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Summary Recommendations

Implement the Programme for Government recommendation to national roll out of the
Care and Repair programme

Review financial supports for energy retrofits and reform to facilitate older people to
upgrade the energy efficiency of their homes

Provide for a priority programme of energy retrofits for older tenants in social housing

Incorporate specific targets and indicators to measure progress on increasing the supply
of age friendly homes. Specific targets across a range of housing options as outlined
above would be welcome, including targets in relation to land acquisition and for a
range of age-friendly home types.

Increasing the supply of smaller homes suitable for single adults and couples. Two
bedroomed homes are cost efficient, and provide space for older people to
accommodate overnight visitors and/or carers, which can be particularly important for
households in this demographic.

Develop smaller homes across a range of tenures, including private sector homes for
purchase, affordable homes, cost rental homes and social housing.

Steadily upgrade building regulations to progressively realise a full implementation of
Universal Design in all new homes; revise Part M of the Building Regulations 2010 to
require homes be liveable, not merely visitable, for persons with disabilities.

Reform the Older Person’s Financial Contribution Scheme to support older homeowners
to move to age-friendly homes, while increasing the supply of housing available to local
authorities to meet housing need.

Put in place measures to enable development of new financing products — whether via
the banking sector, credit unions or local authorities for example — to enable older
people to ‘rightsize’.

Provide for a state-sponsored advice and assistance service to assist older people who
need to move to more age-friendly homes.

Provide financial supports and incentives for private sector landlords to make necessary
age-friendly adaptations e.g. for disabled and/or frail tenants, and to incentivise energy
retrofits;

Reform the Housing Assistance Payment, including by revising HAP thresholds to reflect
market rents, and reforming eligibility criteria to take accounts of particular income
demands in older age, such as costs associated with disability and poor health

Enact broader private rented sector reforms including limits on no-fault evictions,
particularly for older people, and greater enforcement of regulatory requirements.

Significantly increase the supply of age-friendly homes in the social housing sector

Put in place mechanisms to provide better data on the housing needs of older people.
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Age Action

We are Ireland’s leading advocacy organisation promoting equality for us all as we age.

We are on a journey to create change in Ireland by building an inclusive and age-
positive society. We make our vision a reality through advocacy, DIY services in
people’s homes, and education. Everything we do ensures older people’s rights are
respected, their voices heard, and their contributions celebrated. We lead the fight in
challenging ageism, promoting everyone’s agency in older age and finding solutions to
the disadvantages we face as we grow older in Ireland.

We are a national not for profit organisation, services the needs of older people in
every county in Ireland, with offices in Dublin, Cork and Galway.

The challenges we faces as a society are clear and unavoidable. But the solution is
within our grasp.

Introduction

Age Action works to ensure that Ireland is equipped to manage the demographic transition,
combating ageism and promoting policies that enable us all to live full and independent lives
as we age and in our older years. We welcome the opportunity to make a submission to the
National Housing Plan. As a preface to our submission, we wish to highlight a number of key
concepts in relation to ensuring an adequate supply of homes for older people.

Demographic transition

As life expectancy increases, and fertility declines, Ireland’s population is undergoing a
demographic transition. The population aged 60 or older is projected by the CSO' to increase
by 115% by 2057; with share of older people growing from 20% in 2022 to 35% by 2057.
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Ensuring that Ireland has a sufficient supply of age-friendly, right-sized, and energy efficient
homes for this growing demographic is a significant challenge.

T CSO (2024) PEC23 Projected population from 2022, moderate scenario.
https://ws.cso.ie/public/api.restful/PxStat.Data.Cube API.ReadDataset/PEC23/XLSX/2007/en
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Prioritising people in greatest need

In line with the goals of social inclusion, and the Sustainable Development Goals, the
National Housing Plan should prioritise the needs of people most disadvantaged in securing
appropriate homes. In relation to older people, Age Action recommends a focus on older
people living in poor quality and/or inappropriate homes, and people living on lower incomes
in actions to increase the supply of appropriate and affordable housing.

Inadequate housing

Age Action’s research? finds that quite high proportion of older people live in poor quality
homes, with 48% in homes which fall short of UN standards. A key issue in this regard is
energy efficiency — half of older people’s homes have a BER of E, F or G. A warm home is
particularly important in older age, and the supports available for those who are willing to
undertake the often substantial refurbishment work involved don’t make financial sense for
older people. More than one in eight (13%) live in a home with “a leaking roof, damp walls,
floors or foundation”. These homes jeopardise both the dignity and safety of older people,
and can result in avoidable hospital admissions.

Social housing need

The most recent Summary of Social Housing 15%

Assessments confirms that older people account
for an increasing share of people in need of social 10%
housing. The share of people aged 60 and older has

increased from 7% in 2016 to 12% in assessments 5%
for 2024. This trend is likely to continue in light of = 60 years
our demographic transition, and has implications 0%
for the kind of social housing we develop.

2016
2017
2018
2019
2020
2021
2022
2023
2024

Digital exclusion

An aspect of exclusion also felt more acutely by older people is that of digital exclusion. Six
in ten older people don’t use the internet, and/or lack the basic skills to do so safely. In the
housing context, this can make it more difficult for them to access housing services, such
as registering a complaint with the Residential Tenancies Board, or engaging with the choice
based letting system for social housing — both services that are only available online.

Ageing in Place

Most older people want to “I can walk around my house at night-time with no lights on
L. and absolute pitch-black dark and | know exactly every

remain in the home and corner of it and every door of it. So, if | was blind, | would

community they live in and be able to manage to get around my house.”

have established social “I’d have to be dragged screaming out of here. | want to

networks in as they age®. stay in my home as long as possible.”

2 Age Action (2022) Reframing Ageing: State of Ageing Report 2022

3 Age Action & UCC (2022) Agency and Ageing in Place in Rural Ireland
https://www.ucc.ie/en/media/research/iss21/AgencyandAgeinginPlaceinRurallrelandReport2022.pdf
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Supporting ageing in place is a long-standing commitment of government policy, and must
serve as the cornerstone of housing policy for older people.

Age Action welcomes the commitment of the Minister for Older People to establishing a
statutory home care scheme in parallel with that in place for long term residential care,
along with the Programme for Government commitment to roll out our Care and Repair
programme as key elements of the policy goal of ageing in place.

Meeting the housing needs of older people means providing a diversity of age-friendly homes,
in the communities in which people live.

Taxonomy of older person’s housing and care needs*

Family home

Adapted family home

Long term residential

care
Degree of care

Below we make a number of recommendations to develop an increased supply of age friendly

homes to meet the needs of Ireland’s growing older population.

Owner-occupiers

Most older people are owner occupiers, and as IGEES research has indicated, the vast
majority wish to remain in their own homes for as long as possible®. Addressing the housing
needs of older people requires a dual approach in the National Housing Plan:

¢ Maintaining the suitability of current homes

e Increase the supply of age-friendly homes for older people who wish and/or need to
move to alternative accommodation.

4 Housing Agency (2016) Housing for Older People: Thinking Ahead.
https://www.housingagency.ie/publications/housing-older-people-thinking-ahead

5 IGEES Research Paper (Oct-2020) Attitudinal Survey of Mature Homeowners.
https://assets.gov.ie/static/documents/attitudinal-survey-of-mature-homeowners.pdf
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Maintaining Home Suitability

Care & Repair

Age Action’s Care and Repair service does small DIY jobs, free of charge, for older people,
to help them maintain their homes and their independence. Care and Repair does jobs that
might be more difficult to complete as we get older but not big enough to call in a
tradesperson. Care and Repair can e.g. remove trip hazards, install handrails, replace toilet
seats, move a bed downstairs, or install carbon monoxide alarms to make a home more
liveable for an older person, and can also do work such as gardening and painting which may
be more challenging for an older person to manage alone.

Care and Repair supports people to age well in their own homes and communities.

There are three ‘strands’ to the Care and Repair programme:

Hospital-related

*Work to facilitate safe Largely health & safety *Supporting people to live
discharge home for people work to prevent a crisis well at home; often
who are that could lead to hospital aesthetic work. Examples
-awaiting hospital discharge admission. Examples: include:
-recently discharged +Installing mobility aids *Painting
Installing carbon monoxide *Gardening
alarms

*Decluttering walkways

Age Action welcomes the Programme for Government commitment to roll out Care and
Repair on national basis, as a critical element of a policy to support ageing in place.

Age Action has had initial discussions with the HSE and Department of Health in relation to
the hospital discharge element of the programme. The Prevention and Community Care
aspects of the programme are also important elements of supporting older people to age in
place in their own homes, and we would welcome discussions with the Department of
Housing to provide a funding stream to incorporate these services into a broader strategy to
support ageing in place. We recommend that the National Housing Plan include specific
commitments in this regard.

Energy Upgrades

The most common form of housing inadequacy experienced by older persons is energy
inefficiency. Financial supports for energy retrofits are designed to allow homeowners to
recoup the retrofit investment in energy savings over the longer term. For older people, that
timeframe is too long to allow them to recoup the investment, and energy retrofits therefore
represent a considerable outlay for older people, who often prioritise using savings to provide
for contingencies such as care needs which they may not be able to meet from a lower and
fixed income.

Age Action recommends that a review of supports for energy retrofits specifically focused
on the needs of older people be undertaken, with the aim of designing supports more
suitable for their needs, most particularly those on lower incomes.
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In relation to social housing, Age Action recommends a priority programme of energy retrofits
for older tenants to support the goal of ageing in place, which represents efficient investment
in social housing stock, and contributes to meeting Ireland’s climate change targets.

New homes

Meeting the needs of our current, and future, older population requires development of a
sufficient stock of age-friendly homes. Older people are diverse: some require no support to
live independently, others will require homes with a level of support on site. Currently, there
is a deficit of age-friendly homes across tenures from social housing to the private sector.

To meet the needs of Ireland’s growing population of older people, a significant increase in
the supply of age-friendly, energy efficient homes, spanning a continuum of care (see
taxonomy above) is required.

A key challenge in this regard is the shortage of smaller homes suitable for one to two people,
in the communities in which people already live. A further, and significant, challenge is the
near impossibility of securing financing to undertake such a move, as a consequence of
macro-prudential rules.

Developing age-friendly homes

For older persons who wish to, or need to, move from their current home, there is a dearth
of suitable options available in the communities in which they live. While apartment living
can provide a good solution for older people, many are concerned about the often high
management costs associated owning an apartment, particularly as their incomes are fixed
and reduced in older age.

Age Action welcomes the Programme for Government commitment to “mandate local
authorities to find suitable sites for housing specifically designed for older adults, ensuring
accessible options within local communities” — in almost every town and village in Ireland,
there are centrally located vacant or derelict sites which are not suitable for the
development of social housing at scale, but which could be used to develop smaller clusters
of age-friendly homes. These sites may pose additional development challenges, and may
require specific funding mechanisms to support development of age-friendly homes,
particularly where they are to include on-site support services.

Many older people who are home owners will be reluctant to become renters in the latter
years of their lives. Providing for a specific stream of age-friendly homes in developments of
affordable housing may provide a useful solution in this regard. Concerns about renting relate
primarily to insecurity of tenure and affordability. Cost rental homes may provide a viable
alternative for older people who would welcome the opportunity to release equity from their
homes, providing affordable rents, and lifetime secure tenure in new build and energy
efficient homes.

Age Action makes the following recommendations to support the development of sufficient
age-friendly homes in the National Housing Strategy:

e Incorporating specific targets and indicators to measure progress on increasing the
supply of age friendly homes. Specific targets across a range of housing options as
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outlined above would be welcome, including targets in relation to land acquisition and
for a range of age-friendly home types.

e Increasing the supply of smaller homes suitable for single adults and couples. Two
bedroomed homes are cost efficient, and provide space for older people to
accommodate overnight visitors and/or carers, which can be particularly important for
households in this demographic.

Smaller homes need to be developed across a range of tenures, including private sector
homes for purchase, affordable homes, cost rental homes and social housing.

e Building homes to a Universal Design standard as outlined below, including with
reference to location and access to local amenities, to enable people to age in the
communities they are part of.

Universal design

Age friendly homes incorporate principles of Universal Design, but these principles are
valuable to everyone, at all stages of life, and are more efficient as they reduce the need for
costly adaptations. Mainstreaming Universal Design principles into Building Regulations and
into decisions about where to build new homes® - considering aspects such as the slope of
a site, access to public transport and local amenities, for example - will support the
development of a greater supply of lifetime adaptable housing, providing greater flexibility in
Ireland’s housing stock. Age Action recommends:

o Steadily upgrading building regulations to progressively realise a full implementation of
Universal Design in all new homes;

e Revising Part M of the Building Regulations 2010 to require homes be liveable, not
merely visitable, for persons with disabilities.

Financing

There are no financing products currently available in the Irish market to enable older people
who wish to move to a smaller and/or more age-friendly home.

The review of the Older Person’s Financial Contribution Scheme currently available in a
minority of local authorities committed to in the Programme for Government is welcome.
These schemes may be attractive for home owners whose homes command a relatively low
value on the open market, but which also may not contribute to the useable supply of homes
for letting by local authorities, but will not be attractive to homeowners whose homes have
a higher market value, and which have greater potential to contribute to increasing the
available supply of housing for local authorities. Significant reform of such schemes is
required to harness their potential in terms of both enabling older people to move to more
suitable homes, and to increase the available supply of housing at the disposal of local
authorities.

¢ https://universaldesign.ie/built-environment/housing/universal-design-guidelines-for-homes-in-
ireland
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To enable older people who do wish to ‘rightsize’, or move to homes with support services
on site, there is an need to develop new financing products — whether via the banking sector,
credit unions or local authorities for example - to facilitate this.

Information and advice

A finding of the IGEES research on attitudes among mature home-owners indicated that one
of the policy measures most likely to support older people in moving to a new home in older
age was access to a state-administered advice and assistance service, which could support
older people in evaluating their options and making informed choices about the best option
for them, providing practical assistance to address the range of challenges that older people
may face in this scenario. Age Action recommends that the National Housing Plan includes
provision for the establishment of such a service.

Private rented sector

A growing proportion of older people live in the private rented sector. The 2022 Census found
that nearly 10% of people aged 50-64 were renting privately, while almost 17,000 people aged
65 or over lived in this sector’. Much of this population will be unable to access the finance
to buy their own home, but may not be eligible for social housing. In addition to concerns in
relation to insecure tenure and affordability of the private rented sector for people on low
and fixed incomes, adapting these homes poses a significant challenge: landlords are often
unwilling to invest in age-friendly adaptations to make these homes safe and secure for
older people. Indeed, private sector landlords who prioritise flexibility (for example because
they want to use the property for family members in the future) may be reluctant to have
older tenants.

Key reforms needed for older people in the private rented sector include:

e Financial supports and incentives for landlords to make necessary age-friendly
adaptations e.g. for disabled and/or frail tenants;

e Supports to incentivise energy efficiency upgrades in the private rented sector;
o Reform of the Housing Assistance Payment:

- Revising HAP rent thresholds to keep pace with rent inflation;
- Reforming eligibility criteria to take accounts of particular income demands in older
age, such as costs associated with disability and poor health

e Broader private rented sector reforms including limits on no-fault evictions, particularly
for older people, and greater enforcement of regulatory requirements.

Given the nature of private sector tenancies, the sector is a sub-optimal way of addressing
the housing needs of older people, and a strategy to reduce reliance on this sector for
meeting the housing needs of households as they age is needed as a response to this
dynamic.

7 CSO Table F2017B: Private Households in Permanent Housing Units https://data.cso.ie/table/F2017B
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Social housing

A key challenge in providing social housing for the growing share of older people assessed
as in need of social housing is the lack of supply of smaller homes. Single adults comprise
six in ten households assessed as needing social housing; more than a quarter of older
people live alone (30% of older women). However, our social housing stock is largely family
size units, meaning that all smaller households are at a very significant disadvantage in terms
of social housing allocations — there is a severe shortage of suitably sized social housing
units, and an even smaller supply of age-friendly social housing.

In practical terms, these households are accommodated in the private rented sector with
the support of HAP. This will become increasingly challenging as the number of households
supported in this matter continues to increase.

A key priority in relation to social housing must be to expand the volume of smaller and
accessible homes, and to prioritise allocations to people as they age.

Data and Measuring Progress

While the annual Summary of Social Housing Assessments provides detailed information on
the need for social housing, there remain considerable gaps in our knowledge about the
circumstances and wishes of older people in relation to housing® For example, we know
little about the extent of need in relation to home adaptations, to address housing quality,
including energy efficiency, or adaptations to take account of health needs. This leaves the
policy system with little information on which to plan for the current and future scale of
need for age friendly homes. Broader data gathering on housing and housing need would be
a valuable policy planning resource.

We also recommend inclusion of specific targets and indicators to measure progress in
relation to housing for older people in the new National Housing Plan.

8 The IGEES Research Paper (Oct-2020) Attitudinal Survey of Mature Homeowners.
https://assets.gov.ie/static/documents/attitudinal-survey-of-mature-homeowners.pdf - provided
some information in relation to interest in ‘rightsizing’, but was a one-off survey.
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