


HAPPI Housing our Ageing PoPulAtion: PAnel for innovAtion

This report has implications for 
national and local policy makers, 
planning and funding authorities, 
housing and care providers across 
all sectors – and for each of us. The 
issues raised are worthy of debate in 
Parliament and around the country 
at every kitchen table, so that words 
can be turned into action.

through lifetime Homes, lifetime 
neighbourhoods: a national strategy  
for housing in an ageing society, 
central government has already  
set out its vision for a sustainable  
built environment that recognises the 
needs of people of all ages. it now 
needs to provide the resources and 
regulatory framework that can make  
a real difference. 

government has announced its 
intention that the lifetime Homes 
standards of accessibility and 
adaptability will apply to all new 
affordable housing by 2011, and its 
desire to extend this to the private 
sector by 2013. the standards are 
currently being revised by Habinteg 
Housing Association to reflect 
technological and other changes since 
the original standards were devised. 
these relate to the provision for future 
lift and overhead hoisting, space 
required for wheelchair access in 
bathrooms and WCs, as well as energy 
efficiency and the impact of assistive 
technologies including ‘telecare’. 

in addition to revisiting these standards 
prior to their wider adoption, the time 
may be right for consideration to be 
given to a new requirement for lifts in 
apartment blocks and for a different 
approach to two/three-storey narrow-
fronted houses and other high-density 
typologies. the Building regulations 
Advisory Committee (BrAC) has been 
actively considering these issues which 

are of particular interest to the panel in 
the context of housing for older people.

HAPPi recognises that government 
needs to ensure that any savings 
achieved from health and social care 
budgets, and made across local 
economies and systems, are reflected 
in increased resources for housing.

in partnership with housing 
associations, the Homes and 
Communities Agency (HCA) has the 
opportunity to exercise public sector 
leadership by an increased emphasis 
on the provision of housing for older 
people, and in the review of its Design 
and sustainability standards. Private 
sector developers are encouraged 
to recognise both our right to a more 
desirable housing product which 
responds to the priorities we have 
in later life and the commercial 
prowess of this age group. With 
genuine cooperation, public/private 
partnerships can deliver the best of 
both worlds, ensuring  an integrated 
mix of tenants and owners. Meanwhile, 
the theme of joining-up – of a ‘single 
conversation’ – is equally important 
in relation to collaboration between 
departments and authorities.

local Development frameworks 
can identify suitable sites on the 
basis of well-informed local analysis, 
and planning authorities can 
develop supplementary Planning 
Documents for housing for older 
people and encourage its provision 
through section 106 Agreements. 
Architects, developers, planners and 
commissioners can all play their part 
in understanding and supporting the 
mutual benefits of this approach.

Who can make it happen?
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to ensure coordinated delivery at local 
level, local strategic Partnerships 
represent a mechanism for setting up 
local groups to consider the housing, 
health and care needs of older people. 
We need to put the issue on the 
agenda for all major projects across 
the country, and carefully consider 
the diverse needs of rural, suburban 
and urban communities. Project briefs 
should focus more on maximising 
specific opportunities, and less on 
generic solutions. Project leaders need 
to ensure that stakeholders are fully 
consulted early on in the process; those 
whose opinions are sought should feel 
confident that others really do want to 
hear what they have to say and that 
they have genuine influence on how 
projects are taken forward. this focus 
on the end user is felt, by the HAPPi 
panel, to be critical. Prioritising the 
involvement of the people whose lives 
are to be shaped by developments, 
and the support of those who can 
actively procure their own housing, can 
engage important social and financial 
instruments for change.

Coordinated feedback will be  
needed to make sure that we are 
getting this right. the results of post-
occupancy surveys can be used  
to filter back effectively to providers  
and policy makers to ensure  
continual improvement.

Amy swan, policy 
officer, national 
Housing federation   
 
There are barriers 
to innovation in 
the specialist 
housing sector, 
some of them 
embedded in 
the housing and 
planning system. 

The duty for 
public agencies to 
“secure greatest 
public benefit”  
can be a barrier  
to finding 
affordable sites. 

Few authorities 
secure specialist 
housing through 
Section 106 
schemes. This 
restricts the level 
of provision and 
the sites available.  

Regional 
strategies should 
aim to include 
specialist housing 
delivery targets.

uK providers 
face difficulties in 
developing co-
housing for older 
people. These 
include the risks 
of an untested 
market, associated 
funding barriers, 
and questions of 
governance.

social tenant in affordable 
housing at Maartenshof; 
‘sheltered’ resident at the 
Brunswick Centre; resident 
in de rokade; on the 16th  
floor of de Plussenburgh 
the panel met a Dutchman 
who had spent much 
of his life in the uK, but 
“didn’t want to grow old in 
england”; a ‘younger old’ 
Herfra til evigheden founder 
member; 93-year-old 
Konradhof resident  
(this page, from top)
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We conclude that it is in the interests of all the public and private enterprises to seize the  
 opportunities to create desirable homes and neighbourhoods that will satisfy  
 the aspirations of our ageing population.

We recommend  coordinated action by the following organisations to turn the challenges  
HAPPI has identified into a ‘once in a lifetime opportunity’ for us all

 1 HM treasury
 2 Communities and local government
 3 local Authorities
 4 Homes and Communities Agency
 5 Housing Associations
 6 Housebuilders and Housing Developers
 7 Department of Health/Adult social Care/Health Authorities/PCts
 8 Department of Work and Pensions
 9 financial institutions
 10 Police Authorities/ACPo/fire Authorities
 11 Clg/HBf/riBA
 12 riBA/riCs/CABe and other professional bodies 

a) Regulation:

We recognise existing problems of over-regulation, 
inconsistency and/or duplication of regulatory 
controls and guidance which can  lead to conflicting 
requirements (e.g. to comply with lifetime Homes 
standards, secured by Design, HCA Design and 
sustainability standards, fire regulations, the Code 
for sustainable Homes, Building for life criteria, 
the demands of planners, highways, utilities and 
refuse authorities), and we understand the case for 
a reduction of the current regulatory burden – which 
means that compliance and audit procedures add 
significant cost to every home. 

there is clearly tension between our wish to 
improve provision through regulatory reform 
and our acknowledgement of the risks of simply 
recommending further stipulations for design 
specifically for housing for older people. However, we 
believe this tension can be resolved by the various 
regulators allowing greater flexibility in the application 
of existing requirements and by the new guidance 
which we are advocating, being based on the 
“comply or explain” principle: i.e. an expectation of 
voluntary compliance but compulsion to explain why 
deviating from this norm is justified in  
particular circumstances.

b) Cost benefits:

We realise that many of our recommendations have 
cost implications. overall, and over time, we believe that 
these are likely to be cost-neutral, or better, because:   

•	 	savings	can	result	from	some	of	our	design	and	
planning recommendations  

•	 	the	future-proofing	approach	can	prevent	the	
need for costly adaptations and home energy 
improvements at a later date

•	 	moves	to	high	cost	residential	or	care	homes	can	
be avoided

•	 	facilitating	safe	and	timely	transfer	of	care	from	
hospital to home avoids prolonged and expensive 
in-patient stays

•	 	freeing	up	under-occupied	homes	(often	with	
gardens) reduces demand for land-hungry larger 
family housing. 

However, we recognise the need to provide short-term 
assistance to developers particularly in view of today’s 
challenging economic environment. in addition to 
flexibility in planning requirements, reducing the extent 
of communal space in new developments would lower 
capital/maintenance costs as well as service charges. 
it may also be inappropriate to provide expensive non-
essential facilities such as spas except where these 
would generate revenue. 

Preface to recommendations
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roger Battersby, 
Panel Member   
 
In Europe we 
saw examples 
of attractive, 
aspirational 
housing, usually 
with communal 
facilitates but not 
care services, built 
without subsidy 
by groups of like-
minded people. 
These showed 
individuals 
taking collective 
control of their 
future, living 
independently  
yet together. 

Such schemes 
would not fall 
into an existing 
UK planning 
use class. I 
would like to see 
our planning 
system being 
more flexible 
and supportive, 
encouraging 
similar innovation 
in flexible and 
sustainable 
housing 
developments 
which cannot 
necessarily 
be defined as 
mainstream 
residential (C3) or 
a care home (C2).

1  For HM Treasury,  
we recommend that:

•	 	because	the	costs	of	our	
recommendations	may	fall	
predominantly	on	the	housing	
budget,	HM	Treasury	assess	
the	wider	savings	and	system	
efficiencies	in	order	to	ensure	
the	necessary	interdepartmental	
integration	of	funding	which	a	
joined-up	approach	demands.	

2    For Communities and Local 
Government (CLG), we 
recommend that:

•	 	the	excellent	analysis	of	Lifetime	
Homes,	Lifetime	Neighbourhoods:	a	
National	Strategy	for	Housing	in	an	
Ageing	Society	be	followed	through	
with	the	resources	and	regulatory	
requirements	that	will	turn	rhetoric	
into	reality

•	 	CLG	promotes	good	practice	
amongst	Local	Planning	Authorities	
in	provision	of	housing	for	older	
people,	including	through	future	
revisions	to	Planning	Policy	
statement (PPs 3)

•	 	to	ensure	the	ongoing	development	
and	adoption	of	the	Lifetime	Homes	
standards,	CLG	should	support	
HCA	in	forming	an	expert	panel	to	
review	and	comment	on	proposed	
revisions	to	the	standards	and	
consider	related	work	undertaken	on	
this	subject.	The	updated	standards	
will	be	published	for	consultation	
by	Habinteg	Housing	Association	
later	this	year	and	they	and	the	
panel	should	then	work	together	to	
ensure	that	the	standards	are	fit	for	
inclusion	in	future	revisions	to	Part	M	
of	the	Building	Regulations

•	 	continuing	its	current	work	on	the	
future	of	building	control,	CLG	takes	
a	lead	in	undertaking	a	regulatory	
audit	to	establish	points	of	overlap,	
inconsistency	and	incompatibility	
between	different	regulatory	
regimes	in	order	to	ensure	
simplification	and	rationalisation

•		 	advice	be	given	to	Local	Planning	
Authorities	on	the	appropriate	
application	of	planning	use	classes	
to	recognise	that	today’s	projects	for	
older	people	may	represent	a	hybrid	
option	between	that	for	standard,	
general	needs	housing	(C3)	and	
that	for	residential	care	and	nursing	
homes	(C2)	because	such	projects	
comprise	both	self-contained	
apartments	and	communal	facilities/
provision	for	care	services.

Recommendations

Colliers	Gardens	rises	up	at	the	entrance;	sunlight	
streams	into	the	‘street’;	an	architecture	of	screens	
and	sunshades;	relaxed	outdoor	seating	area;	ethnic	
diversity	reflected	in	dual	language	signage 
(clockwise	from	top,	opposite	page)
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CAse stuDY 8: 
Colliers Gardens 
Bristol

Colliers gardens takes its name from 
the former use of the site as allotments. 
Whilst the building is modest in scale and 
somewhat tucked away on the edge of 
town, the entrance makes a colourful and 
dynamic statement. 

the architect’s organising idea is a central 
street-like corridor. Zig-zag in plan, it cranks 
in a series of shallow, paved ramps, gently 
climbing towards the back of the site. 
At regular ‘junctions’ the space widens, 
branching into short ‘cul-de-sacs’ that 
serve groups of homes. Windows and 
glazed doors give views and access to the 
gardens between opposing flats. Cut-away 
voids at first floor level allow skylights to 
flood the street below with daylight. 

the main double-height lounge, dining and 
activity space is the social hub of the place, 
though a sunny coffee spot was also busy 
mid-morning. upstairs, facilities include 
an it room, hair-dressing salon, library, 
assisted bathrooms as well as more flats. 

the diverse resident profile includes a 
group of Chinese residents, but they tend 
to keep themselves to themselves. this is 
not a neighbourhood hub in the sense of 
Darwin Court or gibeleich, and so wider 
integration has been limited. However, the 
restaurant and community activities are 
popular, and the ‘pay-as-you-go meal deal’ 
offers residents flexibility and good value. 
Many residents (some perhaps, previous 
allotment holders) are keen gardeners, and 
the ground-floor flats are highly prized. it 
would seem churlish to criticise provision in 
what is a generous and exemplary scheme, 
but balconies to first-floor flats might have 
helped to even out demand.

overall, circulation and shared spaces 
account for half the total floor area and 
this is an expensive balance to sustain. 
However, many elements, including the 
daylit street, high quality central space, and 
shared and individual gardens add up to a 
good role models.

TyPE: 
extra care housing  
ACCOMMODATION:  
50 apartments (1-2 bedrooms),  
extensive shared facilities including multi-
purpose space  
DEVELOPER:  
Brunelcare (Bristol based rsl) 
ARCHITECT:  
Penoyre and Prasad 
COMPLETION: 
2006
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3 For Local Authorities/Local  
 Planning Authorities, we  
 recommend that:

•	 	in	their	strategic	role,	Local	
Authorities acquire a detailed 
understanding of the age profile 
of those in their area, consider 
current and future housing
 requirements for older people, 
and foster the public and private 
partnerships that can create the 
homes that are needed

•	 	in	their	place-making	role,	local	
authorities take the lead in bringing 
together local housing providers, 
PCts, Adult social Care services 
and the voluntary sector to pursue 
the policies which will ensure 
sufficient, well-designed homes, 
having regard to the ethos of 
lifetime neighbourhoods

•	 	planners	recognise	the	special	
characteristics of housing for older 
people in local Development 
frameworks covering both new 
developments and the regeneration 
of existing neighbourhoods, and 
in any supplementary Planning 
Documents covering additional local 
requirements for specialist provision 
such as extra care, retirement 
villages and continuing care 
retirement communities

•	 	in	entering	into	Section	106	
agreements (or equivalent 
measures) to secure planning 
gain from private developers, 
local Authorities balance the 
value of achieving a higher level 
of affordable/social housing for 
younger households with the 
advantages of securing housing  
for older people for those on  
a range of incomes

•	 	in	disposal	of	land	in	their	
ownership, consideration be given 
to the importance, for economic and 
social sustainability, of development 
of housing for older people

•	 	all	Local	Strategic	Partnerships	be	
invited to establish a sub-group to 
consider older people’s housing, 
health and care needs

•	 	in	providing	advice	on	housing	
– often on a one-stop shop basis – 
special attention is paid to the value 
of assisting older people to meet 
their housing requirements.

4  For the Homes and  
Communities Agency (HCA),  
we recommend that:

•	 	a	greater	emphasis	be	given	to	 
the provision of housing for older 
people when deciding on the 
allocation of funds

•	 	the	HCA	strongly	encourages	the	
inclusion of housing for older people 
in all major developments it funds

•	 	in	the	disposal	of	land	in	its	
ownership, it gives consideration to 
the importance of housing for older 
people

•	 	it	adopts	the	philosophy	and	
practice inherent in the concept 
of lifetime neighbourhoods, 
having regard to the public realm 
and the wider context for all the 
developments it supports

•	 	the	HCA	initiates	more	pilot	
schemes to test innovative 
approaches to design, to 
construction and to management of 
housing for older people

•	 	it	promotes	self-help	and	 
mutual housing projects for older 
people, drawing on the successful 
co-housing models from  
continental europe

•	 	the	HCA’s	Design	and	Sustainability	
standards seek to adopt the ten 
points of detail for all housing 
designated for older people, as set 
out in Chapter 3 above.  

elisabeth 
Merkt, resident, 
solinsieme, 
switzerland

When we were 50 
we thought: now 
we must do it, or 
we will never do it! 

Our architect 
had the idea for 
Solinsieme – that 
means you are 
alone, but also 
together. So if 
my door is open, 
everybody can 
go in. When it is 
closed, they know 
that they should 
stay outside.

We celebrated in 
2007, because 
Solinsieme won 
the $¼ million 
Age Award, 
which promotes 
innovation in older 
people’s housing.
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CAse stuDY 19: 
Solinsieme 
st gallen, switzerland

the inspiring story of solinsieme shows 
how a group of motivated women in their 
50s took control of their lives and together 
embarked upon a journey into old age. 
through their everyday involvement in the 
process of creating a home for themselves, 
the four friends developed a deep 
understanding about place-making –  
a kind of situated knowledge that is easy  
to overlook. 

for co-founder verena Bruderer,  
finding the right building in the right location  
was a priority, but she tells of the group’s 
need to first visualise their organisational 
ideas as a living environment. Having 
an architect on board helped them to 
think through issues in a way that could 
be expressed as spaces. together they 
decided to redevelop a former embroidery 
factory in central st gallen, rather than  
build from scratch.

Working out how individual households 
could merge yet retain their separateness 
meant learning what it is about ‘home’ 
that matters most. Bernadette Wang said: 
‘it is important to be able to retreat from 
collective life, but to know you can go back 
to it anytime’. 

the refurbishment arranges 17 apartments 
and a guest suite on two floors and an  
attic storey above the shared ground  
floor. A rear extension anchors the back  
of the building to a patio terraced into the 
hill, out of which a planted steel structure 
rises to create a vertical garden of 
walkways, trellises and vines. this structure 
forms a shared threshold – a defensible 
space that belongs to those who live in the 
flats accessed from it, filtering privacy for 
each dwelling. 

TyPE: 
Co-housing   
ACCOMMODATION:  
17 apartments (56m2-93m2), shared kitchen/
dining/meeting room, fitness suite, laundry, 
sundry service spaces; ‘community room’  
for rent 
DEVELOPER:  
solinsieme cooperative 
ARCHITECT:  
Archplan Ag, st gallen 
COMPLETION: 
2002 conversion of 1880 building

steel trellis clips onto the refurbished embroidery 
factory and provides a threshold to homes; one of many 
inviting garden settings; homes are open plan and 
stylish; verena Bruderer; hallways are occupied spaces 
(clockwise from top)
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tony Pidgley,  
Panel Member   
 
If HAPPI really 
wants to 
encourage the 
private sector to 
produce a new 
type of home, 
some incentive 
is needed. My 
recommendation 
would be to allow 
developers to 
offer housing for 
older persons 
in full or part 
replacement of 
affordable housing 
requirements, 
provided such 
housing meets 
HAPPI standards 
on space, light, 
ventilation etc. 

We need to move 
forward on model 
floor plans and 
specifications. 
A good starting 
point would be to 
compare the best 
uK schemes with 
specifications 
from case studies 
in Scandinavia and 
elsewhere. This 
would enable us 
to come to a well 
thought through 
proposal.

5  For housing associations, we 
recommend that:

•	 	as	the	main	providers	of	affordable	
and subsidised housing, they take a 
new look at emerging opportunities 
for mixed-tenure housing for older 
people that meet the needs  
of older people, some 75%  
of whom will have a property  
to sell

•	 	they	adopt	procurement	techniques	
that do not surrender control over 
quality, long-term costs and design 
details to contractors, but which 
instead maintain the centrality of the 
client’s role on behalf of the future 
occupiers, as well as proactive 
control and management of the land 
and public space associated with 
their developments

•	 	they	carry	out	post-occupancy	
evaluations, as a matter of course, 
to learn lessons from residents in 
completed projects, in order to 
inform future developments (and 
that they share the findings with 
Clg and CABe to inform policy 
development and promote the 
growth of the sector)

•	 	household	surveys	are	conducted	
in partnership with relevant bodies 
to obtain qualitative and quantitative 
data on issues relevant to diversity 
and equality concerns, including 
age, disability, income etc.

•	 	they	consider	sponsoring	co-
housing projects that explore, for 
example, the use of commonhold 
tenure, self-help initiatives by groups 
of older people, and participatory 
design and management 
processes.

6  For housebuilders and  
housing developers, we 
recommend that:

•	 	the	extent	of	the	commercial	
opportunity be recognised, and the 
entrepreneurial skills of this sector 
be applied to developing new 
types of housing for older people – 
housing products that respond to 
the aspirations of this burgeoning 
market, with due regard to a range 
of factors including design, social 
formation, tenure, and lifestyle;

•	 	bold	steps	are	taken	to	accelerate	
innovative approaches, to develop 
construction techniques that make 
use of new technology and increase 
efficiency, and to recognise cost-in-
use/lifetime costing as well as initial 
construction cost

•	 	ways	are	explored	of	achieving	
higher density, concentrated  
single-storey/courtyard homes  
in sustainable places that  
meet consumer demand for  
low-rise housing

•	 	that	the	benefits	of	cross-sectoral	
cooperation are explored through 
public/private partnerships which 
share financial exposure and 
achieve tenure-neutral solutions; 
developments that are equally 
attractive to leaseholders and 
tenants.
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7  For the Department of  
Health/Local Authorities/
Adult Social Care Services/
PCTs/Health Authorities, we 
recommend that:

•	 	at	a	local	level,	partnership	
support is given to the 
preventative (and care-giving 
role) of housing in reducing 
the need for institutional care 
and hastening discharge 
from hospital to a domestic 
environment – one that that 
fosters well-being and helps, 
rather than hinders, the delivery 
of care

•	 	joint	planning	is	undertaken	
to determine the need for 
intermediate care, rehabilitation 
and respite stays within new 
housing schemes for older 
people, and/or to facilitate day 
care, homecare and wider 
community outreach;

•	 	care	and	support	is	
commissioned locally and 
delivered by providers in a 
personalised way – whether 
using personal budgets, direct 
payments, supporting People 
or other funding sources – 
to those in self-contained 
apartments even when care 
needs (including for dementia 
sufferers) are at higher levels

•	 	joint	strategic	partnerships	
prioritise housing for older 
people in locations where 
health and wellbeing can be 
fostered, with acknowledgment, 
where appropriate, of the 
contribution of outdoor settings 
and the role of local authorities, 
e.g. exercise equipment for 
adults in parks.

8  For the Department of 
Work and Pensions, we 
recommend that:

•	 	in	the	calculation	for	Housing	
Benefit/local Housing 
Allowance, the requirement for 
a single person to occupy only 
a bedsit or one-bedroom flat 
should be waived in the case 
of older people for whom there 
may be a need for an additional 
bedroom to accommodate a 
professional or family carer.

9  For financial institutions, we 
recommend that:

•	 	pension	funds,	insurance	
companies and other financial 
institutions look carefully at 
opportunities for investment in 
housing developments for older 
people, perhaps through use of 
real-estate investment trusts

•	 	insurance	companies	
undertake further market 
research into equity-release 
products that would enable 
older people to pay for housing 
costs such as adaptations or 
extra care within their  
own homes;

•	 	insurance	companies	revisit	
their policies on required 
measures for fire prevention, 
following recent changes in 
recommendations for care 
homes, to facilitate greater  
use of sprinkler systems that 
would allow for more flexible 
housing-design for older 
people.

10  For police authorities/
ACPO/fire authorities, we 
recommend that:

•	 	those	responsible	for	devising	
and promulgating revisions to 
the secured by Design and fire 
regulations participate in a Clg 
review of regulatory regimes as 
advocated above.

11  For the CLG/LGA/HBF/RIBA, 
we recommend that:

•	 	a	new	category	of	Housing	for	
older People be added to the 
annual Housing Design Awards

•	 	‘innovative	housing	for	older	
people’ be a  theme of the new 
local innovation Awards (liA) 
which are jointly owned by Clg 
and lgA and administered by 
iDeA.

12  For the RIBA/RICS and  
other professional bodies, 
and CABE/Architecture 
Centres and other 
organisations concerned  
with the design and delivery 
of the built environment,  
we recommend that

•	 	a	strategy	is	put	in	place	
to promote knowledge 
development and incubate 
innovation in the design and 
procurement of housing for 
older people  

•	 	the	theme	of	housing	for	older	
people is incorporated into 
education, professional training 
and career development 
including continuing 
professional development 
(CPD) modules.
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Conclusion

At solinsieme (Case study 19) 
the ‘vertical garden’ moderates 
between private and public – 
between space to be alone and 
space to be together – enhancing 
and supporting the residents’ 
chosen lifestyle (this page)

Putting the pieces of the puzzle 
together in the hobby room, 
Hartrigg oaks (opposite)
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The HAPPI panel urges all  
those who have a role to play in 
improving housing choice and 
quality for older people to start  
work now. The challenges are  
huge and must be tackled head  
on. Having met residents, engaged 
with stakeholders, and considered 
built evidence at home and abroad, 
the panel is convinced of the  
need to do better. 

the case studies threw up many 
excellent and innovative housing ideas. 
they respond to a variety of care 
needs and offer the full range of tenure. 
space, light, accessibility and a shared 
sense of purpose – the idea of being 
part of a community, and of ordinary 
people taking control of housing 
processes – have been recurring 
themes. Knowledge gained from the 
HAPPi project has been embedded in 
the downloadable study visit reports, 
and in the films available to view online. 
the panel encourages designers and 
developers with an interest in housing 
for older people to make use of this 
resource; relevant web addresses are 
listed in the introduction. 

Whether we call it a hub, focal point or 
common room, the best examples all 
have some sort of ‘heart’ which offers 
residents the opportunity to be with 
others, sharing space even if they don’t 
share the same interests, beliefs, or 
lifestyles; spaces that accommodate 
diversity. And, of course, each also 
provides the private spaces which we 
can shape into the kind of home that 
reflects who we are, allowing us to be 
alone when we choose to be. 

We have also seen 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. 

A successful outcome relies on the 
piecing together of many components. 
We must find the right sites, design the 
homes with creativity and flair, access 
appropriate funding, and forge close 
working relations with local authorities. 
We should aim higher and work harder; 
we need a joined-up conversation and 
must make a concerted effort to put 
words into action. the outcome could 
be longer, happier lives for many more 
of us in good homes in great places.
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1 Brunswick Centre,  
  Bloomsbury, london 
2 Holly Street,  
  Hackney, london 
3 Darwin Court,  
  southwark, london 
4 Patching Lodge,  
  Brighton, sussex 
5 Oranjehof/de Lombarde,  
  lombardijen, rotterdam,  
  netherlands 
6 De Plussenburgh,  
  iJselmonde, rotterdam,  
  netherlands 
7 De Rokade/Maartenshof,  
  groningen, netherlands 
8 Colliers Gardens,  
  Bristol, Avon 
9 Painswick Retirement Village,  
  near stroud, gloucestershire 
10 Spire View,  
  Pickering, Yorkshire 
11 Hartrigg Oaks,  
  new earswick, York 
12 Allerton Bywater,  
  Wakefield, Yorkshire 
13 Gradmann Haus,  
  stuttgart, germany 
14 Sankt Antonius,  
  stuttgart, germany 
15 Irchel,  
  Zurich, switzerland 
16 Gibeleich,  
  Zurich, switzerland 
17 Konradhof,  
  Winterthur, switzerland 
18 Flurgarten,  
  st gallen, switzerland 
19 Wohnfabrik Solinsieme,  
  st gallen, switzerland 
20 Neptuna,  
  Bo01, Malmö, sweden 
21 Postiljonen,  
  vellinge, skänor, sweden 
22 Opus,  
  lljunghusen, skänor, sweden 
23 Flintholm Care Home,  
  Copenhagen, Denmark 
24 Herfra til Evigheden,  
  roskilde, Denmark
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The Team

Communities and local government 
(Clg) and the Department of Health 
(DH) commissioned the Homes  
and Communities Agency (HCA) 
to manage the HAPPi process and 
publication. HAPPi has been project 
managed by Kevin Mcgeough (HCA) 
with support from James Berrington 
(HCA). the client representatives were 
Amy Campbell (Clg) and Donna 
Brandford-Adams (Clg), with support 
from Jeremy Porteus (DH) and  
Michelle McDaid (DH). 

HAPPi has been supported by a team 
of consultants who organized the panel 
process, conducted background 
research, and produced outputs 
including this report. Pollard thomas 
edwards architects (Ptea) and levitt 
Bernstein Associates (lBA) anchored 
the team, working with Design for 
Homes (DfH) who arranged case study 
visits and commissioned the films. 

the report was written by Matthew 
Barac (Ptea) and Julia Park (lBA), and 
the project as a whole coordinated by 
Patrick Devlin (Ptea), with specialist 
input from Andy staniford (Brighton & 
Hove City Council) and Clare Melhuish. 
ivan lazarevic (DfH) took charge 
of logistics on the whirlwind study 
visits, and Mairead Devlin (HardHat 
Communications) produced the films 
with a team comprising cameraman 
graham White (insight Communications 
ltd) and director richard Mullane 
(DfH). graphic design was carried 
out by rejash Bhela (Ptea), who also 
photographed several of the case 
studies, alongside colleagues natalie 
Willer (Ptea) and steve Arnold (Ptea). 
Peggy Mead (Ptea) managed the 
project secretariat. the leadership 
team included David Birkbeck (DfH), 
stephen fisher (Ptea), Matthew 
goulcher (lBA), and David levitt (lBA). 

Homes & Communities Agency (HCA) has welcomed the opportunity 
to manage HAPPi, on behalf of Communities and local government 
and the Department of Health, in a role which illustrates its proactive 
approach to guiding future policy. Housing our ageing population in high 
quality homes within great places is central to delivering sustainable 
development through good design. HAPPi highlights the scale of the 
challenge ahead. HCA aims to engage with this challenge, and to 
embrace the HAPPi recommendations as a foundation for its future 
policies and standards in new and specialised housing.   
www.homesandcommunities.co.uk

Pollard Thomas Edwards architects (Ptea) is committed to making our 
towns and cities better places to live in. Combining high-quality design 
with explicit social purpose, we marry an understanding of community 
needs with a commercial acumen. research experience and innovation 
in our design approach to award-winning schemes for older people 
positions Ptea to actively contribute to debate on the future of housing 
and care. We appreciate the capacity of the built environment to improve 
wellbeing, and believe that good architecture always puts people first.  
www.ptea.co.uk

Levitt Bernstein Associates combines a fresh and practical approach 
to design with a strong background in research and development.With 
extensive housing experience across all sectors and specialist in-house 
urban design and landscape skills, our ‘people-based’ approach is 
central to the way in which we work and to the homes and places that 
we create. the HAPPi project has allowed us to consolidate this wide-
ranging expertise through a collaborative process which has maximised 
the expertise of the HAPPi panel.  
www.levittbernstein.co.uk

Design for Homes (DfH) was set up in 2000 to improve housing by  
promoting good practice and spreading awareness of what works  
best. our investigation of trade-offs between consumer preferences  
and professional imperatives has shaped published research into 
housing density, car parking, and space in the home. We manage  
the uK Housing Design Awards, and have collaboratively produced 
design assessment tools including Building for life (2002), a similar 
statutory instrument for ireland (2008), and the www.swingacat.info  
website. DfH is currently working with the Zero Carbon Hub on low-
carbon strategies for uK housebuilding.  
www.designforhomes.org
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Why do we spend so much time 
planning our next holiday and yet 
choose not to think about the rest of 
our lives? HAPPI – Housing our Ageing 
Population: Panel for Innovation has 
asked many such questions in the 
course of considering how best to 
improve the housing options available 
to older people in the uK. 

This report challenges the perception 
that we are worth less as we get older, 
by suggesting that we are in fact worth 
more. Learning from built examples 
across Europe, the panel proposes 
that housing for older people can, and 
should, lead the way in terms of space 
standards, design quality, place-making  
and sustainability, rather than lag 
behind. The fact that when we get older 
we spend up to 90% of our time within 
our homes turns this unlikely idea into a 
logical conclusion. 

And this is not a minority issue. Half 
of all babies born today will live to 100 
years old. We must all ensure that the 
second half of their lives is comfortable, 
manageable and fulfilling, and that 
society recognises their right to a high 
quality of life.

Homes and Communities Agency 
110 Buckingham Palace road 
london sW1W 9sA 

0300 1234 500 
www.homesandcommunities.co.uk

Communities and Local Government 
eland House, Bressenden Place  
london sW1e 5Du

020 7944 4400 
www.communities.gov.uk

Department of Health 
richmond House 
79 Whitehall 
london sW1A 2ns

020 7210 4850 
www.dh.gov.uk




