000  (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.0% 1.6% 0.5% 1.8% 0.0% 1.4% 5.3% 

£50k-£100k 1.2% 6.9% 1.3% 1.3% 0.9% 5.0% 16.7% 

£100k-£200k 3.1% 16.0% 8.8% 8.7% 4.6% 4.5% 45.7% 

£200k-£300k 0.9% 8.6% 2.7% 2.9% 1.3% 4.5% 21.1% 

£300k+ 0.5% 3.5% 2.4% 0.9% 0.7% 3.3% 11.3% 

Total 5.8% 36.5% 15.7% 15.6% 7.6% 18.8% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.4 Pensioner age households – owners with savings up to £10,000 (numbers) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0 73 37 0 0 0 110 

£50k-£100k 87 395 0 0 0 128 609 

£100k-£200k 197 915 521 461 103 106 2,304 

£200k-£300k 68 532 140 173 39 191 1,143 

£300k+ 21 194 129 46 38 111 538 

Total 372 2,110 827 679 179 536 4,704 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.5 Pensioner age households – owners with savings up to £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.0% 1.6% 0.8% 0.0% 0.0% 0.0% 2.3% 

£50k-£100k 1.8% 8.4% 0.0% 0.0% 0.0% 2.7% 12.9% 

£100k-£200k 4.2% 19.5% 11.1% 9.8% 2.2% 2.3% 49.0% 

£200k-£300k 1.4% 11.3% 3.0% 3.7% 0.8% 4.1% 24.3% 

£300k+ 0.4% 4.1% 2.7% 1.0% 0.8% 2.4% 11.4% 

Total 7.9% 44.9% 17.6% 14.4% 3.8% 11.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.6 Older person households – owners with savings greater than £10k (#) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0 0 0 38 0 73 111 

£50k-£100k 38 243 87 103 28 97 595 

£100k-£200k 197 1,398 647 709 224 630 3,805 

£200k-£300k 146 540 348 736 578 798 3,146 

£300k+ 0 177 80 321 319 1,176 2,072 

Total 381 2,357 1,161 1,907 1,149 2,773 9,728 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.7 Older person households – owners with savings greater than £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.0% 0.0% 0.0% 0.4% 0.0% 0.7% 1.1% 

£50k-£100k 0.4% 2.5% 0.9% 1.1% 0.3% 1.0% 6.1% 

£100k-£200k 2.0% 14.4% 6.6% 7.3% 2.3% 6.5% 39.1% 

£200k-£300k 1.5% 5.5% 3.6% 7.6% 5.9% 8.2% 32.3% 

£300k+ 0.0% 1.8% 0.8% 3.3% 3.3% 12.1% 21.3% 

Total 3.9% 24.2% 11.9% 19.6% 11.8% 28.5% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.8 Pensioner age households – owners with savings greater than £10k (#) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0 0 0 0 0 0 0 

£50k-£100k 38 243 48 81 0 0 409 

£100k-£200k 168 1,107 543 537 125 406 2,886 

£200k-£300k 89 500 278 503 425 351 2,147 

£300k+ 0 119 31 191 150 523 1,015 

Total 294 1,969 900 1,312 700 1,281 6,456 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.9 Pensioner age households – owners with savings greater than £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 

£50k-£100k 0.6% 3.8% 0.7% 1.2% 0.0% 0.0% 6.3% 

£100k-£200k 2.6% 17.1% 8.4% 8.3% 1.9% 6.3% 44.7% 

£200k-£300k 1.4% 7.7% 4.3% 7.8% 6.6% 5.4% 33.2% 

£300k+ 0.0% 1.8% 0.5% 3.0% 2.3% 8.1% 15.7% 

Total 4.6% 30.5% 13.9% 20.3% 10.8% 19.8% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

Taunton Deane 

Table A5.10 Taunton Deane sample numbers 

Equity all over 55s h'holds all pensioner h'holds 

up to 100k 71 9.6% 43 8.2% 

100-200 276 37.2% 205 39.2% 

200-300 215 29.0% 162 31.0% 

300-400 141 19.0% 89 17.0% 

400+ 39 5.3% 24 4.6% 

Total 742 100.0% 523 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.11 Older person households – owners with savings up to £10,000 (numbers) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 25 118 0 29 0 60 233 

£50k-£100k 71 291 98 153 124 244 981 

£100k-£200k 139 1,069 568 538 259 410 2,982 

£200k-£300k 68 385 195 357 204 321 1,530 

£300k+ 38 104 149 120 77 407 896 

Total 342 1,967 1,010 1,195 663 1,443 6,621 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.12 Older person households – owners with savings up to £10,000  (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.4% 1.8% 0.0% 0.4% 0.0% 0.9% 3.5% 

£50k-£100k 1.1% 4.4% 1.5% 2.3% 1.9% 3.7% 14.8% 

£100k-£200k 2.1% 16.1% 8.6% 8.1% 3.9% 6.2% 45.0% 

£200k-£300k 1.0% 5.8% 3.0% 5.4% 3.1% 4.9% 23.1% 

£300k+ 0.6% 1.6% 2.3% 1.8% 1.2% 6.2% 13.5% 

Total 5.2% 29.7% 15.3% 18.1% 10.0% 21.8% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.13 Pensioner age households – owners with savings up to £10,000 (numbers) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 25 118 0 0 0 0 144 

£50k-£100k 71 233 98 13 96 42 554 

£100k-£200k 139 904 502 302 146 179 2,173 

£200k-£300k 68 385 179 237 123 118 1,109 

£300k+ 19 80 70 94 51 278 592 

Total 323 1,720 849 646 416 616 4,571 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.14 Pensioner age households – owners with savings up to £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.6% 2.6% 0.0% 0.0% 0.0% 0.0% 3.1% 

£50k-£100k 1.6% 5.1% 2.1% 0.3% 2.1% 0.9% 12.1% 

£100k-£200k 3.1% 19.8% 11.0% 6.6% 3.2% 3.9% 47.5% 

£200k-£300k 1.5% 8.4% 3.9% 5.2% 2.7% 2.6% 24.3% 

£300k+ 0.4% 1.8% 1.5% 2.1% 1.1% 6.1% 12.9% 

Total 7.1% 37.6% 18.6% 14.1% 9.1% 13.5% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.15 Older person households – owners with savings greater than £10k (#) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0 30 0 22 30 0 81 

£50k-£100k 23 245 145 17 0 106 537 

£100k-£200k 130 1,090 547 553 268 543 3,131 

£200k-£300k 74 426 274 785 364 988 2,910 

£300k+ 0 163 84 370 352 1,625 2,595 

Total 228 1,953 1,050 1,747 1,014 3,262 9,256 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.16 Older person households – owners with savings greater than £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.0% 0.3% 0.0% 0.2% 0.3% 0.0% 0.9% 

£50k-£100k 0.3% 2.6% 1.6% 0.2% 0.0% 1.1% 5.8% 

£100k-£200k 1.4% 11.8% 5.9% 6.0% 2.9% 5.9% 33.8% 

£200k-£300k 0.8% 4.6% 3.0% 8.5% 3.9% 10.7% 31.4% 

£300k+ 0.0% 1.8% 0.9% 4.0% 3.8% 17.6% 28.0% 

Total 2.5% 21.1% 11.3% 18.9% 11.0% 35.2% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.17 Pensioner age households – owners with savings greater than £10k (#) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0 0 0 0 0 0 0 

£50k-£100k 0 245 76 17 0 0 338 

£100k-£200k 130 1,008 414 372 179 235 2,337 

£200k-£300k 34 397 258 546 298 612 2,144 

£300k+ 0 78 84 243 212 899 1,516 

Total 164 1,757 832 1,199 688 1,746 6,386 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.18 Pensioner age households – owners with savings greater than £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 

£50k-£100k 0.0% 3.8% 1.2% 0.3% 0.0% 0.0% 5.3% 

£100k-£200k 2.0% 15.8% 6.5% 5.8% 2.8% 3.7% 36.6% 

£200k-£300k 0.5% 6.2% 4.0% 8.5% 4.7% 9.6% 33.6% 

£300k+ 0.0% 1.2% 1.3% 3.8% 3.3% 14.1% 23.7% 

Total 2.6% 27.5% 13.0% 18.8% 10.8% 27.3% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

West Somerset 

Table A5.19 West Somerset sample numbers 

Equity all over 55s h'holds all pensioner h'holds 

up to 100k 71 7.4% 47 6.8% 

100-200 329 34.2% 243 35.2% 

200-300 306 31.8% 241 34.9% 

300-400 183 19.0% 124 17.9% 

400+ 72 7.5% 36 5.2% 

Total 961 100.0% 691 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.20 Older person households – owners with savings up to £10,000 (numbers) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 8 20 10 11 18 15 81 

£50k-£100k 9 115 62 63 25 68 342 

£100k-£200k 69 476 282 112 28 130 1,096 

£200k-£300k 34 183 115 136 61 119 648 

£300k+ 29 46 33 93 64 149 415 

Total 150 839 501 417 196 480 2,583 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.21 Older person households – owners with savings up to £10,000  (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.3% 0.8% 0.4% 0.4% 0.7% 0.6% 3.2% 

£50k-£100k 0.4% 4.5% 2.4% 2.5% 1.0% 2.6% 13.3% 

£100k-£200k 2.7% 18.4% 10.9% 4.3% 1.1% 5.0% 42.4% 

£200k-£300k 1.3% 7.1% 4.4% 5.3% 2.4% 4.6% 25.1% 

£300k+ 1.1% 1.8% 1.3% 3.6% 2.5% 5.8% 16.1% 

Total 5.8% 32.5% 19.4% 16.1% 7.6% 18.6% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.22 Pensioner age households – owners with savings up to £10,000 (numbers) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 8 20 0 0 0 6 34 

£50k-£100k 0 106 43 24 8 22 202 

£100k-£200k 47 419 188 49 0 58 760 

£200k-£300k 23 142 102 88 56 52 464 

£300k+ 17 46 33 49 27 55 227 

Total 95 732 365 210 92 192 1,687 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.23 Pensioner age households – owners with savings up to £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.5% 1.2% 0.0% 0.0% 0.0% 0.3% 2.0% 

£50k-£100k 0.0% 6.3% 2.5% 1.4% 0.5% 1.3% 12.0% 

£100k-£200k 2.8% 24.8% 11.1% 2.9% 0.0% 3.4% 45.0% 

£200k-£300k 1.3% 8.4% 6.0% 5.2% 3.3% 3.1% 27.5% 

£300k+ 1.0% 2.7% 2.0% 2.9% 1.6% 3.2% 13.5% 

Total 5.7% 43.4% 21.7% 12.5% 5.4% 11.4% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.24 Older person households – owners with savings greater than £10k (#) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0 0 0 7 0 4 11 

£50k-£100k 14 64 27 36 24 23 188 

£100k-£200k 68 473 276 298 159 199 1,474 

£200k-£300k 37 325 312 411 204 316 1,606 

£300k+ 16 133 104 143 164 760 1,320 

Total 135 996 718 896 551 1,303 4,599 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.25 Older person households – owners with savings greater than £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.0% 0.0% 0.0% 0.2% 0.0% 0.1% 0.2% 

£50k-£100k 0.3% 1.4% 0.6% 0.8% 0.5% 0.5% 4.1% 

£100k-£200k 1.5% 10.3% 6.0% 6.5% 3.5% 4.3% 32.0% 

£200k-£300k 0.8% 7.1% 6.8% 8.9% 4.4% 6.9% 34.9% 

£300k+ 0.3% 2.9% 2.3% 3.1% 3.6% 16.5% 28.7% 

Total 2.9% 21.7% 15.6% 19.5% 12.0% 28.3% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 

Table A5.26 Pensioner age households – owners with savings greater than £10k (#) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0 0 0 0 0 0 0 

£50k-£100k 14 64 27 10 24 11 149 

£100k-£200k 57 375 243 226 96 96 1,094 

£200k-£300k 37 253 254 332 172 189 1,236 

£300k+ 16 86 87 100 111 360 761 

Total 124 779 612 669 402 659 3,244 

Source: Somerset SHMA household survey, Fordham Research 2008 
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Table A5.27 Pensioner age households – owners with savings greater than £10,000 (%s) 

Weekly income 

Amount of 
equity 

Up to 
£100 

£101-
£200 

£201-
£300 

£301-
£400 

£401-
£500 

£501+ 
Total 

Up to £50k 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 

£50k-£100k 0.4% 2.0% 0.8% 0.3% 0.7% 0.3% 4.6% 

£100k-£200k 1.8% 11.6% 7.5% 7.0% 3.0% 3.0% 33.7% 

£200k-£300k 1.2% 7.8% 7.8% 10.2% 5.3% 5.8% 38.1% 

£300k+ 0.5% 2.7% 2.7% 3.1% 3.4% 11.1% 23.5% 

Total 3.8% 24.0% 18.9% 20.6% 12.4% 20.3% 100.0% 

Source: Somerset SHMA household survey, Fordham Research 2008 

 


