
The generation that has benefitted most from house price inflation 
may be poised to gain from a new housing market boom, based on 
the buying power of their own demographic. Elysian Residences 
have commissioned Dataloft to show how substantial housing 
equity, built up over 40 years, could be redirected into one of the 
fastest growing sectors of the economy – the retirement pound. 
In London, the equivalent of five years’ new housing supply could be tied up in under-utilised  
areas of large family homes, with a value equivalent to £62 billion – capital that could be  
made to work in other ways, to fund lifestyle choices such as travel, leisure activities or  
to make provision for future care costs.

The cost of maintaining a large family home is often underestimated. Statistics show  
that unpaid jobs (like DIY) eat up hours of our daily lives or incur significant costs which  
could be equated to paying a service charge.  

New homes designed for aspirational later living are in short supply in the UK.  
In USA, prices have outperformed mainstream housing markets.

In this report, Dataloft has identified 10 characteristics that explain why purpose-built  
later-living homes look set to become an aspirational option. 
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The big picture
In value terms collectively, applying the 
same modelling across London there 
could be £62bn of housing equity tied  
up in underutilised space across London. 

The big picture of housing equity varies 
across boroughs dependent on a range 
of factors; the number of retirees, owner 
occupier levels, the type and size of 
dwellings and the variance in values per 
square foot. Bringing all these factors 
together gives us a diverse map of the 
potential retiree gains across London 
from downsizing.

Kensington & Chelsea with its higher 
property values, typically larger houses 
and a relatively high age structure is top 
across all boroughs. The equity gain in 
the borough alone could be around £5bn.

Some boroughs are younger and the 
dwelling stock is more orientated 
towards flats than houses. For instance 
Tower Hamlets has the lowest proportion 
of retirees and one of the lowest 
proportion of houses versus flats. 

Outer boroughs like Bromley (often  
with more family friendly homes) score 
highly in terms of the sheer scale of 
square foot lost to underutilised space.

This generation’s collective wealth 
could drive significant demand  
in the later living sector over the next 
decade, but only for the right kind of 
product. It is also a sizeable amount  
of capital that could end up in the 
economy in a different way: spent  
on services, leisure pursuits or travel.

In size terms, this collective amount  
of under-utilised space is equivalent  
to over five years of London’s new 
housing supply and could release some 
175,000 family homes. The impact of 
better choices in later living housing 
across a range of tenures, budgets and 
locations could be huge. 

Factors in the model
• Number of residents over 65 years old by borough
• Household size
• Owner occupation levels by borough
• Assumes retirees downsize from an average 

sized house to an average sized flat  
(dwelling size and type varies by borough)

• Value per square foot by borough
• Assumes 50% of identified households could 

downsize

Value per borough that 
retirees could free up 
by downsizing £bn

The potential value of underutilised space in 
retiree households across London

Downsizing potential
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£62bn

Unused top floors

Due to declining 
household size and 
health limitations, 
maybe only this part 
of the house is lived in

Property  
owned by  
retirees

Across London there 
is an estimated

£62bn
tied up in  
unused space

Source: Dataloft estimates

Dataloft estimates, ONS, Land Registry, GLA, 
Zoopla

care needs

• The generation retiring now has benefitted from significant 
house price inflation through their home ownership years. 
This generation may be poised for further gain in the 
emerging later living housing market boom. A niche sector  
so far in the UK, it is rapidly evolving and will benefit from the 
weight of equity rich retiree demand sitting behind its ascent 
to mainstream.

• This research shows how the substantial sums of equity  
tied up in under-utilised space in the housing market could  
be redirected into one the fastest growing sectors of the 
economy – the retirement pound.

• The sale of a valuable family home can release enough 
capital to fund an enjoyable lifestyle, while also investing in 
luxury later living homes, designed for the affluent, active 
retirement population. A place with on tap services and 
facilities. 

• Home ownership appears often to be a fundamental part of 
our collective psyche and remaining invested in the housing 
market is important to us. Investing in this growing segment 
of the housing market could prove a worthy investment.

• New homes aimed specifically at the later living lifestyle 
market are in short supply in the UK but in USA, where they 

are more widespread, prices have outperformed the more 
mainstream apartment investment market.

• The amount of work it takes to run a large home is often 
overlooked with statistics showing that hours spent on 
unpaid jobs eat into our daily lives quite dramatically. 
Maintenance and running costs are often ‘lumpy’ and 
irregular, making it difficult to budget for. This is exaggerated 
if the home is larger than our needs and a portion of the 
space is unused. Evaluating the real costs and effort of 
running a family home can help retirees recognise the 
potential benefit of swapping square footage for an  
upgraded lifestyle.

• Overall, our physical and mental wellbeing benefits from our 
sense of place. Later living should be somewhere we want to 
live, somewhere aspirational.

This research explores the size and potential of the market for 
later living. It is based on a number of published data sources 
as named. It does not constitute investment advice and should 
not be relied upon as such.  

Downsize and upgrade your lifestyle
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Dataloft is an established property market intelligence company with a 
long track record of analysing and reporting on the housing market. We are 
committed to stripping away the mystique of complex data analysis and adding 
value for clients through interpretation, insight and creativity. 

dataloft.co.uk

Elysian Residences have an innovative approach to later living, incorporating the 
best of what exists globally. Our trusted operational and design partners have 
40 years of experience in delivering some of the highest-quality projects in the 
world. Our goal is for our residents to continue to live life on their terms. Lives 
that are enriched by beautifully appointed homes, active lifestyles and discreetly 
administered, fully-integrated care should they ever need it.

Our approach turns the concept of later living on its head: instead of a care 
facility in a luxury setting, our focus is on providing the very best in luxury living 
underpinned by discreet, but comprehensive care and support. It is an approach 
that is tried and tested in the United States where ‘later living’ is a recognised part 
of the hospitality sector rather than the healthcare industry.

We believe that UK deserve the same choice.

elysianresidences.com
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The potential to ‘free up’ a slice of housing equity, either at the household 
level or the big picture across London, the big numbers speak volumes.

Housing equity  
At an individual level, there is an 
opportunity cost of staying in the family 
home into retirement. There is a value to 
the equity tied up in unused space and 
spare rooms. Downsizing could free up 
that equity for other purposes.

 Dataloft modelling assumed retirees 
moved from a typical sized house to a 
typical sized flat (varying by borough) 
and combines this with data on the 
number of retiree households, owner-
occupier levels, and the square foot value 
of space. There are big differences in not 
only the value of space across London 
but also size differences between a 
typical house and flat. On average that 
‘spare’ space across London was equal 
to £293,000 (per retiree household able 
to downsize) and is far greater for more 
expensive boroughs.

 The theoretical value of this unused 
space makes clear the significant 
opportunity cost. Many of these 
households might have housing equity, 
but on a monthly basis do not feel 
particularly wealthy. This equity could  
be diverted to other purposes: to fund a 
retirement dream, set aside for care costs, 
to enjoy a more carefree, chore-free 
lifestyle or a tax efficient gift to the family.

Costs of running a home 
Not only is there an opportunity cost of 
the equity tied up in a larger home but 
there are monthly real costs too. A rule 
of thumb for household maintenance 
costs is 1% of the house value per year. 
In which case, an average Inner London 
terrace has annual running costs close 
to £7,000, rising to over £9,000 for a semi.

Household maintenance bills are often 
lumpy, irregular and difficult to budget 
for. Other household bills, e.g. energy, 
will vary according to property size too. 
There is typically a lot of work in ‘running 
a home’. The age group just before 
retirement do three hours of unpaid  
jobs a day according to ONS statistics, 
including cleaning, DIY and gardening. 
Even for those who can afford to 
outsource, there is a significant amount 
of organisational time involved in finding, 
employing and managing this help.

Additonal services paid for include gym 
membership, private members clubs,  
car parking, house sitters and window 
cleaners. The cost of maintaining a large 
family home is often substantial and 
could instead fund a service charge that 
allows a different way of life.

Freed up equity: potential value in spare space

Top 5 boroughs How else could this slice of 
housing equity be used?

Theoretical value 
of unused space

Downsizing: the big picture 
and your picture   
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26 fold 
increase in 
London house 
prices over 
last 40 years 
has made many retiree 
households housing 
equity rich
Dataloft,  
Strutt & Parker

65% 
of retiree households 
are owner-occupiers 
and the majority of these 
households are 

under occupied
Dataloft, ONS,  
English Housing Survey

£9,000
estimated 
household 
maintenance
costs of an average 
London semi-detached 
property per year
Dataloft estimates,  
Halifax Cost of Living  

retirement 
dream 

London (borough average)
Kensington & Chelsea
Westminster
Camden
Hammersmith & Fulham
Islington

£293,000
£2,119,000
£1,741,000
£1,212,000

£783,000
£749,000

1978 2018

Dataloft estimates, Land Registry, ONS, Zoopla, GLA

motorbike

care needs
tax efficient gift 

a place in the sun

yacht

Good design
Exemplary design and a place 
we want to spend time. Our 
environment has a big impact 
on our wellbeing. 

A worthy stake in  
the housing market 
Price growth for ‘Senior Living’ 
in the US has been stronger 
than the overall apartment 
investment market. 

The current generation reaching retirement are no longer the 
‘make do and mend’ post-war generation, they are keen to 
embrace all life has to offer and live retirement in a different way.

What could aspirational later living look like? How would it allow us 
to live? What benefits would there be of living life a different way? 

Elysian commissioned Dataloft to give an independent research 
perspective into later living.

1 Good design  
The place we live has a huge influence 
on our well-being at any age. Good 
design is critical; it should be appealing 
and be a place where we want to spend 
time.  Design needs to overcome prior 
prejudices to later living options.

2 Sociability
Research highlights the importance to 
our health of staying connected, being 
engaged and socialising. 

Retirees are the most likely age group to 
be living alone and loneliness is common. 
An aspirational choice would put us at 
the heart of a like-minded community. 

3 Flexible & adaptable
Later living should initially be a lifestyle 
choice with living adaptations and care 
services out of sight until required. 

Clever design modifications, lateral 
living, car parking, easy access (lifts) 
and onsite facilities (e.g. healthcare)  
are all critical parts of these needs. 

4 Carefree 
There is typically a lot of work in  
‘running a home’. Even for those who 
can afford to outsource some of these 
jobs (cleaning, DIY or gardening) there 
remains a significant amount of 
organisational time and effort in finding, 
employing and managing this support. 

Our vision of carefree later living removes  
a number of these chores from daily life. 
A suite of readily available services are 
on hand as and when required. 

5 Free up housing equity
There is potentially a lot of equity tied up 
in staying in the family home when the 
space is no longer needed. How else 
could this equity be used: to fund a 
retirement dream, to set aside a fund to 
cover care costs, live a different lifestyle 
or travel more? 

6 Urban stimulation
Retiring to the countryside is an 
outdated notion. Whilst some still do, 
the current generation of retirees want 
much more than just access to a local 
shop. They also want to have easy 
access to a wide range of cultural and 
leisure pursuits. Many are now choosing 
to be urban based.

7 Freedom to Travel
The ethos to retirement is changing. 
Historically it has meant withdrawal; 
now later living is about engagement 
and a ‘do it while we can’ mentality.

Statistics show the over 65s are 
travelling more and the types of holidays 
they choose are becoming more 
adventurous. A home which can regularly 
be left in safe hands is appealing and 
cuts costs (including house sitters).

8 Clear budgeting
There are many costs involved in running 
a home and these are amplified if the 
house is larger than your needs.  
These costs can be irregular and 
unpredictable (fixing a hole in the roof).

Home maintenance costs could instead 
fund a more predictable service charge 

that allows a more carefree way of life.

9 Downsize to gain a lifestyle upgrade 
Under-utilised space ties up equity and 
increases regular household bills and 
maintenance costs. A large house can 
also exaggerate loneliness.

A new vision for 
aspirational later living   
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A place 
to enjoy

Growing 
demand for the 
right product

sold

Dataloft  
identified 10 key 
characteristics  
that would make 
later living an 
aspirational option

An expanding, and housing equity rich, retiree demographic 
are expected to drive price growth in the later living housing 
sector over the next decade as the UK plays catch up to its 
international counterparts.

Ageing demographics gather pace
The ageing population in the UK is not a 
new story but the pace of growth in the 
over 65 year olds really picks up speed 
over the next few years. The number of 
retirees in London is currently growing 
by 19,000 people a year; by 2028 this 
group will be growing by 37,000 people  
a year. Over the ten years as a whole the 
growth rate in retirees is three times the 
rate of the working population.

Over the next 20 years the rate of growth 
for retirees streaks further ahead of the 
rest of the population pack. Retiree 
numbers are forecast to grow by 59%, 
four times the rate of the working age 

population. The growth rate for the over 
80s in particular is even faster, growing 
76% over the period (five times  
the rate of the working population).

By 2050 the current 1 million retirees in 
London will have doubled to 2 million. By 
then retirees will account for 18% of the 
population compared to the current 12%.

This retirement demographic is diverse in 
its fitness, health and care needs. In 
addition, over this forecast period there 
might well be changes to the retirement 
age, which may alter the timing at which 
people think about downsizing but not the 
scale of the demand.

The rise of a niche sector
DATA LOF T & ELYSIA N 
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1%  
of the UK population 
live in designated 
retirement 
accommodation 
compared to 17% of Americans  
and 13% of Australians
Source: Dataloft, Strutt & Parker

2 million  
retirees in London  
by 2050
set to double from current 1 million
Dataloft, ONS

2018 2050

2018

1%  

1m 2m

17%  

13%  

Of which an estimated 1%  
live in later living housing

Target: 8% in later living housing

750,000
retirement 
households

1 million
retirement 
households

69,000 
later living  
homes  
needed

Growing demand for London retirement homes

Dataloft estimates, ONS

2030
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aspirational  
later living    

Free up equity
Housing equity could be 
freed up by downsizing  
and diverting funds to 
other pursuits or needs. 
Dataloft estimates

Urban 
stimulation
New generation of fit 
and active retirees who 
want stimulation and 
urban living.

Freedom  
to travel
Over 65s now more likely 
to take foreign holidays 
than any other group.
ABTA

Clear budgeting
High cost of running 
family home: 1% of the 
value of your home each 
year to cover household 
maintenance costs.
Dataloft, Halifax

Downsize to gain a 
lifestyle upgrade 
Redeploy the value of unused 
space to enjoy a different  
way of living. 61% of older 
households have two or  
more spare rooms. 
ONS

Sociability 
The ‘Successful Ageing’  
study demonstrated that an  
active lifestyle in a social 
environment, with support 
integrated into the community, 
helped residents to live longer.
MacArthur Foundation

Flexible & 
adaptable 
Later living should allow  
independent living  
for as long as possible. 

Carefree 
Enjoy a serviced 
environment and reduce 
chores. Typically three 
hours spent a day on 
unpaid work such as DIY,  
by those approaching 
retirement.
ONS Leisure Time Study 2015 
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An aspirational choice would allow us 
to downsize but have use of onsite 
facilities when required (e.g. to 
entertain guests or have family to stay). 

10 A worthy stake in the housing market 
Later living in the UK is an emerging 

sector: population growth forecasts for 
the retiree demographic, who have 
often built up significant housing 
equity, could well drive outperformance 
from this sector relative to the overall  
housing market.

Like minded 
community

Live  
independently

Free up  
time spent  
on chores

Urban 
living

Reduce 
surplus 
space Avoid 

unpredicatable 
bills

Lock up 
and leave

3
£293,000

Redirect  
funds

Per retiree 
household

Source: Dataloft
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International best practice  
The UK housing market is behind its 
international counterparts, with a much 
lower proportion of housing stock 
designated for later living. This gives the 
UK the chance to look to international 
best practice to emulate successful 
developments. Factors to be considered 
include:

•  importance of brand

•  design (taking into account  
domestic preference)

•  operational insights (exemplary 
hospitality and customer service)

•  fair and aligned business

Developers will benefit from drawing 
upon international experience and best 
practice by forging global partnerships.

Housing equity to redeploy
For many of us, our homes have also 
been a rewarding investment and to 
keeping a stake in the housing market  
is important to us. Later living housing 
should be available across a range  
of tenures.

This stake in the housing market has 
given rise to a housing equity rich 
generation of retirees who, for the right 
product may be persuaded by improved 
later living options. Dataloft modelling 
suggests that across all of London’s 
retirement households, just under a third 
are owner occupiers with the potential to 
downsize from a family home. As the 
figures show, that demographic is growing. 

Later living in the UK has been a small 
and niche sector up to now. Looking at 
demographic growth forecasts, low 
current levels of retirement specific 
housing supply plus the amount of 
housing equity there is to redeploy,  
could well drive outperformance  
from this sector relative to the overall 
housing market. 

175,000   
potential number of  
family homes which 

could be released 
through retirees 
downsizing   

Dataloft estimate

US experience: a worthy investment for elderly home owners
Outperformance has certainly been the experience in the US market. Their more 
mature later living market gives insight into how investment performance patterns 
could play out in the UK. 

Price growth on the ‘Senior Living’ sector has outperformed the apartment 
investment market (over the last 1, 5 and 10 year investment horizons). Whilst this  
US data tracks large scale investment portfolios, so is not directly comparable with 
individual home ownership gains, it is representative of the trend and the strong 
retiree demand supporting this outperformance. 

+2.0%
+1.0%

+4.1%

+6.9%

+3.7%

+8.4%
Price growth % change per annum

apartments
senior living

In the US price 
growth on the 
‘Senior Living’ 
segment has 
outperformed  
the apartment 
investment 
market
Over the last 1, 5 and 10 
year investment horizons

NCREIF, data to Q1 2018

1 year 5 year 10 year

175,000
family homes
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