
 
Consultation on housing costs for sheltered and extra care 
accommodation 

 
Who are we? 

 
We are based in Bath and we own and manage about 13,000 rented and low 
cost home ownership properties throughout the South West region. Almost 2000 

of these are homes that are linked to some form of support, ranging from 
sheltered and extra care housing for older people to intensive support service for 

young people. Mostly we provide the support ourselves, but in some cases the 
support is provided by others, and the issue of the funding for supported 
housing becomes even more acute.  

 
Introduction 

 
We recognise the increasing complexities and inconsistencies of the current 
regime and the need for a change. We support the principle that funding is 

devolved in the way proposed, and we welcome the recognition that the 
consultation paper makes of the importance of this funding to the long term 

sustainability and success of supported housing. Our response to the 
consultation is made in that context, and in our response we seek to address the 

questions posed in the consultation. 
 
 

Definitions (Q1) 
 

At the outset we would make a plea that, however sheltered and extra care 
housing are defined, that definition be consistent with (ideally identical to) the 
definition that is used for our SDR returns.  

 
Having different definitions, or having Housing for Older People reported via the 

SDR and a different ‘product’ called sheltered housing subject to the sheltered 
rent standard, will be at best confusing. 
 

We think the definition for sheltered will be critical, and is an opportunity to 
define sheltered housing afresh. Currently sheltered housing is often simply a 

legacy of pre Supporting People design and practice.  
 
Some ‘sheltered housing’ provides and requires significant features over and 

above general needs housing: extensive shared areas, common rooms, shared 
laundries, guest bedrooms, additional security. At the same time other sheltered 



housing has little to distinguish it from general needs housing apart from the 
presence of an alarm system and the legacy of having been part of a scheme 

with a resident warden in the past. The former requires significant additional 
funding to provide those housing related services; the latter is in truth no more 

costly than general needs housing.  
 
The opportunity now is to be clear that sheltered housing is defined by the 

provision of significant housing related services over and above general needs 
properties: not only the design of the home and the usual age designation, but 

also the provision of physical, permanent shared services, such as communal 
rooms, rooms that enable support provision, security systems, concierge 
services and so on. The definition should be based on a geographical cluster of 

homes around such services or facilities. 
 

We don’t believe that the provision of an alarm system should be significant One 
of the consequences of the current legacy definitions is that for many elderly 
tenants whether or not they receive the support and reassurance of an alarm 

system depends on whether they happen to live in ‘sheltered housing’ rather 
than on whether they need it. 

 
Alarm systems no longer require hard-wiring into buildings. Modern technology 

means that they can be flexible and provided where they are needed. That 
should not depend on a designation of ‘sheltered’. Historically, NROSH definitions 
allowed properties to be ‘flipped’ between General Needs and Housing for Older 

People definitions as (for instance) dispersed alarms were provided, or removed. 
The differences between the two definitions are now too great: the difference 

between a 5 and 10 % formula rent uplift, and the difference between a ‘social 
rent’ where the net rent only is regulated, and a ‘sheltered rent’, with a 
regulated inclusive rent, are now too great to be managed as a result of an 

alarm system being provided – or removed. 
 

We think that the definition of extra care, which would require the provision of 
care services on site, is easier. 
 

 
Funding model (Q2) 

 
Net rents fund future growth; if service charges don’t cover service costs then 
net rents have to cover those costs at the expense of future growth. It is 

therefore essential that the ‘sheltered rent’ allows us to recover service costs.  
 

The proposed model seems confused, and designed to add a significant layer of 
complexity to the Rent Standard. 
 

We currently have 
 Social rents, where the net rent only is regulated, and any additional 

service charge is subject to statutory provisions, notably the Landlord & 
Tenant Act 1985. This has the advantage of flexibility in the service 
charge – being able to respond quickly to changes in demand (eg to 

reduce services) and costs (eg energy costs). The ‘price’ of that flexibility 
is the significant administrative burden associated with variable service 

charges. 



 Affordable Rents, where the regulated rent is an “inclusive” rent, with no 
separate service charge. This is far less flexible and responsive, but it is 

administratively much simpler. 
 

The proposal for “sheltered rents” suggests not only a rather unwieldy third 
model – but that it will come with the disadvantages of both the above, and with 
the advantages of neither. 

 
It’s confusing because it suggests that the rent will be “inclusive” (which 

normally implies that there is no separately identified service charge) but also 
refers to the core rent and to a service charge subject to statutory control.  
 

The reality seems to be a separate service charge, but one that is capped. Given 
that the statutory controls on service charges are already significant and 

extensive, and include “reasonableness”, it is difficult to see what the purpose of 
this is, other than to limit service charges to levels below the reasonable cost of 
providing those services. As noted above, this will impact on the net rent and 

future growth. 
 

Bearing in mind the existing statutory controls, and also the proposals below to 
‘band’ sheltered rents, an alternative proposal would see the extent of services 

provided to be determined by the Rent Standard, but the actual amounts to 
remain subject to statutory control. 
 

 
Setting service charges (Q3) 

 
The definition of sheltered housing will have a bearing. As suggested above, a 
definition based on the provision of specific provision based on support and 

reassurance for older residents will tend to define what those additional costs 
relate to. The extent and number of those additional facilities will drive 

variations in cost. As noted above, some sheltered housing currently provides 
little more than general needs housing, has very similar services (gardening, 
cleaning, lighting etc) and costs little more. The variations begin when services 

such as common rooms, guest rooms, concierge services etc are provided. 
 

 
Banding services (Q4) 
 

We would support the principle of banding services – but as above would 
suggest that this banding for the basis of the regulatory control, rather than the 

££s charged. The banding might be categorised as 
 Security 
 Reassurance 

 Resident facilities 
 Support related facilities 

 Care. 
 
Reviewing charges (Q5) 

 
We review service charges annually. Changes are driven by 

 An internal policy which seeks to recover service costs in full 



 Customer consultation and demand: we will extend or remove services 
where this is recommended 

 Fluctuating external costs: energy charges are a particular issue, and one 
largely without our control 

 Statutory service charge requirements; S20 consultation, reasonableness 
and actual cost of provision. 

 

 
Payment of service charges (Q6) 

 
Payment is split approximately 50/50 between welfare payments and tenants’ 
own payments. 

 
 

National Statement of Expectation (Q7&8) 
 
We fully support the proposal that strategic planning at a local level include 

provision for supported housing, and for housing for the elderly, whether that is 
sheltered, extra care or just homes designed to be suitable for the elderly.  

 
Our partnership arrangements at present are principally related to access: 

sheltered housing through local authority registers and to extra care through 
local support commissioners. 
 

 
Implementation and commissioning (Q9-12) 

 
Early decisions, and especially a timely review of the Rent Standard, will be most 
helpful in our preparations for the changes. 

 
Support services in our area are commissioned predominantly through unitary 

authorities. 
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