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“It is often said that the value and meaning of a civilization can be determined from the record it 
leaves in the form of architecture, and that the true measure of the compassion and civility of a society 
lies in how well it treats its frail older people.” 1

1 Victor Regnier, Assisted Living Housing for the Elderly: Design Innovations from the United States and 
Europe (Hoboken, NJ.: Van Nostrand Reinhold, 1994), 7.

Figure 1  Ageing is inevitable, but we can improve 
the process through better design.
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The population structure of New Zealand 
is going to encounter a dramatic change 
in the next few decades. As a result of the 
longer life expectancy and the declining 
fertility, the latest projection indicates 
that by 2050, approximately a quarter of 
the population will be aged 65 and over. By 
that time, Auckland will have the largest 
number of the ageing population amongst 
other regions.

Nowadays, in many western societies 
including New Zealand, most of the 
elderly desire to age in their own homes 
and communities instead of entering 
traditional rest homes that often evoke 
the negative social perceptions, such as 
accepting of being dependent, frail and 
socially segregated. Nevertheless, despite 
the prevalence of “ageing in place”, the 
issues of loneliness and social isolation are 
still widespread amongst the elderly. The 
issues are notable and worthy of attention, 
not merely because loneliness and social 
isolation are painful, but also many 
scientific studies have proven that lack of 
social interaction can be harmful to one’s 
mental and physical health. 

As a unique discipline, architecture 
has its role and social responsibility to 
criticise and improve the existing housing 
typologies for the communities, as well 
as providing innovative design solutions 
that accommodate the challenges from 
the fast-growing ageing population. Thus, 
this project began with two fundamental 
questions: What is the missing piece if 

the ways of housing the elderly in New 
Zealand remains unexplored by architects 
and the design professionals? Second, 
how do we reduce the level of loneliness 
amongst the elderly and enrich their 
social life through architectural designs? 
Accordingly, this project evaluates how 
architecture can contribute to these 
issues and accommodate the social needs 
of the elderly, as well as investigating the 
opportunities in redesigning an alternative 
housing development that allows the elderly 
residents to stay within an age-friendly, 
sociable and supportive environment.

Abstract
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Similar to many other developed countries, 
the population of New Zealand is ageing, 
as a result of the increasing life expectancy 
and declining fertility. Over the last 
century, the number of people aged 65 
and over has increased approximately 
fourteen-fold, from 31,000 to 446,000. The 
latest projection by Statistics New Zealand 
even indicated that by 2051, the percentage 
of people aged 65 and over would reach 
almost a quarter of the entire population. 
Meanwhile, the elderly aged 85 and over 
(the older-old) will make up more than 20 
per cent of the elderly age group.2

As a consequence of the demographic 
shifts, care facilities such as retirement 
villages and rest homes began to develop 
and become more common than ever 
over the last few decades. Nevertheless, 
traditional care facilities, for the most part, 
isolating its elderly residents away from 
the community, which often cause a social 
disconnection between the elderly and the 
younger generations. Many people thereby 
interpret traditional care facilities as an 
undesirable but inevitable final stop in 
the ageing process. In contrast, the notion 

2 “Population Ageing in New Zealand,” Statistics New Zealand, accessed August 1, 2020, http://
archive.stats.govt.nz/browse_for_stats/people_and_communities/older_people/pop-ageing-in-nz.
aspx#gsc.tab=0.

3 “Story: Housing,” The Encyclopedia of New Zealand, accessed August 1, 2020, https://teara.govt.nz/
en/housing/page-2#.

4 Jonathan Boston and Judith A. Davey, Implications of Population Ageing: Opportunities and Risks 
(Wellington: Institute of Policy Studies, 2006), 254.

5 “Residential Property Data,” REINZ, accessed August 1, 2020, https://www.reinz.co.nz/residential-
property-data-gallery.

of “ageing in place” advocates supporting 
the elderly to age in their own homes and 
communities without leaving the place 
that they found familiar. As a prevalent 
alternative to traditional care facilities, 
“ageing in place” uplifts the social life 
for all age groups, not merely because it 
broadens one’s social circle, but also allows 
more opportunities for sharing of personal 
experience, feeling and sensibility between 
generations.

In New Zealand, the majority of baby 
boomers who contribute to the mass of 
the ageing population, grow up and live 
in detached, single-storey houses for most 
of their life.3 The notion of “ageing in 
place”, therefore, often means to retain in 
a private, separate dwelling until the end 
of life for many older people, especially for 
those who have achieved homeownership.4 
The situation in recent years, nevertheless, 
is gradually changing due to the increasing 
prices and demand for housing, particularly 
in major cities such as Auckland and 
Wellington.5 A more traditional detached, 
stand-alone house is becoming far less 
affordable for the younger generations, 

Background

Figure 2  Percentage of population aged 65+ from 1951 to 2051 in New Zealand
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and terraced housing and apartment 
buildings that offer multiple units in a 
compact urban environment, meanwhile, 
are turning into more common than ever.6 
As a result, the interpretation of “ageing 
in place” for the upcoming and the future 
ageing population, is no longer limited to 
retaining in the traditional, stand-alone 
houses but also includes a broader range of 
housing options that have emerged over the 
past decades.

Despite the prevalence and advantages of 
“ageing in place”, the issue of loneliness and 
social isolation is still widespread amongst 
elderly residents. A New Zealand survey 
indicated that half of the elderly dwelling 
in the communities experience some 
degree of loneliness and one-fifth of this 
lonely group even reported feeling severely 
lonely based on an 11-point scale.7 Similarly, 
the Ministry of Social Development 
also pointed out that older people are 
particularly vulnerable to social isolation 
due to their shrinking social networks, loss 
of spouse or friends and declining mobility.8 
The issue is deteriorating due to the rising 
demand for remaining independent 

6 “Building Consents Issued for New Residential Buildings in New Zealand,” Figure.NZ, accessed 
August 1, 2020, https://figure.nz/chart/msYpDRykPpszIDFu-ArdAKn8VNICaJXMy.

7 “Loneliness Research,” Age Concern New Zealand, accessed August 1, 2020, https://www.
ageconcern.org.nz/Public/Info/Research/Loneliness_and_Social_Isolation_Research.aspx.

8 “Preventing Social Isolation,” Super Seniors, accessed August 1, 2020, http://www.superseniors.
msd.govt.nz/about-superseniors/office-for-seniors/social-isolation.html.

9 “Population Ageing in New Zealand.”
10 Ministry of Social Development, Attitudes towards Ageing: Research Commissioned by the Office for 

Seniors (Wellington: Ministry of Social Development, 2016), 21.

amongst the “Baby Boom” generation, who 
begins to enter the elderly age group since 
2011.9  The downsides of “ageing in place” is 
also becoming more evident when elderly 
residents are left staying in houses that are 
often too big for them to maintain and not 
adaptable to fit their declining mobility. 
The concern of loneliness is thereby one 
of the leading worries that ranked as high 
as other concerns for ageing by the elderly, 
including health condition and financial 
stability.10

These findings revealed that both the 
built environment and emotional support 
are equally indispensable in the matter 
of providing an age-friendly, supportive 
housing solution to the elderly. However, 
New Zealand is different from the 
countries that already have years of 
experience in encountering the challenges 
of the ageing population, such as Japan and 
the Netherlands. Indeed, there is still much 
room for the design professionals to strive 
for improvement in providing an age-
friendly and desirable housing solution for 
elderly residents as well as the fast-growing 
ageing population in the foreseeable future.

Figure 3  Existing aged care housing typologies in New Zealand
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Project Outline Aims

The preliminary research has revealed 
the limitations and deficiencies of the 
existing aged care housing environments 
in New Zealand, as well as the prevalence 
of loneliness and social isolation amongst 
the elderly residents. Thereby, the project 
aims to develop a design response to these 
issues by investigating a new approach 
to aged care housing solutions that fully 
considers the specific needs of older people 
and provides an alternative to the existing 
highly institutionalised and age-segregated 
designs.

The research will look at elements in 
contributing to a design outcome that 
provides a more positive ageing experience 
to the elderly residents and challenges the 
negative public perception towards the 
ageing process. The study of literature and 
precedents will determine and reveal a list 
of performance criteria for analysing the 
design outcomes at a testing site established 
in an urban environment of Auckland City.

In response to the fast-growing ageing 
population and the dramatic change in 
New Zealand’s demographic structure, this 
research project aims to investigate a new 
approach to aged care housing typologies 
for the elderly who wish to age in the 
communities within a healthy, sociable and 
supportive housing environment.

• To establish an age-friendly housing 
solution for the growing ageing 
population.

• To reduce the level of loneliness and 
social isolation of elderly residents. 

• To challenge the negative social 
perception towards aged care housing.

• To promote age-friendly community 
thought architectural designs.

• To support the elderly to stay 
independent for longer.

Figure 4  “Ageing in place” enables the elderly to 
remain in their homes with independence
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Objectives

To establish a suitable site for design investigation:

• To select an appropriate site location that represents the social spectrum of all age 
groups with easy access to public transport networks and local amenities such as 
schools, banks, hospitals and recreational spaces.

To promote multigenerational interactions:

• To include shared amenities and social spaces within the development that facilitate 
social interaction between the residents from different age groups, as well as enhancing 
the connection with the public and local communities.

• To design a circulation that connects the common areas and social spaces between floors 
to encourage more social interaction to happen, no matter it is planned or incidental.

To promote the notion of lifetime homes through flexible, adaptive designs:

• To integrate lifetime homes design into the residential development that meet the 
specific needs of the residents regardless of their age or stage of life.

• To provide residential units with flexible layouts that allow easy adaptation for lifetime 
use at a lower cost.

To provide on-site support services:

• To create a supportive and age-friendly housing environment that offers convenient 
facilities and timely on-site services to the residents of all ages, as well as looking after 
the well-being and specific needs of its inhabitants, especially the older people.

To implement sustainable development with aesthetic concerns:

• To achieve a sustainable design outcome that reflects a sense of contemporary aesthetics 
and environmental concerns through the employment of modern materials, textures, 
patterns and design languages.

• To present a positive social perception and experience to the residents as well as 
the public, by implementing passive design strategies such as shading and natural 
ventilation. 

Figure 5  An age-friendly and supportive housing 
environment is crucial for positive ageing
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Research Question
How can a new approach to the housing development provide a better prospect for the 
fast-growing ageing population in New Zealand, by designing an age-friendly, sociable and 
supportive environment for its inhabitants?

Figure 6  Loneliness and social isolation are the 
leading concerns of older people
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Scope and Limitation

This research project is mainly to explore 
the role architecture plays in contributing 
to an age-friendly, sociable and supportive 
housing environment for the elderly as 
well as the growing ageing population. 
The research areas will be focusing on, 
but not limited to, investigation of social 
connotations associated with ageing and 
aged care facilities, the issues of loneliness 
and social isolation in elderly residents, 
ageing in place, lifetime homes design, 
multigenerational interaction and age-
friendly communities.

Although physical impairment and 
declining mobility are some of the most 
common issues in related to ageing, 
however, this project is not an investigation 
of building accessibility or barrier-
free design since there have been many 
established studies and design solutions 
in these areas. Therefore, innovation in 
accessible designs will not be the main 
research area of this project. Instead, 
the primary concern of this project is to 
identify an architectural way of supporting 
the elderly to age in communities with 
positive social engagement. In other words, 
the design outcome is to provide a better 
housing solution that meets the specific 
needs of the elderly, especially in reducing 
the level of loneliness and social isolation 
amongst the older generation.

In practice, a building cannot change the 
personalities of its users or force anyone 
to be sociable. More to the point, this 
project acknowledges the limitations 

of architectural designs on influencing 
human behaviour, especially when it comes 
to social interaction and relationship. 
Instead, the research will be looking at how 
architectural designs create physical spaces 
or volumes for possible interpersonal 
interaction to take place as well as helping 
to strengthen the social ties between the 
residents. The investigation will analyse 
how to give clues about the sociability of a 
specific space or area, for example, a visual 
connection between different floors, on the 
one hand, enhance the sense of security and 
reduce the physical distance. However, on 
the other hand, it might cause an issue of 
personal privacy. This project, therefore, 
seeks to implement a variety of design 
principles and techniques for creating 
sociable space with careful consideration 
and sensibility.

The intention of this project is not about to 
develop a housing solution that exclusively 
eliminates the existing aged care typologies 
currently available to the elderly. It indeed 
acknowledges the value and importance of 
aged care housing typologies that exist in 
other forms such as private hospitals and 
retirement villages designed for elderly 
patients with dementia. Instead, this 
project aims to provide the elderly with 
a more positive, age-friendly and sociable 
housing alternative so that they have better 
flexibility of making their choices about 
the living arrangement in later life.
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Glossary and Abbreviation

Glossary of key terms (A-Z)

Abbreviation (A-Z)

• Ageism : The stereotyping, prejudice, and discrimination against people on the basis of their age

• Assisted Living : Aged care facilities designed for elderly people

• Baby Boomers : Generation born between 1946 and 1964

• Dementia Disease : A series of conditions characterised by impairment of at least two brain functions

• Dependent Elderly : An elderly needs help of others to carry out basic everyday activities

• Elderly or elderly residents : People aged 65 and over

• Independent Elderly : An elderly do not need help of others to carry out basic everyday activities

• Median Age : Half the people are younger than this age and half are older, the current median age in New Zealand is 38

• Older-old : People aged 85 and over

• ADLs : Activities for Daily Living 

• IADLs : Instrumental Activities for Daily Living
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State of Knowledge In The Field

Ageing population in New Zealand

The population of New Zealand is ageing. 
The latest projection estimated that the 
number of people aged 65 and over would 
continue to grow and reach 1.18 million by 
2051, which is approximately 26 per cent of 
the national population. Meanwhile, the 
number of people aged 85 and over will 
increase to 290 thousand, with the median 
age changing from 35 to 46. 11 This situation 
is deteriorating and will not pass with time 
due to the imbalance population structure 
caused by the three major demographic 
shifts: a longer life expectancy, declining 
birth rate and the ageing of the baby 
boomers.12

11 Justine Cornwall and Judith A Davey, Impact of Population Ageing in New Zealand on the Demand for 
Health and Disability Support Services and Workforce Implications (Wellington: Ministry of Health, 
2004), 3.

12 “Population Ageing in New Zealand.”
13 “People Aged 65+ Living in New Zealand,” Statistics New Zealand, accessed August 1, 2020, https://

www.stats.govt.nz/infographics/people-aged-65-plus-living-in-new-zealand.
14 “Mapping Trends in the Auckland Region,” Statistics New Zealand, accessed August 1, 2020, 

http://archive.stats.govt.nz/browse_for_stats/Maps_and_geography/Geographic-areas/mapping-
trends-in-the-auckland-region/65-population.aspx#gsc.tab=0.

While the country is encountering the 
changing demographic structure of the 
population, the Auckland region already 
has more than 163 thousand people aged 
65 and over, which is higher than any other 
region in New Zealand.13 The number will 
continue to grow and reach 329 thousand 
by 2031.14 Increasing demand for better 
housing options is, therefore, one of the 
major concerns associated with the ageing 
population, where the investigation is 
limited, particularly in New Zealand.

Figure 7  Projection of elderly population from 1951 to 2051

Figure 8  Mapping trends in the Auckland region

0
Percent

10

20

30

40

50



18

Ageing in place

The notion of “ageing in place” refers 
to one’s ability to choose where to live 
in later life with appropriate support.15  
Despite this ambiguous meaning, generally 
speaking, “ageing in place” is a concept 
that advocates older people to remain 
living in the communities with a certain 
level of independence, rather than moving 
into residential care facilities that come 
in the form of conventional rest homes 
or hospitals.16 This notion becomes more 
popular than ever in many western 
societies because it enables the elderly to 
remain in their homes with independence 
and autonomy, as well as receiving social 
support from families and friends.
 
Over the last decade, the New Zealand 
government and national policies have 
already integrated the concept of “ageing 
in place” into the long-term strategic goals, 
for instance, “ageing in the community” 
is one of the ten aspirational goals in 
Positive Ageing Strategy released in 2014.17 
Another example includes the Community 

15 Matthew Parsons, ASPIRE: Assessment of Services Promoting Independence & Recovery in Elders 
(Auckland: Auckland UniServices Limited, 2006), 7.

16 Judith Davey et al., Accommodation Options for Older People in Aotearoa/New Zealand (Wellington: the 
Centre for Housing Research, Aotearoa New Zealand (CHRANZ), 2004), 133.

17  Office for Senior Citizens, 2014 Report on the Positive Ageing Strategy (Wellington: Office for Senior 
Citizens, 2015), 9.

18 Parsons, ASPIRE, 9.
19 Mark Taylor and Laurie Buys, “Ageing in Suburbia: Designing for Demographic Change in 

Australia and New Zealand,” Architectural Design 84, no. 2 (2014): 56.
20  Janine L. Wiles et al., “The Meaning of ‘Ageing in Place’ to Older People,” The Gerontologist 52, no. 

3 (2011): 360.

First Programme in Hamilton, a city in 
the North Island of New Zealand, which 
supports the elderly to remain in their 
homes for longer.18 

Despite the increased popularity of “ageing 
in place”, most of the existing aged care 
housing in communities focus merely 
on accessibility and safety with limited 
adaptability. The number of projects that 
emphasise on fulfilling the social needs of 
older people is inadequate and unexplored.19 
A New Zealand study, however, showed that 
most elderly residents desire for making 
choices about the living arrangement, that 
is, somewhere close to their families and 
friends, with convenient access to amenities 
and services.20 The results reflected that 
“ageing in place” is not merely a concept 
but also a tool to accomplish the strategic 
goals of positive ageing as it emphasises on 
building up a sense of belonging, which 
consists of the emotional attachment to 
both homes and communities, the feelings 
of security and familiarity. 

Ageing in Place
“make choices in later life about where to live, receive the support to do so”

Emotional Attachment to Communities
“comfort, social relationships with families and friends”

The Feelings of Security
“security of knowing what and where things are in the community”

The Feelings of Familiarity
“got to know people and places that you were familiar with”

Age-integrated Communities
“environmental design to support intergenerational communities”

A sense of multiculturalism
“multicultural and diverse communities”

Affordability 
“equity of access and choice”

Figure 9  Summary of the notion of “ageing in place”
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Figure 10  Common causes and effects of loneliness

Loneliness and social isolation

Loneliness amongst older people has become 
a public health concern in New Zealand. 
According to a postal survey by the Massey 
University, out of 412 questionnaires, 
more than half of the participants aged 65 
and over reported feeling lonely to some 
extent, and one-fifth of this lonely group 
felt severely lonely.21 Similarly, the National 
Social Report in 2016 found that over 10 per 
cent of the interviewees aged 65 and over 
reported feeling lonely at various levels 
during the last four weeks. Meanwhile, 
many ethnic minority groups, including 
Maori, Pacific peoples and Asian, reported 
higher rates of loneliness due to language 
barriers and cultural differences.22 Still, 
the situation will continue and deteriorate 
due to the increasing ethnic diversity and 
more working-age immigrants entering the 
elderly age group in the future.23

The interpretation of loneliness and social 
isolation are often interchangeable by 
the public and society. However, there 

21 Steven La Grow and Stephen Neville, “Loneliness and Self-Reported Health among Older Persons in New Zealand,” Australasian Journal on Ageing 31, no. 
2 (2012): 122.

22 Ministry of Social Development, The Social Report 2016 (Wellington: Ministry of Social Development, 2016), 239.
23 Valerie A Wright-St Clair, Stephen Neville, and Vanessa Forsyth, “Integrative Review of Older Adult Loneliness and Social Isolation in Aotearoa/New 

Zealand,” Australasian Journal on Ageing 36, no. 2 (2017): 115.
24 JoAnn Grif Alspach, “Loneliness and Social Isolation: Risk Factors Long Overdue for Surveillance,” Critical Care Nurse 33, no. 6 (2013): 8.
25 Clair, Neville, and Forsyth, “Integrative Review of Older Adult Loneliness and Social Isolation in Aotearoa/New Zealand,” 114.
26 Alspach, “Loneliness and Social Isolation,” 8.
27 Super Seniors, “Preventing Social Isolation.”
28 Alspach, “Loneliness and Social Isolation,” 9.
29 Julianne Holt-Lunstad et al., “Loneliness and Social Isolation as Risk Factors for Mortality: A Meta-Analytic Review,” Perspectives on Psychological Science 

10, no. 2 (2015): 227.

is indeed a core difference between the 
two concepts. Loneliness is a subjective 
feeling of being not belonging or lack of 
companionship, and social isolation is an 
objective and measurable reflection on 
one’s social networks.24 

In other words, social isolation may be 
a common but not the only factor in 
contributing to loneliness as a person may 
feel lonely without being socially isolated.25 
A lot of research pointed out that being 
alone is not the only factor that causes 
a feeling of loneliness. For example, the 
absence of a specific type of relationship, 
or the experience of discrepancies between 
one’s expectation and actual social 
relationships.26 It helps to explain why an 
elderly resident can still feel lonely, even 
though living with a spouse or a group of 
older people in an institutionalised care 
facility. For older people, many other risk 
factors including living alone, losing a 
spouse or friends, loss of income due to 

retirement, relocation, having a chronic 
impairment and poor technological skills 
may all result in an issue of loneliness.27

Loneliness and social isolation may occur 
in any age group, but older people are 
particularly vulnerable to the impacts 
because of their declining resilience. 
Loneliness often associated with many 
detrimental effects on health, such as 
depression, impairment of cognitive 
function, sleep and daytime dysfunction, 
increased systolic and blood pressure.28 
Furthermore, Dr Julianne Holt-Lunstad, 
a psychology professor at Brigham Young 
University, demonstrated a lack of social 
relationship is a risk factor for mortality 
that as harmful as smoking 15 cigarettes 
a day.29 These studies imply that an 
architectural design outcome as a new 
housing solution for the ageing population, 
need to provide a set of remedial measures 
to moderate the issue of loneliness and its 
significant impacts on older people.

Loneliness
“subjective feeling of being not belonging or lack of 

companionship”

Common Factors Lead to Loneliness:
Social Isolation

Living along
Relocation

Loss of income
Loss of a spouse or friends

Cognitive impairment
Chronic disease

Poor technological skills

Effects on Health
Depression

Impairment of cognitive function
Sleep and daytime dysfunction

Increased systolic and blood pressure
Declined physical ability

Increased risk for mortality 



20

Summary

This section has established the following issues associated with the ageing 
population and aged care housing environment in New Zealand.

a) The population of New Zealand is ageing. By 2050, about a quarter of 
the population will be aged 65 and over, this demographical change will 
increase the pressure on the existing aged care housing environment. 

b) The majority of older people, especially in western countries, prefer to age 
in place rather than moving into conventional aged care facilities in the 
forms of private hospitals or rest homes.

c) “Ageing in place” is part of the long-term strategic goals by the government 
and policymakers. Many official programmes support older people to 
remain in their homes for longer.

d) An ideal location for older people to age in place should be somewhere 
close to families and friends, with convenient access to amenities and 
services.

e) Most of the existing aged care housing focus solely on accessibility and 
safety. Innovative approaches that fulfil the social needs of older people are 
still inadequate and unexplored.

f) The existing ageing environment in New Zealand is not fulfilling the social 
needs of the elderly residents. There is a high proportion of older people 
who reported feeling lonely to some extent.

g) Older people are particularly vulnerable to loneliness and its associated 
detrimental effects on health. Scientific research shows that loneliness is a 
risk factor for mortality.
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Figure 11  Older people are particularly vulnerable 
to loneliness and social isolation
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Research Methodology

This project starts with initial research that 
identified the current social issues related 
to the ageing population in New Zealand. 
A research-led design method then assists 
in developing an initial design response 
to cope with the aims and objectives 
that informed in the literature review. 
The initial design response and concept 
will receive an examination to compare 
against the performance criteria set out 
in the beginning stage, where a design-
led research method begins to challenge 
the concept and inform the direction of 
the design exploration and modification 
process. A comprehensive investigation 
of the relevant background regarding the 
ageing population as well as aged care 
environment are both crucial to define and 
address the issues.

At the beginning of the problem 
identification stage, the state of knowledge 
section addresses the issues by giving the 
general understanding of the research 
background through interdisciplinary 
approaches including ageing population 
(sociology), ageing in place (housing) and 
loneliness and social isolation (public 
health). The project then goes through a 
subsequent literature review of the relevant 
research subjects in a strategic way that 
assists in informing the performance 
criteria for analysing the precedents in a 
worldwide context. The precedent review 
section will analyse and help to inform a 
design checklist for achieving better design 
practices that adhere to the aims and 
objectives set out in the previous stage.

The project will develop an initial design 
response based on the findings from the 
research. A site selection process will start 
at this stage with established selection 
criteria revealed by the local context study 
and demographic research in specific areas. 
The condition of the confirmed testing site 
will support to develop the design solution, 
and the design concept will receive a 
critical review to compare against not 
only the performance criteria established 
previously but also the adaptability to the 
site condition such as climate, circulation 
and connectivity.

The design process will employ multiple 
design tools such as hand sketches, 
computer-aided design drawings, digital 
and physical modelling for developing 
design solutions throughout the preliminary 
design stage, design development stage and 
final design stage. The design development 
stage and final design stage mainly aim to 
develop any potential design approach to 
a more detailed and refined scale. At this 
stage, the modified design solution will 
again receive an examination that compares 
against the performance criteria, as well as 
adapting to achieve the project aims and 
objectives. The final design outcome is, 
therefore build on constructive reflection 
and evaluation that help to maximise the 
strengths and minimise the weaknesses of 
the design solution.
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Validation / Feedback

Modification Design Output
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Figure 12  Conceptual diagram of research methodology
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CHAPTER TWO
LITERATURE REVIEW

The development of knowledge
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Literature Review

The initial research in previous sections 
has revealed a range of concerns and 
topics surrounding the ageing population 
in New Zealand. This chapter, therefore, 
intends to explore these findings more 
strategically with the aims of gaining an 
in-depth understanding of what situation 
New Zealand is currently encountering, as 
well as defining the role architecture plays 
in responding to the research question. 
This literature review will continue to 
investigate and discuss the following 
subjects.

Ageing population

• Living arrangement for older people
• Continuum of care
• Challenges of being old and frail

Ageing in place

• Elements of ageing in place
• Aged friendly community
• Lifetime homes

Loneliness and social isolation

• Multigenerational interaction
• The social value of shared space
• Progressive privacy
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Ageing Population in New Zealand

Living arrangements for older people

Due to the fast-growing number of the 
ageing population in New Zealand, there is 
an increasing demand for housing options 
that cater to older people with different 
needs and backgrounds. For most older 
New Zealanders, an appropriate housing 
option provides not only a shelter but also 
a form of capital investment or savings.30 
Housing, therefore, plays a significant role 
in providing both physical and financial 
security for older people, especially for 
those who are approaching the retirement 
age and possibly living on lower incomes. 
In order to design a suitable and desirable 
housing solution for the ageing population, 
it is crucial to understand and address the 
current housing situation of older people.

According to the census in 2013, nearly 
three-quarters of people aged 65 and over 
live in private dwellings, including more 
than two-thirds in separate houses and 
a small percentage in retirement villages 
emerging over the last decade. The majority 
of this private housing group are aged 
between 65 and 84, with only 10 per cent 
aged 85 and over (the older-old). For those 
who live in non-private dwellings, 94 

30 Boston and Davey, Implications of Population Ageing, 253.
31 Statistics New Zealand, 2013 Quick Stats: About People Aged 65 and Over (Wellington: Statistics New 

Zealand, 2015), 12.
32 Cornwall and Davey, Impact of Population Ageing in New Zealand on the Demand for Health and 

Disability Support Services and Workforce Implications, 79.
33 Sally Keeling, “Ageing in (a New Zealand) Place: Ethnography, Policy and Practice,” Social Policy 

Journal of New Zealand, no. 13 (1999): 104.

per cent live in residential care for older 
people, including rest homes, hospitals or 
community care facilities.31 People aged 80 
and over with different levels of impairment 
are the mass of long-term residential care 
users, and more than two-thirds of them 
are female.32 The results match with the 
trend of “ageing in place” as most elderly 
residents, even the older-old, will remain 
living at homes for as long as possible since 
many of them see “home” as a place where 
they can retain their independence and 
autonomy.33 Compared with the previous 
generations, being able to control over day-
to-day lives and remain independent is even 
more important for many baby boomers 
who contribute to the mass of the ageing 
population. Therefore, the proportion of 
older people who remain living in homes 
will continue to grow since many of them 
may consider moving to residential care 
only when they approach the older-old age 
and become highly dependent or frail.

Figure 13  Household composition of people aged 65+ in New Zealand (2013)

Private dwellings

Non-private dwellings

Residential Care

Other non-private dwellings

People aged 65 to 84

People aged 85 and over

People aged 80 and over

People aged 65 to 79

75%

25%

The percentage of people aged 65+ who 
live in private and non-private dwellings 

90%

10%

The proportion of people aged 65+ who 
live in private dwellings

94%

6%

The proportion of people aged 65+ who 
live in non-private dwellings

77%

23%

The proportion of people aged 65+ who 
live in long-term residential care



28

The negative connotation of conventional 
care facilities is another underlying reason 
preventing older people from moving to 
residential care. According to the Ministry 
of Health, residential care refers to long-
term care provided in the form of rest homes 
or hospitals, including dementia units 
and specialised hospital care.34 It is worth 
mentioning that retirement villages where 
the elderly residents live independently are 
exclusive of residential care.35 In general, 
residential care facilities aim to assist older 
people with disabilities or impairments 
to live more comfortably. However, care 
facilities are often highly institutionalised 
and for the most part, segregate the residents 
away from the broader community because 
of their protective settings. A study in New 
Zealand reported that for those who live in 
residential care, nearly half of them reported 
feeling sad or very sad about the decision 
to move.36 Victor Regnier, the author of 
Housing Design for an Increasingly Older 
Population, even described conventional 
rest homes as “a building type that no one 
feels good about” and “ just like prisons and 

34 “Residential Care Questions and Answers,” Ministry of Health, accessed August 1, 2020, https://www.health.govt.nz/our-work/life-stages/health-older-
people/long-term-residential-care/residential-care-questions-and-answers.

35 “People Who Live in Residential Care for Older People,” Statistics New Zealand, accessed August 1, 2020, http://archive.stats.govt.nz/Census/2013-
census/profile-and-summary-reports/outside-norm/residential-old.aspx#gsc.tab=0.

36 Parsons, ASPIRE, 17.
37 Victor Regnier, Housing Design for an Increasingly Older Population: Redefining Assisted Living for the Mentally and Physically Frail (Hoboken, NJ.: John Wiley 

& Sons, Incorporated, 2018), 11o.
38 Statistics New Zealand, 2013 Quick Stats, 12.
39 Kylie Klein Nixon, “Retirement: What Housing Options Are Available to the over 65s,” Stuff, August 3, 2020, accessed August 3, 2020, https://www.stuff.

co.nz/life-style/homed/retirement/122083000/retirement-what-housing-options-are-available-to-the-over-65s.

hospitals”.37 Thereby, many older people 
would  manage to avoid residential care and 
remain in their homes if possible, even with 
significant disabilities and impairments.

Nevertheless, despite the popularity of 
private housing, we still cannot presume  
that remaining at home is a panacea for 
all circumstances and overlook the related 
issues. Maintenance and adaptation are 
the main problems for many elderly 
residents who live in mainstream dwellings. 
Physically demanding tasks such as painting, 
gardening and cleaning are far more 
difficult for older people with declining 
strength and mobility. A home adaptation, 
on the other hand, can be costly for many 
older homeowners, especially for those who 
live in a house that is difficult to alter or 
modify. More to the point, many family 
houses are often too large to sustain for 
older people who live in a single or couple 
only household. In New Zealand, more than 
half of the elderly residents live in couple-
only households and more than a quarter 
live alone.38 Some older homeowners, 

therefore, may consider to sell their houses 
and downsize to a smaller housing unit.39 
Despite the possibility of downsizing a 
house, it may still be difficult to find a place 
that is affordable, well-located and close to 
amenities. In the meantime, the problems 
are even more complicated for older 
tenants who live in rental accommodation. 
It is not only because tenants generally have 
little or no control over the condition of a 
rental property, but also private landlords 
most likely lack the motivation to upgrade 
their properties if they cannot benefit 
directly from home adaptations. Many 
older renters, consequently, have little 
choice but to live in an unsuitable house.

51% 65+ live in couple-only households

29% 65+ live alone

Figure 14  Household size of people aged 65+ in New Zealand
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Sheltered or supported housing, in the 
meantime, is an intermediate housing 
option that situates between mainstream 
housing and residential care, either private 
or non-private. It is an umbrella term that 
has various definitions and attributes but 
generally refers to housing that designed 
particularly for elderly residents who still 
able to live in the community, with a range 
of on-site services and shared facilities.40 In 
New Zealand, around 5 per cent of people 
aged 65 and over live in retirement villages 
that correspond to the descriptions of 
sheltered or supported housing.41 Private 
companies such as Bupa Care, Oceania 
Group and Ryman Healthcare are the 
leading providers that operate under the 
Retirement Villages Act 2003 42 For older 
people with lower income and support 
needs, several voluntary organisations, 
such as Abbeyfield houses, the Masonic 
villages Trust and the Salvation Army, are 
also providing community housing that 
integrates the concept.43 Nevertheless, 
despite the emergence of many retirement 
villages over the last decade, the concept 

40 Department of the Environment Transport and the Regions, Quality and Choice for Older People’s 
Housing: A Strategic Framework (Lincoln: office of the Deputy Prime Minister, 2001), 17.

41  Jessica Wilson, “Retirement Villages,” Consumer, February 7, 2013, accessed August 1, 2020, https://
www.consumer.org.nz/articles/retirement-villages.

42 “The Act, Regulations and Codes: Retirement Villages Act 2003,” Ministry of Housing and Urban 
Development, accessed August 1, 2020, https://www.hud.govt.nz/residential-housing/retirement-
villages/retirement-villages-act-and-regulations/.

43 Boston and Davey, Implications of Population Ageing, 260.
44 “Retirement Village Living,” Oceania Healthcare, accessed August 1, 2020, https://www.

oceaniahealthcare.co.nz/retirement-villages.

is not well developed yet in the country. It 
is because on the one hand, many design 
practices associated with intermediate 
housing, such as multi-generational living 
and cohousing, remain unexplored by 
architects and the design professionals. The 
problem of age-segregation, on the other 
hand, exists in most retirement villages 
due to the minimum age restriction for 
its residents, for instance, the retirement 
villages operated by Oceania Group and 
Ryman Healthcare, will only cater to people 
aged 70 and over.44 As a consequence, many 
elderly residents living in sheltered or 
supported housing can only interact with 
people of their age group, and the risk of 
ageism towards older people is thereby 
increasing amongst the younger population.
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Figure 15  Available housing options for older people in New Zealand
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Housing needs for older people with varied 
backgrounds can be highly individualised, 
and there is no single answer for all 
circumstances. The “continuum of care” 
concept, accordingly, advocates for 
providing flexible health and disability 
support services that cater to the changing 
needs of older people over time through 
a seamless transition.45 The Ministry of 
Health integrates the “continuum of care” 
idea with a conceptual framework that set 
out in the Health of Older People Strategy. 
46 The framework illustrates a range of 
housing responses that cater to older 
people with various support needs and 
considerations, from remaining in a family 
house through to receiving home support 
services and increasing levels of aged care 
in a rest home or hospital.

Theoretically, older people might expect 
to progress the transition through two or 
three moves between these housing options 
as their support needs increase. In reality, it 
turns out that most older people will likely 
pass over all the stages of the framework 
or that transition will always take place 
only between remaining in homes and 
moving into residential care. For many 

45 Ministry of Health, Health of Older People Strategy: Health Sector Action to 2010 to Support Positive 
Ageing (Wellington: the Ministry of Health, 2002), 79.

46 Ministry of Health, Health of Older People Strategy, 58.
47 Boston and Davey, Implications of Population Ageing, 263.
48 Julia Park and Jeremy Porteus, Age-Friendly Housing: Future Design for Older People (London: RIBA 

Publishing Ltd., 2018), 14.

older people, an emergency or a health-
related issue without time to react, such 
as a fall, an illness or loss of a spouse, is 
often the trigger for their movements from 
a family house to an aged care facilities or 
somewhere providing support services.47 
Even for those who have planned a move 
ahead of unexpected events, the possibility 
of multiple relocations in later life is still 
daunting and overwhelming. It is not only 
because life is unpredictable but also because 
one of the most significant drawbacks 
of the traditional sheltered or supported 
housing is that the residents have to leave 
when their supported needs change.48 For 
instance, a retirement village may become 
unsuitable for an elderly resident who has 
been diagnosed with dementia at some 
point during the residency.

Continuum of care

Figure 16  “Continuum of care” framework
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In the meantime, some may suggest that 
outreach home-care services provided 
by voluntary organisations or private 
companies can technically assist the elderly 
residents to remain at their home for longer 
and avoid moving to residential care. It 
is, however, often costly for many older 
people in the long run and not always easy 
to manage.49 Judging the right moment to 
move on is difficult for many older people, 
and the move itself can also involve a lot 
of risks and uncertainties. The “continuum 
of care” concept, as a result, becomes more 
relevant to the spectrum of all the available 
housing options and services than to a 
gradual transition that people will follow 
along. For this reason, the integration of 
mainstream housing with support services 
is thereby essential for providing a lifetime 
housing option that accommodates not only 
older people but possibly other generations 
with various levels of wellness and support 
needs. In other words, it has to be flexible 
and able to encompass a variety of lifestyles 
over time, range from highly independent 
to highly dependent.

49 Park and Porteus, Age-Friendly Housing, 14.
50 Peter Fletcher, Extra Care Housing: What Is It? (London: Housing Learning & Improvement 

Network, 2008), 1.
51 “Housing with Care (Extra Care Housing) Advice Guide for Older People,” Elderly Accommodation 

Counsel, accessed August 1, 2020, http://www.housingcare.org/guides/item-extra-care-housing.
aspx.

52 Boston and Davey, Implications of Population Ageing, 265.

In recent years, extra care or very sheltered 
housing is becoming more popular than 
ever in many European countries. It aims to 
offer a home for life to replace conventional 
residential care and relieve the pressure 
from acute care by enabling earlier 
discharge from hospitals.50 It is also gaining 
a reputation for being a better housing 
option that accommodates older people 
with significant levels of dependence, by 
providing more comprehensive support 
services, such as meal delivery, domestic 
assistance and around the clock care.51 
That means the elderly residents not only 
able to remain in the community for much 
longer but also to avoid multiple moves if 
the necessary support services are available. 
In New Zealand, the concept of extra care 
housing can integrate with the social village 
model, in which the retirement village 
option extends to the broader community 
by bringing the outside in, for instance, 
by providing health services or shared 
amenities not only to the residents but also 
to the public.52

Mainstream housing Specialised housing

Highly dependent lifestyle

Levels of support

Highly independent lifestyle

Long-term care

General house Sheltered housing

Rest home

Hospital

Hospice

Dementia care

Retirement villageAdapted house

Extra care or very sheltered housing

Life time home

Figure 17  Conceptual diagram of continuum housing for older people
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Most older people prefer to live 
independently in their later years, especially 
for these baby boomers who live way more 
active than the previous generations. Many 
age-related issues, however, make it more 
difficult for older people to maintain 
an independent, energised lifestyle. It 
is because the conditions of health and 
well-being are often the major factor that 
determines where and how do older people 
live their later years. Physical and mental 
impairments associated with ageing will 
also likely increase the possibility of older 
people becoming dependent and moving 
into residential care.

The increasing difficulty of physical 
movements such as walking and climbing 
a stair becomes the most obvious issue 
for older people due to their declining 
strength and loss of muscle power. In New 
Zealand, nearly half of the elderly residents 
have a mobility impairment which means 
they cannot, for example, walk up or 
down a stair, or get in and out of bed 
independently.53 

53 “Percentage of the New Zealand Population with Mobility Impairments,” Figure.NZ, accessed 
August 1, 2020, https://figure.nz/chart/EOMYHNrMrMoEpLYV-pj594reqbeNOMMiv.

54 “Percentage of the New Zealand Population with Impairments,” Figure.NZ, accessed August 1, 
2020, https://figure.nz/chart/PW4VRHlEWzOzDnrh.

55 Regnier, Housing Design for an Increasingly Older Population, 1197t.
56 “Percentage of the New Zealand Population with Vision Impairments,” Figure.NZ, accessed August 

1, 2020, https://figure.nz/chart/EOMYHNrMrMoEpLYV-Dy7FpYZCIVq9XD3R.
57 “Eyes on the Workplace: The Aging Eye,” National Academy of Sciences, accessed August 1, 2020, 

https://www.ncbi.nlm.nih.gov/books/NBK218971/.
58 Ilene Strizver, “TypeTalk: Designing For the Aging Eye,” Creative Pro, October 16, 2013, accessed 

Meanwhile, different kinds of sensory 
loss are also part of normal ageing. It may 
put older people at higher risks since our 
bodies rely on these sensory functions to 
decode and understand the surrounding 
environment. The 2013 census indicated 
that one-third of people aged 65 and 
over have a sensory impairment, such as 
a vision or hearing loss.54 By the age of 
40, more than 70 per cent of people will 
begin to experience a certain level of visual 
loss, such as the increased difficulties of 
focusing on objects, seeing things clearly 
or distinguishing colours.55 12 per cent of 
people aged 65 and over even reported 
having severe visual impairment.56 In 
design practice, the lens yellowing problem 
of older people affect their perception of 
colours. For instance, soft blue and green 
may appear alike and become difficult to 
distinguish.57 Similarly, the amount of light 
needs to be two or three times brighter 
for older people to see clearly. Lettering 
and direction indicators with simplified 
designs will also make it easier for older 
people to read.58 

Challenges of being old and frail

33%

67%

The percentage of people aged 65+ with 
sensory impairment

12%

88%

The percentage of people aged 65+ with 
severe visual impairment

34%

66%

The percentage of people aged 65+ with 
hearing impairment

68%

32%

The proportion of people aged 65+ with 
hospitalisations due to falls

14,238 
falls in 2017

With sensory impairment

Without sensory impairment

With hearing impairment

Without hearing impairment

With severe visual impairment

Without severe visual impairment

Female aged 65+

Male aged 65+

Figure 18  Physical impairments and hospitalisations due to falls of people aged 65+ in New Zealand 
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Moreover, vision impairment, together 
with loss of muscle power and deteriorating 
vestibular system, can result in poor 
balance control and dizziness. These 
problems may eventually lead to a fall that 
causes a head injury or broken bones. In 
2017, more than 14,200 people aged 85 and 
over received hospitalisations as a result 
of a fall, in which more than two-thirds 
were female.59 Therefore, it is particularly 
important to prevent falls when it comes 
to design a housing solution for the elderly. 
In practice, a building design shall, for 
instance, avoid using slippery materials on 
the floors, install handrails on both sides at 
the walkways and increase the brightness 
level. Furthermore, one-third of the elderly 
live with hearing impairments. 60 Hearing 
loss is common amongst older people, and 
it will affect the quality of a conversation 
and possibly leads to lower self-esteem and 
inactivity due to negative social experience. 
Therefore, architectural solutions, such 
as lowering the ceiling in areas where 
conversation happen allows better sound 
reflection, and use of noise absorptive 
materials is also helpful when designing 

August 1, 2020, https://creativepro.com/typetalk-designing-for-the-aging-eye/.
59 “New Zealand Hospitalisations Due to Falls,” Figure.NZ, 2017, https://figure.nz/chart/N1rdnqrvR5jM4vKw-6IFj2RjdYZ96BwcS.
60 “Percentage of the New Zealand Population with Hearing Impairments,” Figure.NZ, accessed August 1, 2020, https://figure.nz/chart/

EOMYHNrMrMoEpLYV-BZByTcLUVQvBj39X.
61 Regnier, Housing Design for an Increasingly Older Population, 1197u.
62 “Impairment Rates of Adults Living in Residential Care Facilities in New Zealand,” Figure.NZ, accessed August 1, 2020, https://figure.nz/chart/

TKVP3DrHhRZvKasX.
63 “Correct Coding: Guide for Coding IADLs and ADLs,” InterRAI, accessed August 1, 2020, https://www.interrai.co.nz/assets/Documents/ESS-Coding/

c7ea4a01c1/Correct-Coding-Guide-for-coding-IADLs-and-ADLs.pdf.

social space for older people.61

As we age, many chronic conditions will 
limit our independence and autonomy. 
Disability is one of the major concerns of the 
elderly when it comes to maintaining their 
independence at home. In New Zealand, 
more than 90 per cent of older people who 
live in residential care reported having a 
disability.62 A flexible housing solution 
needs to take consideration of catering to 
older people with disability and thereby 
helping them to remain in the community 
for longer. Activities for Daily Living 
(ADLs) and the Instrumental Activities 
for Daily Living (IADLs) are the significant 
standards to measure a person’s disability.63 
The ADLs includes daily activities such as 
walking, bathing and dressing. The IADLs, 
on the other hand, are various tasks that 
allow outside assistance, such as cooking, 
driving and using a phone. In other words, 
if a building includes facilities that support 
its residents to complete these tasks, it 
could significantly increase the chances for 
older people to live more independently. 

Disability

Activities for Daily Living (ADLs) Instrumental Activities for Daily 
Living (IADLs)

• walking 
• bathing
• dressing
• toileting
• brushing teeth 
• eating

• cooking
• driving
• using a phone
• shopping
• managing finances
• managing medications

Figure 19  Measurements of disability 
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Ageing in Place

Elements of ageing in place

Nowadays, the notion of “ageing in place” 
becomes a popular, favourable policy 
adopted by many developed countries, 
including New Zealand. It has been gaining 
a reputation of bringing many positive 
effects to the societies such as relieving 
pressure from the public healthcare 
systems, by enabling older people to remain 
in the community for longer. According to 
the Positive Ageing Strategy in 2001, the 
definition of ageing in place is “to make 
choices in later life about where to live, and 
receive the support to do so”.64 The three 
main elements of this interpretation are 
choice, location and support.

Choice can refer to autonomy, which is a 
core value of remaining independent. Many 
studies showed that most older people 
desire to make their own choices about 
daily living in later years.65 The number 
of choices, however, highly depends on 
personal circumstances such as income 
levels and health conditions. Generally 
speaking, older people in good health and 
stable financial status are likely to have a 
broader range of available choices than 

64 Parsons, ASPIRE, 7.
65 Wiles et al., “The Meaning of ‘Ageing in Place’ to Older People,” 357.
66 Ministry of Social Development, In A Place I Call My Own: Support Networks of Older People Ageing in the Community (Wellington: Ministry of Social 

Development, 2009), 1.
67 Boston and Davey, Implications of Population Ageing, 267.
68 Regnier, Housing Design for an Increasingly Older Population, 1197c.
69 Boston and Davey, Implications of Population Ageing, 286.
70 Ministry of Health, Health of Older People Strategy, 82.

those who are struggling with health-
related issues or disability.66 

Location is another element that comprises 
the notion of “ageing in place”. The 
implications of “ageing in place” are not 
merely about living independently in a 
family house but also include a range of 
emerging housing options that enable older 
people to remain in their communities, 
such as a purpose-built retirement village 
and community housing. The majority of 
older people, even if they need to enter 
residential care, would prefer to remain in 
their local district.67 It is not only because 
home is a familiar place for many people 
to express their lifestyles and identities, but 
also because leaving a house often associates 
with losing a connection to a community.68 

Support, on the other hand, can come from 
multiple sources, either formal or informal, 
paid or unpaid. Formal support, such as 
nursing services and residential care, mainly 
cater to older people with higher support 
needs and dependence. Informal support 
from families or friends also helps older 

people to remain in the community in both 
emotional and practical ways.69 Sometimes, 
the roles of formal and informal care will 
overlap with one another for providing 
more efficient support to the elderly, 
for instance, respite care, which allows 
professional carers to assist or replace 
informal carers for a certain period.70

Ageing in place

Choice, autonomy and independence

Location Support

Figure 20 Conceptual diagram of “ageing in place”
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Age-friendly community 

An age-friendly community create both 
physical and social environments that 
enhance the quality of life for older 
people. According to the World Health 
Organisation (WHO), an age-friendly city 
refers to “adapting the facilities and services 
to be accessible and inclusive for older 
people with various needs and capacities”.71 
Many countries, including New Zealand, 
have adopted the concept for supporting 
the ageing population. Eight key areas 
contribute to an age-friendly community:

Housing

It is encouraging older people to age 
in the community with the freedom of 
making their choices of housing that are 
appropriate and affordable.

Outdoor space and buildings

An age-friendly city provides safe, 
accessible outdoor space and public 
facilities for people of all age groups, 
including playgrounds, gym, and parks.

Transportation

A reliable transport network is essential 
for older people to maintain mobility 
and accessibility of services. The location 
of a site usually determines how easy the 
residents can access to public transport.

71 “Age-Friendly Communities,” Super Seniors, accessed August 1, 2020, http://www.superseniors.msd.govt.nz/age-friendly-communities/index.html.

Social participation

It is encouraging social interaction between 
older people and their families and friends, 
as well as connecting to the broader 
community.

Community support and health services

Older people require support services that 
maintain their well-being and desired 
lifestyles.

Social Inclusion and respect  

An age-friendly community promotes 
positive ageing experience and 
multigenerational interaction for better 
communication and understanding 
between all age groups. It also aims 
to eliminate ageism against the older 
generations in our society.

Civic participation and employment

Older people can contribute to society and 
the workforce, even in later years. It is also 
encouraging older people to take part in 
the community through voluntary works.

Communication and information

Older people should have easy access 
to information about essential services 
and local events. The internet and social 
media facilitate more communication 
to take place, as many older people are 
knowledgeable about technology.

Figure 21 Eight key areas of an age-friendly community 
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The notion of lifetime homes promotes 
housing designs that are inclusive, 
accessible and adaptable. It can cater to not 
only older and disabled people, but also to 
everyone with changing needs over time.72 
Julia Park, the author of Age-friendly 
Housing, also suggested that the society 
should plan for a mix of housing that caters 
to the future demographic and the needs of 
different groups in the community, such as 
older people, young couple, families with 
children and disabled people.73 In New 
Zealand, homeownership is high amongst 
older people. Many of them have the 
desire of passing on the properties to their 
children as an asset.74 An adaptable lifetime 
home that suits everyone’s needs, therefore, 
has enormous potential in the housing 
market because of the increased flexibilities 
for homeownership and sustainability.

Lifetime home includes five key areas:

Usability
Adaptability
Accessibility
Inclusion
Lifetime value

72 “Lifetime Design Standards for Homes,” Building Performance, accessed August 1, 2020, https://www.building.govt.nz/building-code-compliance/d-
access/d1-access-routes/lifetime-design-standards-for-homes/.

73 Park and Porteus, Age-Friendly Housing, 23.
74 Boston and Davey, Implications of Population Ageing, 254.

In practice, lifetime design covers six key 
design features:

Entrance

All entrances should be barrier-free and 
provide adequate lighting. The designs of 
doorways and circulations should consider 
the needs of older people with wheelchairs 
or families with children 

Kitchen

The main focus is safety and convenience, 
as well as ensuring enough space for people 
with wheelchairs to move around.

Living area

Power sockets, light switches, control 
panels, window and door handles should 
locate at a convenient height for easier 
access.

Bedroom

Ideally, bedrooms and bathrooms are on 
the entry-level, with easy access between 
the two.

Bathroom

The main focus is to prevent causing a 
fall for older people or children due to 
slippery wet floors. It should avoid using 
bathtub and reserve extra space for future 
installation of weight-bearing handrails.

Multi-storeys

Given that the building caters to 
multigenerational households, communal 
space with staircases and lifts should 
thereby consider the needs of everyone. 

Lifetime homes
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Social connection is one of the key 
elements in contributing to positive 
ageing experience for older people. That 
is, however, often limited to their spouse, 
adult children, friends and neighbours. 
Casual interactions are not common to take 
place between older people and the younger 
generations, particularly for those who live 
in retirement villages and residential care. 
In contrast, multigenerational housing can 
achieve a diverse community with people 
of all ages. An age-inclusive design not only 
provides space for more social interaction 
to take place between generations but 
also helps to eliminate ageism. Research 
also identified numerous benefits of 
multigenerational interaction, such as 
facilitating social engagement, improving 
communication skills, and uplifting 
confidence levels and self-esteem.75 

Multigenerational housing has been 
developing in many countries around the 
world over the last decade. Humanitas is 
a famous example in Holland, where some 

75  Maureen Tam, “Intergenerational Service Learning Between the Old and Young: What, Why and How,” Educational Gerontology 40, no. 6 (2014): 403.
76  Cristina Barbetta, “The Nursing Home Offering Free Housing to Students,” Vita International, May 29, 2018, accessed August 1, 2020, http://

www.vitainternational.media/en/interview/2018/05/29/the-nursing-home-offering-free-housing-to-students/41/#:~:text=Humanitas is a model 
Dutch,Daniels%2C care worker at Humanitas.

77  Walt Gardner, “Interaction Benefits Toddlers and Elderly Alike,” The Japantimes, March 13, 2016, accessed August 1, 2020, https://www.japantimes.co.jp/
opinion/2016/03/13/commentary/japan-commentary/interaction-benefits-toddlers-elderly-alike/.

78  Taylor and Buys, “Ageing in Suburbia,” 56.

university students live and volunteer 
with older people in exchange for rent-
free accommodations.76 The feedback is 
positive from both the students and the 
elderly residents as the arrangement allows 
the sharing of skills, knowledge, personal 
experiences and feelings between different 
age groups. In Japan, architect Shimada 
Masaharu combined a nursery school and 
a retirement village during a renovation 
project.77 The elderly residents soon realised 
the benefits of interacting with younger 
generations as they became far more 
active when playing with the toddlers. The 
younger generations, in the meantime, 
developed empathy and respect for older 
people during the interactions.

Despite the advantages of multigenerational 
interaction, the concept has not been well-
developed yet in New Zealand. Laurie Buys, 
a professor at the Queensland University of 
Technology in Brisbane, pointed out that 
many architects and housing providers 
tend to focus on checklists, regulations 

and standards rather than counter the 
issues of housing the elderly with a creative 
approach.78 Given that age-segregation is a 
common issue amongst the conventional 
housing models for older people, 
integrating facilities for all ages with new 
housing developments becomes far more 
important than ever.

Multigenerational interaction

Figure 22 Kotoen in Japan by architect Shimada Masaharu, 
combined a nursery school and a retirement village.

Loneliness and Social Isolation 
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Many of the existing housing options for 
older people in New Zealand are focusing 
on safety and mobility. Projects focusing 
on meeting the social needs of the elderly 
residents are inadequate and remain 
unexplored by the design professionals. 
Dr Hamish Jamieson, a senior lecturer 
at the University of Otago, pointed out 
that interaction with family members, 
friends and neighbours is crucial to help 
older people maintain their sense of 
independence and the idea of looking after 
themselves.79 A well-designed and carefully 
planned shared space, therefore, plays a 
significant role in uplifting the social value 
of a housing project, as well as enhancing 
the social networks and connectivity 
between elderly residents.

A communal space not only provides 
opportunities for older people to socialise 
with others and take part in activities but 
is also an effective way of combating the 
feelings of loneliness.80 Nowadays, many 
housing developments include at least 
one communal space in the form of a 
lounge or a shared garden. Some high-end 
retirement villages and extra care housing 
may go further and offer a range of shared 

79 “Social Isolation a High Risk for Poor Health,” Super Seniors, accessed August 1, 2020, http://www.
superseniors.msd.govt.nz/health-wellbeing/preventing-social-isolation/social-isolation.html.

80 Park and Porteus, Age-Friendly Housing, 62.
81 “Facilities and Activities: What to Expect from Retirement Villages,” Village Guide, accessed 

August 1, 2020, https://www.villageguide.co.nz/resource-centre/facilities-and-activities.
82 Jan Gehl, Life between Buildings: Using Public Space (Washington: Island Press, 2011), 62.

facilities, such as a dining area, a café, a gym 
or a library.81 Many factors will determine 
how well these facilities can encourage 
social interaction to take place between 
the users, for instance, the location of the 
facilities, the layouts, the materials, the 
lighting and the acoustic performance. 
In other words, creating shared spaces 
that one can feel safe, warm and welcome 
is the key to bring people together and 
facilitate social interaction. In design 
practice, architect Jan Gehl, the author of 
Life between Buildings, also suggests five 
ways to promote social contact based on 
the human senses, including no walls, short 
distances, low speeds, one level and face-to-
face orientation.82

Shared space and its social value

Walls vs No walls

Long distance vs Short distance

High speeds vs Low speeds

Multiple levels vs One level

Back-to-back vs Face-to-face

Figure 23  The five ways of promoting or preventing 
sensory communication, by architect Jan Gehl
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While engaging with social activities 
and being part of the wider community 
is beneficial to older people, it is also 
crucial to ensure a sense of privacy 
and security required for residents and 
staff. Progressive privacy, accordingly, 
establishes a fundamental framework that 
determines the separations between the 
most private parts of the accommodation 
and the spaces that are accessible publicly.83 
It helps to define the zoning and the spatial 
arrangement of a building where people 
live collectively and contains a series 
of interconnecting spaces that require 
different levels of privacy.

Generally speaking, the hierarchy of 
progressive privacy consists of four 
threshold zones, including private, semi-
private, semi-public and public.84 The 
purpose is to ensure that building users 
can freely move around the areas that 
are designating for them. In practice, the 
greater privacy required, the deeper or 
higher the spaces should be. In contrast, 
the spaces that are accessible publicly and 
open to the wider community should be 
closer to the main entrance, for instance, a 
café or a bar is usually at the street level and 
accessible for everyone.

83 Judith Torrington, Upgrading Buildings for Older People (London: RIBA Enterprises Ltd, 2004), 35.
84 PRP Architects, Design Principles for Extra Care (London: Housing Learning & Improvement 

Network, 2008), 7.

Despite the importance of progressive 
privacy and remaining a sense of security, 
a building should always be easy to 
navigate and avoid being institutionalised. 
Therefore, achieving a balanced, smooth 
transition between various interconnecting 
areas will be the core of implementing the 
principle.

Progressive privacy

Private zone
The residential unit itself 

(for residents and invited guests only)

Semi-private zone
Resident only communal spaces and circulation areas

(for residents and invited guests only)

Semi-public zone
Main social spaces and circulation areas

(for residents, and guests at restricted times)

Public zone
Unrestricted public access areas 

(for residents and the public)
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Figure 24  Conceptual diagram of progressive privacy
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Summary

This literature review has discussed a series of topics that reflect the existing aged care 
environment and housing options for the ageing population in New Zealand. The following 
conclusion will help to establish a list of critical elements that are contributing to a positive 
ageing environment.

a) The majority of older people prefer to age in place, even with a significant level of 
disability. Most of the existing mainstream housing, however, cannot fully meet the 
needs of older people with various circumstances and backgrounds, especially when 
it comes to home maintenance and retaining social life.

b) There is a gap in providing accommodation that meets the housing, supports 
and social needs at the same time. Many housing concepts such as extra care 
and multigenerational housing, nevertheless, remain unexplored by the design 
professionals.

c) Most of the older people tend to make a move only between their private dwellings 
and residential care. Avoiding the risks of multiple relocations is one of the underlying 
reasons that result in this situation. The concept of lifetime homes and inclusive 
designs, in the meantime, are potential architectural solutions to this matter.

d) Physical and mental deteriorations are notable challenges of the ageing process. 
Healthcare and social wellbeing are crucial to support the elderly remain independent. 
Ensuring older people has the right of making their own choice is also the key to 
form a successful “ageing in place” and a sense of autonomy.

e) The principles of age-friendly communities, inclusive designs and accessible housing 
enhance the quality of life for older people. Providing shared spaces in a housing 
project, on the other hand, is a practical way to encourage social interaction, as well 
as distributing services and providing functional spaces and activities for residents.
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Performance Criteria

Health and wellbeing

Accessibility

Independence

Support services

Social participation

Respect and dignity

A sense of belonging

Multigenerational 
interaction

The literature review has revealed elements 
that are contributing to the positive ageing 
experience, as shown in the following.
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CHAPTER THREE
PRECEDENT REVIEW

Learning from the past
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Precedent Review

This section will review three types 
of housing projects for identifying 
architectural responses and design practices 
that help to inform the design.

1. Apartments for older people
2. Lifetime homes
3. Multigenerational housing

Reflection on these precedents is a 
crucial way to determine potential design 
techniques that are in related to ageing, 
supportive environment, inclusive designs, 
planning and programming.   
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01 02 03 04 05 06

Parkside Greenwich Humanitas Neptuna Castlemaine Fitch Court
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Apartment for older people

Parkside

Location: Matlock, United Kingdom
Architect: Evans Vettori
Year of completion: 2014

Parkside is a mixed-use redevelopment 
project that sits on a busy pedestrian road 
with convenient access to local amenities 
and the central shopping mall. Four retail 
units are sitting on the ground floor, where 
there are a café and a hairdresser perfectly 
located for the residents. The first, second 
and third floors include a total of ten two-
bedroom apartment units that are highly 
accessible and disabled-friendly.85

The easy access to local amenities and public 
transport networks is the main attraction 
for elderly residents who prefer living close 
to the city centre. The arcade on the ground 
floor gives space to the pedestrian road and 
reduces the volume of the building. It also 
helps to activate the street by sharing the 
space with a café shop and other retail 
units.

85 Hugh Pearman, “It’s All about the Place,” The RIBA Journal, January 21, 2015, accessed August 1, 2020, 
https://www.ribaj.com/buildings/modern-contextual-parkside-apartments-and-retail-matlock.

Key design features:

• Maximises the openings for more 
daylight by lowering the window sills 
and rising the window jamb up to the 
ceiling height level.

• The spacious balconies work as a semi-
outdoor room and pocket garden.

• The masonry walls provide efficient 
thermal mass to absorb and retain heat 
during the summer and the winter. 

• The use of locally sourced material 
Derbyshire Stone reduces carbon 
emission caused by the transportation 
and manufacture process.

Figure 25 The east-facing facade of Parkside 

Figure 26 The spacious layout and maximised openings allow better views 
with adequate sunlight
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The semi-outdoor balconies work as a 
pocket garden that allows better views 
and sunlight.

The recessed arcade provides shelter 
to pedestrians and activates the street 
with the retail units on the ground 
floor. 

Figure 27 Spacial arrangement analysis of Parkside

Figure 28 Design features illustrations of Parkside

Ground floor plan

Car park

Street

Upper floor plan

Retail Circulation

Residential Arcade and pathways

Building boundary

Entrance point

Convenient amenities activate the 
street and integrate the building 
with the community

Centrally placed building core 
provides easy access to the 
apartments
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Greenwich Housing

Location: London, United Kingdom
Architect: Bell Phillips Architects
Year of completion: 2015

The site was an abandoned garage owned 
by the local council but now consists of 
six bungalows designed particularly for 
senior residents who intend to move in 
a smaller unit from large houses. There 
are two significant challenges during the 
design stages. The first one is to design 
a single-storey dwelling that matches 
with the surrounding multiple storeys 
houses. The second is to maintain the 
privacy of its residents due to the compact 
site condition.86 As a consequence, the 
architects designed a clerestory window 
that sits above the roofline level at each 
of the building frontages to add up the 
volume and scale. In the meantime, these 
large clerestory windows allow abundant 
sunlight to flood in from the ceiling level 
without sacrificing the privacy of its 
inhabitants. 

86 Chris Foges, “Greenwich Housing by Bell Phillips Architects,” Architectural Record, September 
1, 2016, accessed August 1, 2020, https://www.architecturalrecord.com/articles/11870-greenwich-
housing-by-bell-phillips-architects.

Key design features:

• The large clerestory windows and the 
double-height ceilings at the building 
frontages not only allow abundant 
sunlight to flood in from above but 
also improve the performance of cross-
ventilation.

• The open plan layout allows flexible 
arrangements of space because 
the living and dining rooms are 
interchangeable.  

• The duplicated design reduces the 
cost of the project and makes it more 
affordable to the residents.

• Each unit consists of one master 
bedroom sitting close to the private 
backyard and one spare room sitting 
next to the building frontage for 
visitors, carers or other purposes, such 
as a study room.

Figure 29 The south-facing building frontage of Greenwich Housing 

Figure 30 The kitchen is sitting between the living 
and the dining areas

Figure 31 The south-facing facade of Greenwich 
Housing and the large clerestory windows 
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Figure 33 Design features illustrations of Greenwich Housing

The double-height ceiling and 
clerestory windows allow abundant 
sunlight to flood in and improve 
ventilation without losing privacy.

A single, duplicated layout reduces 
construction cost and makes the 
dwellings more affordable for residents. 

Figure 32 Section and plan of Greenwich Housing

Figure 34  Spatial analysis of unit layout

Exchangeable area

Floor area

Area with designated functions

Site boundary
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Humanitas

Location: Rotterdam, The Netherlands
Architect: EGM Architects
Year of completion: 1996

The Humanitas building opened in 1996 
and it is the first lifetime home project in 
the Netherlands. This triangular mixed-
use building has 195 apartment units, 29 
additional dementia units, a day-care 
centre, a bar, a restaurant, an internet 
café and a supermarket.87 The central 
atrium sits over the supermarket located 
on the ground floor with the north-facing 
entrance connected by an escalator. There 
is a removable canvas shade sail at the top 
of the atrium with a mechanical ventilation 
system that prevents overheating in 
summer. 

The atrium itself provides not only a 
communal space for its residents and 
visitors to relax, take a meal, exercise and 
socialise but also create a visual connection 
between each floor. The elevators and 
bridges are sitting alongside the residential 
blocks and provide convenient access 
for residents and support staff. The 
combination of multi-functional facilities 
creates a shopping mall like environment 
for the residents, with a pond and a mini 
garden sitting in the middle.

87 Regnier, Housing Design for an Increasingly Older Population, 9z.
88 Ike Ijeh, “The New Way to Get Old,” Building.co.uk, February 28, 2013, accessed August 1, 2020, https://www.building.co.uk/buildings/special-projects/

care-homes-the-new-way-to-get-old/5050512.arti.
89 Regnier, Housing Design for an Increasingly Older Population, 9z.

Despite the independent lifestyle amongst 
most of the residents, the day care centre 
provides homecare services to residents 
with varied support needs, such as meal 
delivery, medication reminders and help 
with showering or dressing.88 It turns out 
support almost all residents to age in place 
as more than 90 per cent of them live in 
their unit until the end of life.89

Key design features:

• The central atrium provides a 
communal space for various activities 
to take place which facilitates social 
interactions between the residents. 
The vertical space also creates a visual 
connection between multiple floors 
above the central court.

• Many of the facilities are open to 
the public and the surrounding 
neighbourhood, such as the restaurant 
and bar.

• All apartment units provide a flexible 
layout with extra space for overnight 
stays. The windows facing the corridor 
side also allow additional light for the 
kitchen.

• The age range of the residents is 60 to 
100.

• The day care centre provides support 
services to residents in the form of 
home care services. It supports most 
of the residents live in their units until 
the end of life. 

Lifetime homes

Figure 35 Apartment units provide extra space for 
visitors with a flexible layout. Windows on both 
ends provide additional light.

Figure 36  The central atrium provides space for social 
activities and relax
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Centrally placed atrium provides 
space  for social activities to take place 
and create visual connection between 
multiple floors. 

A corridor-facing window creates a 
sense of security and opportunities for 
natural surveillance.

Figure 37  The triangular building form expresses a welcome feeling for visitors.

Figure 39  Design features illustrations of Humanitas

Figure 38 Spatial arrangement analysis of Humanitas

Residential units

Building cores

Resturants and cafes

Common areaShared facilities

Building boundary

Entrance point

First floor plan
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Neptuna

Location: Malmö, Sweden
Architect: Arkitekt Gruppen
Year of completion: 2005

Neptuna is a five storeys mixed-use building 
that contains a range of amenities and 95 
apartment units for older people from aged 
55 and over.90 On the ground floor level, 
there is a restaurant, a café, a podiatrist and 
a hairdresser that are open to residents and 
the public. In the middle of the atrium is a 
winter garden that contains tropical plants 
and is open year-round, especially during 
the cold, dark winter. The restaurant and 
the café sit close to the main entrance at 
the west where people can overlook the 
pedestrian road and enjoy the street view. 
The building provides various shared 
facilities for its residents and visitors, 
including a library, a laundry, a fitness 
room, a conference room and a guest suite. 
At the top floor of the building, there is 
a spa and a sauna exclusively open to the 
residents, where people can enjoy the view 
of the park on a sunny day. A fountain sits 
alongside at the south edge for separating 
the building and the adjacent pedestrian 
road with natural design features.

90 Regnier, Housing Design for an Increasingly Older Population, 18.
91 “Neptuna Development, Sweden,” Flex, accessed August 1, 2020, https://flexhousing.wordpress.com/2012/06/21/neptuna-development-sweden/.
92 Regnier, Housing Design for an Increasingly Older Population, 18.

All apartment units are one-bedroom 
layout and split into seven blocks, with 
two to four units on each floor. Each 
unit contains a bedroom, a living room, a 
bathroom and a cantilevered balcony that 
is capable of accommodating a table and 
two to three chairs with a view of the sea 
or the park. These units include design 
features that mostly cater to people with 
disabilities, such as removable support at 
the bathroom and an adjustable sink at 
the kitchen.91 Support services are available 
to the residents and one-third of the 
residents receive helps in their units, such 
as showering and toileting. The apartment 
supports its residents to age in place, the 
older-old residents, sometimes, may need 
to move to a nearby hospital if they become 
extremely frail and require specialised 
medical assistance.92

Key design features:

• The urban location of this building 
allows convenient access to local stores 
for its residents.

• The restaurant and the café open to the 
public and successfully integrate the 
site with the neighbourhood.

• The centrally placed winter garden is 
open year-round and brings nature 
into the building.

• A range of shared facilities such as a 
library and a fitness room cater to 
residents and visitors with varied 
needs. 

• Cantilevered balconies are large 
enough to accommodate a table and 
two to three chairs, which provide 
space for the residents to relax or 
socialise with their visitors. 

• All units come with features that 
designed particularly for the elderly 
residents such as an adjustable sink at 
the kitchens and removable supports 
at the bathrooms.

Figure 40  The centrally located winter garden and a 
cafe at the west plays the role of a community hub

Figure 41  The cantilevered balconies provide a view 
of the sea or the park 
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Figure 42 Spatial arrangement analysis of Neptuna

Figure 43 Standardised one-bedroom units

Figure 44 Design features illustrations of Neptuna

Resturants and cafes

Garden and park

Common area

Residential units

Building cores

Shared facilities

Building boundary

Entrance point

Ground floor plan
Street

Street Park

A cantilevered balcony 
can maximise the views

No level difference at 
the threshold

A sliding door allows 
more convenient access 
to the bathroom

A centrally placed shared space can 
facilitate more social activities to take 
place and encourage interpersonal 
interactions.

An urban location provides convenient 
access to local amenities for residents 
and integrates the building with the 
community.
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Location: Surrey, United Kingdom
Architect: Archadia Architects
Year of completion: 2014

Castlemaine Court is a winning 
multigenerational housing project that 
offers a total of 16 affordable and fully 
accessible homes, which include 12 two-
bedroom units and four single bedroom 
units.93 In response to the site conditions, 
the architects split up the units in three 
blocks to avoid a bulky massing and 
cope with the existing street pattern. The 
middle block sits between the south-facing 
garden and the north-facing car park while 
connecting to the east and the west blocks 
through the decks on the first floor. The 
east and the west blocks are two storeys 
height in order to match the scale of the 
surrounding buildings, and the middle 
block has three storeys as it sits above the 
plant room and storages, and contains 
a staircase and a lift that serve the entire 
development.   

93 Patrick Manwell and Sophie Morley, Multi-Generational Homes: Building a Community for All Ages (London: Housing Learning & Improvement Network, 
2015), 1.

94 “Individual Apartment Types,” Auckland Council, accessed August 1, 2020, http://www.aucklanddesignmanual.co.nz/sites-and-buildings/apartments/
guidance/the-building/Apartment-building-types/individual-apartment-types.

95 Manwell and Morley, Multi-Generational Homes, 6.

The locations of the blocks enable each unit 
evenly receiving morning and afternoon 
sunlight. Moreover, by replacing enclosed 
corridors in a traditional layout with 
the walkways, all units achieve an open-
ended design and become double aspect 
apartments that allow adequate daylight 
to flood in from both the front and rear 
walls.94 Many residents use the walkways 
and decked area as an extension of their 
apartment while sitting out and chatting 
with the neighbours.95 Below the decks 
are the courtyard gardens that work as 
a communal space and bring residents 
together for social activities. The units are 
fully accessible for wheelchair users with 
sufficient turning space and barrier-free 
designs, including a step-free entrance, a 
walk-in shower and the lift access to other 
floors. Each unit also has a balcony and 
decked area that overlooks the streets or 
the gardens.

Key design features:

• Dividing the development into 
multiple blocks to avoid a bulky 
massing and improve natural lighting 
and ventilation without reducing the 
amounts of units.

• Double aspect apartments layouts 
allow adequate daylight to flood in 
from both ends.

• The walkways and decked areas work 
as an extension of the units where 
provide space for residents to relax 
and socialise with neighbours.

• The layouts and locations of the 
buildings fully respond to the site 
orientation and maximise the amount 
of external façade for receiving 
adequate sunlight. 

• All units are fully accessible for 
wheelchair users with sufficient 
turning space and barrier-free designs.

• A centrally located staircase and lift 
improve area efficiency by serving 
multiple blocks at the same time.

Castlemaine Court

Figure 45  A view of the middle block from the garden 
in the south.

Figure 46  A single staircase serves all the blocks (top), 
A view of the walkways (bottom)

Multigenerational Housing
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Figure 47  Spatial arrangement analysis of Castlemaine Court

Figure 48  A typical unit layout of Castlemaine Court

Figure 49  Design features illustrations of Castlemaine Court

Surrounding houses
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Car park

Residential units

Staircase and lift

Plant room & storages

Building boundary

Entrance point

Street

Ground floor plan

Double aspect apartments 
receive adequate daylight 
from both the east and 
west ends 

Placing gardens between 
the blocks create more 
communal space for social 
activities

A single, centrally placed 
staircase serves all the 
blocks

An open-ended design increase 
penetration of natural light 
and ventilation

Leaving sufficient turning 
space for wheelchair users

The walkway works as an 
extension of the unit

Integrating social space with the 
circulation allows more interaction to 
take place

Dividing a large volume into multiple 
blocks to avoid a bulky massing, as well 
as responding to the site conditions 
and orientation  

Balcony
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Location: London, United Kingdom
Architect: Mae Architects
Year of completion: on going

Fitch Court is a mixed-use redevelopment 
project that part of a large-scale masterplan 
for more than 300 dwellings. It offers a 
total of 65 affordable homes with a range 
of communal facilities for middle-aged or 
older people.96 It contains two residential 
towers, a theatre, a gym, a convenience store, 
a nursery, a multi-purpose space and extra-
care units particularly designed for older 
people with support needs. The architects 
implemented the design concept of 
progressive privacy by carefully organising 
a series of interconnecting spaces, such as 
the main entrance, the internal entrance, 
the communal areas and the residential 
courtyard gardens. It gives residents better 
flexibilities and the freedom to choose how 
and when to participate in social activities 
and interact with their neighbours.97

Both the mid-rise residential towers 
contain double-height sky gardens that are 
adjacent to the lift lobbies and work as a 
year-round shared space for residents to 
sit out and relax.98 Each residential floor 
has three to four corner aspect apartments 
units, offering every home with adequate 
natural light, fresh air and a view of the 
street or the inner courtyard gardens that 

96 “Somerleyton Road,” Mae, accessed August 1, 2020, https://www.mae.co.uk/projects/somerleyton-road.
97 Park and Porteus, Age-Friendly Housing, 138.
98 Mae, “Somerleyton Road.”

create a strong visual connection with 
the surrounding environment. Each of 
the units contains one to two ensuite 
bedrooms, a kitchen, a living or dining 
area and a balcony that overlook the street 
or courtyards gardens. The multi-storeys 
podium contains a restaurant and a lounge 
that provide spaces for organising social 
activities. The community growing area 
also encourages residents to participate in 
eco-activities, such as planting and fruit 
gardening.

Key design features:

• The implementation of progressive 
privacy designs gives residents more 
flexibilities in engaging social activities 
or interacting with neighbours, 
especially in a mixed-use building that 
contains many shared facilities.

• A housing project can be part of a 
wider masterplan of a community and 
plays its role to cater to a specific group 
of people with common interests or 
needs.

• An integration of vertical circulations 
and shared spaces, such as a sky garden, 
can facilitate casual interaction 
between the users and activate the 
spaces.

• Organising shared facilities and 
communal spaces on podium levels 
provides residents with solid separation 
between semi-public and living spaces, 
as well as enabling convenient access 
to a series of interconnecting zones. 
It is also beneficial for incorporating 
outdoor spaces such as growing gardens 
and pools without interrupting the 
residential areas.

Fitch Court

Figure 50  The shared facilities and residential 
courtyards gardens on podium levels

Figure 51  Double height sky gardens integrate with 
lift lobbies and the circulations
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Street

Main entrance

Internal entrance 
zone

Residential 
courtyard garden

Restaurant
Lounge

Community 
growing garden

Park (facing the railway)

Communal 
spaces

Lounge

Ground floor plan

Semi-public zoneResidential tower core

Public zoneSemi-private zone

Building boundary

Entrance point

Figure 52  Progressive privacy analysis of Fitch Court

Figure 54 Design features illustrations of Fitch Court

Corner aspect apartments 
provide adequate natural light, 
fresh air and outdoor views

Balconies overlook the street or 
inner courtyard gardens

Integrating double height 
gardens with lift lobbies 
provides social spaces

Double height gardens create spacious 
social space with adequate sunlight 
and facilitate casual interaction.

Podium levels provide residents with 
solid separation between public and 
private spaces. 

Figure 53 Typical layout plan of upper floors (a single tower)
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Summary of results

Parkside Greenwich Housing Humanitas Neptuna Castlemaine Fitch Court

Performance Criteria

Health and wellbeing
Maximises openings for 

daylight
Maximises openings for 

daylight
Day-care centre Homecare services

Double aspect apartment for 
better natural light & 

ventilation

Corner aspect apartment for 
better natural light & 

ventilation

Independence Access to public transport Age-friendly designs Support ageing in place Support ageing in place Age-friendly designs Age-friendly designs

Social participation
Central atrium for social 

activities
Year-round winter garden

Walkways and decked areas 
work as social spaces

Residential courtyard and 
sky gardens

A sense of belonging Local café & hairdresser
Strong connection to the 

street
Local café & hairdresser Strong neighbourhood

Part of a large-scale 
masterplan

Accessibility
Urban location & access to 

amenities
Interchangeable spaces and 

layouts
Disabled and age-friendly 

designs
Disabled and age-friendly 

designs
Disabled and age-friendly 

designs
Disabled and age-friendly 

designs

Support services
Support staff

Shared facilities
Support staff

Shared facilities
Support staff

Shared facilities

Respect and dignity High privacy 
Clerestory windows protect 

privacy
Many live there til the end of 

life
Many live there til the end of 

life
Progressive privacy

Multigenerational 
interaction

Programme with universities Residents of all ages
Middle to older aged 

residents

Housing for downsizers

Design Practices

Lifetime homes Multigenerational housing

Projects
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Figure 55 Design features illustrations of precedent summary
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CHAPTER FOUR
SITE ANALYSIS

Establishing an appropriate site



62

Selection Criteria

The site selection process begins with 
acknowledging the trend of “ageing in 
place” and the importance of meeting the 
social needs of the elderly as revealed by the 
previous research. The literature review and 
case studies help to inform and establish a 
list of criteria for selecting an appropriate 
site, as shown in the following.

Urban location

House prices are rapidly increasing in the 
past decades. Apartments and terraced 
housing with a more affordable price 
become far more common than ever. 
For older people who are looking for 
downsizing their home, apartments with 
an urban location is a merging option in 
recent year. Living in a city also allows 
more social activities with a broader range 
of people of all ages.

Access to public transport system

Maintaining mobility is essential for older 
people. Many elderly residents prefer to 
have access to at least one public transport, 
especially for those who no longer have 
a driver licence. Providing accessible 
transport options for older people is also 
one of the goals established in the Positive 
Ageing Strategy.99 

99  Office for Senior Citizens, 2014 Report on the Positive Ageing Strategy, 24.

Access to amenities 

Given that most of the elderly have reduced 
mobility in old age, it is crucial to ensure 
that amenities such as post offices and 
churches are accessible within walking 
distance. 

Access to green space

Maintaining contact with nature and 
outdoor space is beneficial to people of 
all ages. It provides not only fresh air 
and spaces for exercises but also helps to 
reduce stress-level and allows psychological 
restoration.

Safety and security 

Creating a sense of security is a fundamental 
element of any housing project. A safe 
entrance point with adequate street light 
and a flat topography all contribute to 
form a safe site. 

Demands for facilities in the area

Given that the new housing design contains 
shared facilities that are open to the public, 
it should be in an area in need of these 
facilities, for example, a restaurant or a bar 
can serve not only the residents but also the 
workers in the surrounding areas.

Urban location

Safety and security

Access to public 
transport system

Demands for facilities 
in the area 

Access to amenities Access to green space
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Selection Process

Auckland city 

As the largest metropolitan city in New 
Zealand, Auckland provides a highly 
dynamic and active environment for elderly 
residents to continue their retirement 
life. The city not only offers remarkable 
features such as reliable public transport, 
well-planned infrastructure, diverse 
communities, convenient recreational 
facilities, large areas of green space and 
many other benefits but also accommodates 
one-third of the entire population and 
the highest number of people aged 65 and 
over.100 

The preliminary site selection process 
begins with searching for a site that 
is close to a train station, a bus stop, 
universities and business district based on 
the established site selection criteria. By 
looking at many of the train stations in 
Auckland city, three potential sites appear 
meeting the selection criteria, including the 
train stations at Mount Albert, Grafton, 
Parnell and Newmarket.

100 “Auckland’s Population,” Auckland Council, accessed August 1, 2020, https://www.aucklandcouncil.
govt.nz/plans-projects-policies-reports-bylaws/our-plans-strategies/auckland-plan/about-the-
auckland-plan/Pages/aucklands-population.aspx.

UniversitiesTrain stations

HighwaysPark areas

Railways

Roads

Parnell

Newmarket
Grafton

Mount Albert

Figure 56  The potential sites in Auckland
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A shortlist of the sites

By getting a closer look at each of the 
potential sites and their surrounding 
areas, the analysis shows that a site close 
to Grafton station is the most suitable 
location for this research project. The 
site meets all the requirements set out in 
the selection criteria, including walking 
distance to public transport, parks and 
local amenities, close to education facilities 
and business districts, as well as providing 
a safe and accessible housing environment.

Key site features

Grafton station

• An urban location, close to the 
business district in Newmarket

• Close to universities campuses and 
many education facilities

• Convenient access to a train station, 
bus stops and highways

• Convenient access to public parks 
and recreational areas, such as the 
Auckland Domain and Outhwaite 
Park

• Walking distance to amenities, such as 
restaurants, gym, cinema and hospitals

• Close to residential areas with 
potential needs of shared facilities

• A tranquil and peaceful environment 
for a housing project

Parnell station

• An urban location, close to the central 
business district

• Access to a train station, bus stops and 
highways

• Convenient access to public parks and 
recreational areas

• Walking distance to amenities, such as 
café and restaurants

• Close to residential areas with 
potential needs of shared facilities

• A fewer number of education facilities 
within walking distance

• A hilly topography in the area may 
make it more difficult to find a suitable 
testing site     

Newmarket station

• Metropolitan centre zone
• Access to a train station, bus stops and 

highways
• Walking distance to amenities, such as 

restaurants, shopping malls and gyms 
• A fewer number of education facilities 

within walking distance
• A relatively busy and lively 

environment may not be suitable for 
this housing project

Grafton

800m
10 mins walk

400m
5 mins walk

400m
5 mins walk

400m
5 mins walk

Parnell

Newmarket

Universities Education facilitiesTrain stations

Highways CoastPark areas

Distance rings

Walking distance

Figure 57  Preliminary site analysis of the potential sites 
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Site information

Address: 65-67 Carlton Gore Road, 102-104 
Park Road, Grafton 1023

Land area: 84m (Park Road) x 36m (Carlton 
Road) = 3,024 sqm

Demographic structure

By 2018, around 1,700 people live in Grafton, 
with 8 per cent of the population aged 65 
and over, 38 per cent aged between 30 to 
64, 46 per cent aged 15 to 29 and 7 per cent 
aged under 15.101 The spectrum of age groups 
is relatively wide in Grafton compared 
to other areas in the Auckland Region. 
It is mainly because of the high number 
of education facilities and offices in the 
surrounding area with a larger proportion 
of students, working professionals, young 
couples and young families. It is an 
advantage for this research project since 
the local demographic structure represents 
a comprehensive coverage of residents 
with various ages and backgrounds, as 
well as providing a suitable platform for 
implementing a broader range of design 
concepts, such as multigenerational 
interaction and inclusive design.

101  “Grafton,” Statistics New Zealand, accessed August 1, 2020, https://www.stats.govt.nz/tools/2018-
census-place-summaries/grafton.

3,024 m2

Carlton Gore Road

Pa
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d

Contextual Analysis

30 to 64Under 15

65+15 to 29

Figure 58 Demographic structure of Grafton Figure 59 The selected site in Grafton

The proposed site

7%

46%
39%

8%

The proportion of demographic structure 
of Grafton
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Site conditions

3,024 m2

Carlton Gore Road

Pa
rk

 R
oa
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01
02

05

06

07

08

04

03

Photo taken points The proposed site

Figure 60 The locations of the photo taken points (refer to figure 61 to 68) 

Investigating the existing site conditions 
through a site walk and a series of photo 
records helps to gain a better understanding 
of the context, as well as providing a 
comprehensive spatial experience in the 
first-person point of view.
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Figure 61  A street view at Carlton Gore Road, 
with a relatively tranquil and peaceful 
environment

Figure 65  The existing building at the proposed site 
address is a tire shop

Figure 62  A corner view of the site at the intersection 
between Carlton Gore Road and Park 
Road

Figure 66  The entry staircase of the Outhwaite Park 
is across the road

Figure 63  The site enjoys a view of the Auckland 
Domain, which is beneficial for a housing 
project 

Figure 67  The entry of the existing Grafton train 
station at Park Road

Figure 64  A street view at Carlton Gore Road 
facing the direction towards Newmarket

Figure 68  The eastern edge of the site is adjacent to 
the existing ACG early learning centre

01 02 03 04

05 06 07 08

Note: refer to figure 60 for location of photo taken points
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Building usages

The neighbourhood surrounding the 
selected site predominately consists of 
residential and commercial buildings, 
including the majority of single or double 
storeys houses on the west and multiple 
storeys offices on the east. The site itself is 
for a mixed-use development according to 
the Auckland Unitary Plan, and there is a 
total of 18 meters height restriction.102

The streets and the surrounding areas are 
considerably tranquil despite sitting at the 
corner of an intersection. The site is facing 
towards the Pukekaroa Hill with a view of 
the Auckland Museum at the Auckland 
Domain. On the eastern side, the site is 
adjacent to the ACG early learning centre, 
which creates opportunities for further 
exploration of designing shared facilities 
for facilitating multigenerational learning 
and activities within the development. 
The University of Auckland Newmarket 
and Grafton campuses and medical school 
are also within walking distance where 
there are potential demands for students’ 
accommodations in the area. The nearby 
Auckland hospital, meanwhile, offers 
convenient access to healthcare support 
and medical services to the neighbourhood. 

102  “Auckland Unitary Plan Operative in Part,” Auckland Council, accessed August 1, 2020, https://
unitaryplan.aucklandcouncil.govt.nz/pages/plan/Book.aspx?exhibit=AucklandUnitaryPlan_Print.

Key features

Walking distance to education facilities
• ACG Parnell early leaning school 

(<10m)
• University of Auckland Newmarket 

Campus (150m)
• St Peter’s College (300m)
• University of Auckland Grafton 

Campus (400m)
• ACG Parnell College (750m)

Access to hospital services
• Auckland hospital (500m)

A view of landmarks
• Auckland War Memorial Museum 

(800m)
• Auckland Domain (850m)

Carlton Gore Road

Pukekaroa Hill

Auckland Domain

Khyber Pass Road

Railway
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Park R
oad

ResidentialPublic services

EducationalCommercial

The proposed site

Schools Museum

Universities

400m
5 mins walk 800m

10 mins walk

Figure 69  Building usage analysis
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Transportation and amenities

400m
5 mins walk 800m

10 mins walk

Train station Gyms ATMs ChurchesCafe

Bus stops Pharmacies Banks HairdressersRestaurants

Gas station Grocery stores Medical Post offices Main roads

Figure 70  Transport and amenities analysis

The site offers convenient access to the 
Grafton train station, bus stops and state 
highways. The typical traffic is slow during 
weekdays and the busiest peak hours are 8 
to 9 a.m. and 5 to 6 p.m. based on the online 
data.103

Despite the convenient access to public 
transport, many of the amenities, such as 
café, restaurants, banks and grocery stores 
require at least a five-minute walk, which is 
an acceptable distance for most people but 
may be inconvenient for elderly residents 
with disabilities. The slope with a 20 meters 
level difference running along Carlton 
Gore Road might make it even more 
challenging to walk up from Newmarket 
towards Park Road. The site area, therefore, 
is in need of amenities such as a restaurant 
or a grocery store, not only for the new 
housing development but also for the 
neighbourhood.

103 “Traffic,” Google, accessed August 1, 2020, https://www.google.com/maps.

Key features

Convenient access to transportation
• Grafton train station (100m)
• Bus stops (50m)
• BP gas station (500m)

Walking distance to amenities
• Café
• Les Mills fitness centre (200m)
• Church (400m)
• Grocery store (410m)  
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Landscape and topography

Parks

Building footprints

The proposed site

Slope direction

The area offers a significant amount of green 
spaces to the new housing development. 
On the north side, the Pukekaroa Hill is 
right across the road with a view of the 
Auckland Museum and Auckland Domain. 
The Outhwaite Park, meanwhile, sits on 
the west of the site across Park Road. The 
environment provides opportunities for 
designing residential units with a view of 
these parks, as well as enabling residents 
to maintain visual contact with the natural 
world.

The terrain of the purpose site area has a 
two-meter shift in height along Park Road 
and one-and-a-half-meter level difference 
along Carlton Road. As a result, the 
development may require an entrance with 
ramps for disabled access.

Figure 71  Landscape and topographic analysis
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Wind and solar study

In summer the sun rises to the south of the 
east. It rises to about 75 degrees at midday 
and sets in the southwest. In winter it rises 
to the north of east and is about 30 degree 
at midday then sets in the northwest. The 
length of the shadows is thereby much 
longer in winter due to the low sun, and 
vice versa. 

Meanwhile, the prevailing wind is 
predominately from the southwest in 
Auckland, especially in winter and 
spring.104 It is a notable feature as it might 
potentially affect the location of facilities 
and the planning of various programmes.

104 Petra Rose Chappell, The Climate and Weather of Auckland (Auckland: NIWA Science and 
Technology Series, 2013), 13.

Summer sun path

Winter sun path

Prevailing wind 

9 a.m. sun Solar window

12 p.m. sun

3 p.m. sun

Figure 72  Wind and solar analysis



72



73

CHAPTER FIVE
PRELIMINARY DESIGN

Exploring the possibilities
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Initial Design Approach

Progressive privacyDesign Strategies

Based on the findings in the previous chapters, the design exploration will be mainly 
focusing on four primary areas in order to achieve the aims and objectives that set out at the 
beginning of this project.

Mixed-use

Mixed-use development allows a more flexible housing scheme for catering to people of 
all ages with various needs and backgrounds. The new design approach will investigate the 
opportunities for creating a community like housing project that contains not only age-
friendly housing but also different types of development, including retail and recreational 
facilities.

Lifetime housing

The notion of lifetime home encourages fully accessible housing through inclusive designs 
but it is not well-developed yet in New Zealand. The design exploration will be looking 
at the opportunities for supporting older people to age in place through investigating the 
lifetime home model.

Multigenerational interaction

Given that age-segregation is widespread amongst the existing aged care housing 
environment, designing a project that caters to people of all ages will help to encounter the 
issue, as well as bringing the elderly back into the wider and more supportive community.      

Shared space

Share space uplift the social value of a housing project, especially when it comes to supporting 
the elderly to encounter loneliness and social isolation. The new design, therefore, looks at 
the opportunities for designing shared facilities that facilitate social interaction between 
not only the users of the building but also the wider community and the public.

A hierarchy of transition between a series of interconnecting space helps to differentiate the 
most private parts of this mixed-use development and the areas that are accessible publicly. 
The initial design approach, therefore, has taken up the concept of progressive privacy for 
testing a range of layouts based on the findings in the site analysis.

Street and the public

Living areas and residents

Private zone
Residential Areas

Semi-private zone
Communal Areas

Semi-public zone
Shared facilities

Public zone
Retail spaces

Threshold

Threshold

Threshold

Le
ve

l o
f p

ri
va

cy
Figure 73 Progressive Privacy Diagram
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Exercise one : the potential layouts

Ground floor layout Ground floor layout Ground floor layout

Carlton Gore Road Carlton Gore Road Carlton Gore Road
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Residential areas

Communal areas

Shared facilities

Retail spaces

Point of entry

01 02 03
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Ground floor layout Ground floor layout Ground floor layout
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Ground floor layout Ground floor layout Ground floor layout
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This part will continue to develop a total 
of six layouts from the exercise one with an 
extension to upper floors and investigate 
the potential combinations of various areas. 

Exercise two : plans and sections

Ground floor layout Section AA Section BB

Carlton Gore Road

B.L. B.L. B.L.B.L.

B

A

Pa
rk
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Park 
Road

Carlton 
Gore Road

Residential areas

Communal areas

Shared facilities

Retail spaces

Point of entry

01

Afternoon sun
Central core

A view of the Auckland Domain

Southwest wind

Open to public
shared facilities

Visitors from 
train station
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Ground floor layout Section AA Section BB

Carlton Gore Road

B.L. B.L. B.L.B.L.

B

A
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Park 
Road

Carlton 
Gore Road

Residential areas

Communal areas

Shared facilities

Retail spaces

Point of entry

02

Afternoon sun
Central core

A view of the Auckland Domain

Southwest wind

Visitors from 
train station

Visitors from 
office areas

Potential club house 
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Ground floor layout Section AA Section BB

Carlton Gore Road

B.L. B.L. B.L.B.L.

B

A
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Park 
Road

Carlton 
Gore Road

Residential areas

Communal areas

Shared facilities

Retail spaces

Point of entry

05

Morning sunAfternoon sun

A view of the Auckland Domain A view of the park

Block southwest 
wind

Visitors from 
train station

Visitors from 
office areas

Open to public
facilities
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Ground floor layout Section AA Section BB

Carlton Gore Road

B.L. B.L. B.L.B.L.

B

A

Pa
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Park 
Road

Carlton 
Gore Road

Residential areas

Communal areas

Shared facilities

Retail spaces

Point of entry

06

Central core
Morning sunAfternoon sun

A view of the Auckland Domain Potential atriumA view of the Outhwaite Park

southwest wind

potential podium

Visitors from 
train station

Visitors from 
neighbourhood
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Ground floor layout Section AA Section BB

Carlton Gore Road

B.L. B.L. B.L.B.L.

B

A

Pa
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Park 
Road

Carlton 
Gore Road

Residential areas

Communal areas

Shared facilities

Retail spaces

Point of entry

07

Morning sunAfternoon sun

A view of the Outhwaite Park

Southwest wind

Visitors from 
office areas

Contacting 
kindergarten

Central core

A view of the Outhwaite Park
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Ground floor layout Section AA Section BB

Carlton Gore Road

B.L. B.L. B.L.B.L.

B

A
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Park 
Road

Carlton 
Gore Road

Residential areas

Communal areas

Shared facilities

Retail spaces

Point of entry

09

Morning sunAfternoon sun

A view of the Auckland Domain

Southern core

Visitors from 
neighbourhood

A view of the Outhwaite Park
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Exercise two indicates several unidentified 
features of the site. Placing retail or 
public zone on the ground floor is the 
most effective way to activate the edges of 
the site, as well as providing a transition 
between the street and the private parts 
of the accommodation on upper floors. 
Maximising retail space also create 
potential rental revenue for the building, 
which can contribute to the daily operation 
of the support services. Meanwhile, placing 
the residential units along the north-south 
direction allows most of the apartments 
getting sunlight either in the morning 
or afternoon. The design exploration, 
therefore, should further investigate the 
opportunities for employing double or 
corner aspect apartment designs. Moreover, 
shared facilities may appear either in the 
form of an integrated clubhouse on the 
podium level or splitting up into multiple 
floors when it comes to facilities more social 
interaction and activities to take place. It 
is, however, should keep in mind that the 
prevailing wind from the southwest may 
affect some of the activities or programmes 
at the corner, for example, an enclosed 
retail store may be a more suitable option 
than an outdoor playground.

This exercise will continue to explore the 
design scheme two and six as they create 
a more positive response to the existing 
site conditions. It will be mainly focusing 
on the spatial arrangement and zoning 
through a series of conceptual massing 
models. The results will then help to inform 
the potential design outcomes for further 
investigation. 

Exercise three : massing development

Ground floor layout

Carlton Gore Road

Pa
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02

Ground floor layout
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06
Carlton Gore Road
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Scheme 02

01 02

03

Item unit  Scheme 02

Land area m2 3,025

Building coverage m2 1440

Building coverage % 47.6

Floor Area

Residential m2 1728

Shared amenities m2 1152

Retail / Commercial m2 756

Common area m2 864

Building core m2 720

Storeys nos 5

Building height m 19

Number of apartment unit nos tbc

Total Gross Floor Area (GFA) m2 5220

Floor Area Ratio (FAR)

Residential 0.6

Shared amenities 0.4

Retail / Commercial 0.2

Common area 0.3

Building core 0.2

Total FAR 1.7Residential areas

Communal areas

Shared facilities

Retail spaces

Circulation

Ground floor layout

Carlton Gore Road

Pa
rk
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d

Figure 74  Scheme 02 parameter chart
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Ground floor layout

Pa
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Carlton Gore Road

Scheme 06

01 02

03

Item unit Scheme 06

Land area m2 3,025

Building coverage m2 1280

Building coverage % 42.3

Floor Area

Residential m2 2592

Shared amenities m2 864

Retail / Commercial m2 704

Common area m2 432

Building core and circulation m2 1070

Storeys nos 5

Building height m 19

Number of apartment unit nos tbc

Total Gross Floor Area (GFA) m2 5662

Floor Area Ratio (FAR)

Residential 0.9

Shared amenities 0.3

Retail / Commercial 0.2

Common area 0.1

Building core 0.4

Total FAR 1.9Residential areas

Communal areas

Shared facilities

Retail spaces

Circulation
Figure 75  Scheme 06  parameter chart
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Scheme 02

Exercise four : solar studies

Summer 9 a.m. 

Winter 9 a.m. 

Summer 12 p.m. 

Winter 12 p.m. 

Summer 3 p.m. 

Winter 3 p.m. 
Ground floor layout

Carlton Gore Road

Pa
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02



88

Ground floor layout

Pa
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Carlton Gore Road

Scheme 06

Summer 9 a.m. 
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After analysing a series of layouts and 
massing models with the various exercises, 
this research project will continue to 
explore and refine the design scheme six 
based on the findings as shown below.

• The multiple blocks layout allows this 
development to integrate the design 
of double aspect apartments without 
reducing the number of units as it 
offers more residential areas compared 
to the design scheme two.

• The building depth of the design 
scheme six is more appropriate than 
other layouts. It is about nine meters 
depth for both the east and west wings 
on each of the residential floor, and 
it will bring more flexibility for the 
apartment layouts when it comes to 
providing a reasonable level of natural 
light and ventilation.

• The atrium design will potentially 
improve the airflow of the entire 
site in midsummer, and bring more 
daylight to the building centre in 
midwinter. Meanwhile, the findings 
of the precedent review section also 
indicate that atrium can potentially 
become a shared space for more social 
interaction to take place.

• Placing all the shared facilities at the 
northwest corner can better match 
with the existing site conditions 

as it provides a smooth transition 
between the lively intersection and the 
residential blocks, as well as becoming 
a physical barrier to reduce the levels 
of noise from the intersection.

Critical Reflection

Item unit  Scheme 02 Scheme 06

Land area m2 3,025 3,025

Building coverage m2 1440 1280

Building coverage % 47.6 42.3

Floor Area

Residential m2 1728 2592

Shared amenities m2 1152 864

Retail / Commercial m2 756 704

Common area m2 864 432

Building core and circulation m2 720 1070

Storeys nos 5 5

Building height m 19 19

Number of apartment unit nos tbc tbc

Total Gross Floor Area (GFA) m2 5220 5662

Floor Area Ratio (FAR)

Residential 0.6 0.9

Shared amenities 0.4 0.3

Retail / Commercial 0.2 0.2

Common area 0.3 0.1

Building core 0.2 0.4

Total FAR 1.7 1.9

Figure 76  Scheme 02 and 06  parameter comparison chart
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CHAPTER SIX
DESIGN DEVELOPMENT

Modification and resolution



92

Implementing the Design Strategies 

Mixed-use

Based on the findings in the previous 
chapters, this mixed-use development 
will accommodate a series of spaces and 
functions, as shown in the following.

Apartment units
It is to provide highly accessible and 
adaptable lifetime design housing for 
supporting older people to age in the 
community, as well as responding to their 
desires for avoiding multiple moves in 
later life.105 Apartments not only offers 
a more flexible and low-maintenance 
housing option to older people who are 
downsizing their homes in a compact 
urban environment but also to cope with 
the needs of the younger generations for 
more small, affordable housing units.106 

Reception and staff offices
Providing on-site services and facilities 
management.

Care centre
Despite the walking distance to the 
hospital, it is still valuable to provide 
timely and convenient medical care and 
support services to older people who wish 
to age in place.

105 Park and Porteus, Age-Friendly Housing, 14.
106 Boston and Davey, Implications of Population Ageing, 266.
107 “Proportion of Adults Who Take Part in Active Recreation in New Zealand,” Figure.NZ, accessed August 1, 2020, https://figure.nz/chart/JhNbvhzWds38cEB1.

Physiotherapy and massage
The process of ageing will reduce the 
muscle mass of older people, and massage 
therapy can help to prevent further injuries, 
especially for elderly residents with a high 
risk of falling.

Swimming pool and barbeque facilities
Water-resistance exercise is one of the most 
popular sports among older people.107 A 
swimming pool with barbeque facilities 
also provides space for social activities and 
family gathering.

Fitness and yoga rooms
Convenient access to sports facilities 
can encourage older people to participle 
in more physical training activities and 
interact with people of all ages.

Library with study space
Many older people prefer to read or write 
in leisure time, and require a quiet space for 
better concentration. It can also provide 
space for conducting multigenerational 
activities with the nearby ACG school, such 
as a reading club and storytelling sessions.   

Café, restaurant and bar
A restaurant can provide meal delivery 
services to older people with disabilities, as 
well as providing space for them to meet 
friends and families. A café and a bar, 
likewise, serves not only the residents but 
also the public and wider community while 
creating rental revenue for operating the 
building.   

Loft gardens
A space with natural elements can help 
people to relieve stress and provides a 
communal area for socialising. Meanwhile, 
it provides spaces for the installation of 
photovoltaic (PV) solar panels that convert 
sunlight into reusable energy for the 
building and help to achieve sustainable 
designs. 

Hairdresser and beauty salon
No hairdresser is working in the 
surrounding areas. A beauty salon can 
provide services to not only the residents 
but also the broader neighbourhood.

Mini mart
A mini-mart can serve both the residents 
and the surrounding neighbourhood, 
especially for those parents who need to 
visit a grocery store while picking up their 
children from the nearby ACG school. 
A mart usually operates in an enclosed 
environment, and therefore, it may sit 
at the southwest corner and still be less 
affected by the wind from that direction.   
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Massing the programmes

01 02

03

Residential areas

Communal areas

Shared facilities

Retail spaces

Circulation

Figure 77  Conceptual massing of the proposed programmes
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Conceptual layout plans
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Lifetime housing

Residential areas

Communal areas

Shared facilities

Retail spaces

Circulation

This research will look at the opportunities 
for designing lifetime housing that supports 
older people to age in the community as well 
as promoting multigenerational interaction. 
Many studies have already shown that social 
interaction is one of the most effective ways 
to confront the loneliness and depression, 
a multigenerational one is even better, as 
people can share and learn from others 
from varied age groups. As a result, the 
residential units will accommodate not 
only older people but also the younger 
generations such as university students, 
young couples or young families with one 
to two children.

Older couple

Young family with one child

Single parent Young family with toddlers Young family with children

Single elderly

Young couple Young family with a baby

University student

Figure 78  The target audiences of the new housing development Figure 79 Conceptual massing of the proposed residential units
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The exploration of apartment layouts

Type A apartment unit (2 bedrooms and 1 bathroom)

1:
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Type A unit offers a two-bedroom one-bathroom layout that allows 
a double aspect design. It is a flexible option that suitable for many 
people, including single elderly, senior couples, young couples or 
young families with a child. As mentioned in the previous literature 
review, more than half of the elderly in New Zealand live in a couple-
only household, and about 29 per cent live alone. This unit type, 
therefore, aims to respond to the demands for smaller housing, as well 
as providing the most versatile housing option for people of other ages. 
Even for older occupants who live alone or in a couple-only household, 
a two-bedroom layout could also provide their visitors or caregivers 
with space for an overnight stay.

Numbers of bedroom Numbers of bathroom  Floor area (sqm)
Type A 2 1 55
Type B 3 2 81
Type C 1 1 28



102
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Type B apartment unit (2 bedrooms and 1 bathroom)

Numbers of bedroom Numbers of bathroom  Floor area (sqm)
Type A 2 1 55
Type B 3 2 81
Type C 1 1 28

Type B unit is mainly for people who live in a family household as it 
offers a three-bedroom and two-bathroom layout, including a master 
bedroom with a walk-in bathroom. This apartment allows double 
aspect designs with a more massive balcony that provides adequate 
natural light to the living area. The layout is particularly suitable 
for multigenerational families or young couples with children as it 
provides a more flexible partition that caters to family members with 
various needs during the day.
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TYPE C UNIT LAYOUT PLANC
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Type C apartment unit (1 bedroom 1 bathroom studio)

Numbers of bedroom Numbers of bathroom  Floor area (sqm)
Type A 2 1 55
Type B 3 2 81
Type C 1 1 28

Type C unit is a studio apartment that particular design for those 
single residents who do not require an extra room to accommodate 
guests or families. It also offers a more affordable option for students 
or young working professionals who are looking for temporary rental 
accommodation that provide a certain level of privacy.
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Multigenerational interaction

This exercise will continue to experiment 
with the possible combinations of the 
established modularised layouts. It is also 
to investigate the ways of providing a 
multigenerational housing environment 
that allows a broader range of age groups 
to live closer to one another. The northeast, 
southeast and southwest blocks contain 
approximately 2,800 square meters of 
residential areas that are usable in this 
housing project. Each of these blocks has 
varied orientations, outlook and edge 
conditions of the site, a slightly different 
approach is thereby in need when it comes 
to organising the entire apartment layouts 
that aim to maximise the positive design 
outcomes.  
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RESIDENTIAL BLOCK C

The east-facing façade receives adequate 
sunlight in the morning and has the views 
of the Auckland Domain

The west-facing façade receives sunlight 
in the afternoon and has the views of the 
Outhwaite Park across Park Road

The north-facing facade receives adequate 
sunlight during the day and the most outstanding 
views of the Auckland Domain. It offers potential 
spaces for corner aspect apartments (Type A) 

The south-facing facade receives inadequate sunlight 
year-around and encounters the prevailing wind from 
the southwest. This facade should avoid a large area of 
openings to minimise heat loss. 
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Block A potential layouts C B
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Numbers of units Numbers of bedroom  Floor area (m2)
Type A 1 2 55
Type B 1 3 81
Type C 3 3 84
Total 5 8 220

Figure 80  Massing and facade studies of block A layout type 01

A corner aspect apartment offers 
the view of the Domain

Shading may be in need to prevent 
glare in the morning

01
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Figure 81  Massing and facade studies of block A layout type 02
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Figure 82  Massing and facade studies of block A layout type 03

Walls for protecting privacy 
between the balconies

03



108

C B

3

7

6

5

4

1:
BLOCK A LAYOUT TYPE 04A4

- 200 @A4

W
AL

KW
AY

W
AL

KW
AY

KITCHEN

LIVING & DINING

2 BEDS 1 BATH

BATHROOM

DOUBLE

DOUBLE

BEDROOM 1 BALCONY

BEDROOM 2

KITCHEN

3 BEDS 2 BATHS

DOUBLE

P.D.

LIVING & DINING

DOUBLEDOUBLE

BATHROOM BEDROOM 1

BEDROOM 2 BATHROOM BEDROOM 3

BALCONY

ENTRY

FOLDABLE

DOUBLE

DINING

KITCHEN BALCONY

ENTRY

BATHROOM

STUDIO
N

KITCHEN

LIVING & DINING

2 BEDS 1 BATH

BATHROOM

DOUBLE

DOUBLE

BEDROOM 1 BALCONY

BEDROOM 2

Numbers of units Numbers of bedroom  Floor area (m2)
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Figure 83  Massing and facade studies of block A layout type 04
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Figure 84  Massing and facade studies of block B layout type 01

01Block B potential layouts

Avoid large openings on 
the south-facing wall
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Figure 85  Massing and facade studies of block B layout type 02
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Figure 86  Massing and facade studies of block B layout type 03

03



112

C B

9

13

12

11

10

1:
BLOCK B LAYOUT TYPE 04B4

- 200 @A4

W
AL

KW
AY

W
AL

KW
AY

N
KITCHEN

LIVING & DINING

2 BEDS 1 BATH

BATHROOM

DOUBLE

DOUBLE

BEDROOM 1 BALCONY

BEDROOM 2

KITCHEN

3 BEDS 2 BATHS

DOUBLE

P.D.

LIVING & DINING

DOUBLEDOUBLE

BATHROOM BEDROOM 1

BEDROOM 2 BATHROOM BEDROOM 3

BALCONY

ENTRY

KITCHEN

3 BEDS 2 BATHS

DOUBLE

P.D.

LIVING & DINING

DOUBLEDOUBLE

BATHROOM BEDROOM 1

BEDROOM 2 BATHROOM BEDROOM 3

BALCONY

ENTRY

Numbers of units Numbers of bedroom  Floor area (m2)
Type A 1 2 55
Type B 2 6 162
Type C 0 0 0
Total 3 8 217

Figure 87  Massing and facade studies of block B layout type 04
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Figure 88  Massing and facade studies of block C layout type 01

01Block C potential layouts

Avoid large openings on 
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Figure 89  Massing and facade studies of block C layout type 02
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Figure 91  Massing and facade studies of block C layout type 04
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Summary of results

The main design strategies of this exercise 
included distributing a more diverse type 
of units on each floor, taking advantages of 
the existing site conditions such as the views 
of the Domain and the sunlight, as well as 
maximising the numbers of the bedroom. 
Organising all types of modularised layouts 
onto a single floor not only creates a more 
socially inclusive environment but also 
cater to people with varied needs and 
household sizes, ranging from single elderly 
to university students, and up to families 
with three to four members.

The combination of the three residential 
blocks offers a total of 49 apartments 
with 98 bedrooms, which establishes a 
substantial number of building users for 
this project and helps to determine the 
scale and design details of the shared space 
and the circulation in other sections.

Blocks Potential layouts Number of units Numbers of bedroom  Total floor area (m2)
Type 01 5 8 220
Type 02 4 8 219
Type 03 4 8 219
Type 04 4 8 219

Sub total 17 32 877
Type 01 4 8 218
Type 02 5 8 221
Type 03 4 8 219
Type 04 3 8 217

Sub total 16 32 875
Type 01 4 8 218
Type 02 5 8 221
Type 03 4 8 219
Type 04 3 8 217

Sub total 16 32 875
A+B+C Total 49 96 2627

B

C

A
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This design development process has 
revealed several crucial findings that help 
to inform the final design outcomes. 

• Residential development in the 
form of lifetime apartments allows 
better flexibility when designing 
a housing solution that works for 
a broader range of people. It is a 
crucial advantage compared to other 
forms of living arrangements that 
are available to older people in New 
Zealand, especially when it comes to 
a foreseeable increasing demand for 
more apartment housing in a compact 
urban environment like Auckland or 
Wellington.

• The modularised layouts are highly 
adaptable for a housing project that 
is emphasising on inclusive designs. 
It is, however, crucial to acknowledge 
that standardising the layouts is not 
the goal of this project but a tool to 
achieve universal designs that develop 
based on the common ground between 
individuals with varied needs and 
background. Modularised apartments 
usually allow mass production through 
off-site manufacturing technologies 
or prefabricated components. It 
is thereby more likely to reduce 
construction cost and wasted material 
of a project.

• The design process looks at the 
opportunities for facilitating more 
social interaction to take place 
between the residents and the wider 
community. The designs, therefore, 
integrate a range of shared spaces and 
facilities with the circulation. For 
example, placing the loft gardens next 
to the lift lobbies provides a horizontal 
connection between the walkways and 
the seating areas. Moreover, a loop 
circulation can always bring people 
back to their starting points, and it 
is safer for older people with mild to 
higher levels of memory loss. 

• The atrium provides additional spaces 
for natural surveillance and a sense 
of security between the floors. The 
residents can immediately engage with 
the broader community by casually 
looking down at the atrium where 
there has a range of social activities 
taking place.

• The physical model study helps to 
inform the façade designs by directly 
showing the three-dimensional forms 
of all the possible layouts. Working 
on scale models helps to identify 
the potential conflict between the 
building elements, for example, the 
issue of maintaining privacy when 
placing the balcony too close to each 
other.

Critical Reflection
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CHAPTER SEVEN
FINAL DESIGN

Refining the details 
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West Elevation
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North Elevation
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Perspective One
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Perspective Two
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Perspective Three
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Perspective Four
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Perspective Five
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Perspective Six
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The exploration and investigation of this 
project bring up a new approach toward 
housing the ageing population in New 
Zealand. A mixed-use, multigenerational 
and highly urbanised housing scheme 
offers New Zealanders with an alternative 
to the existing aged care facilities, such 
as retirement villages and residential 
care. This research keeps in mind that the 
local traditional housing model is rapidly 
changing due to the increasing house 
prices and the fast-growing demand for 
housing in major cities such as Auckland 
and Wellington. As a result, it suggests 
that lifetime homes design in the form of 
apartment living would, in the meantime, 
meet the needs of the older people who 
are looking for downsizing their homes 
without leaving the local community, and 
provide affordable housing for the younger 
generations in an urban setting.

This research also suggests that a new 
housing approach for older people 
should consider the four main strategies, 
including mixed-use, lifetime design, 
multigenerational interaction and social 
value of shared space. The implementation 
of these design strategies helps to 
achieve the three main elements in the 
research question, including age-friendly 
community, sociability and supportive 
environment.

Being able to make choices is the key to 
maintaining one’s autonomy and a sense of 

independence. Therefore, the development 
provides more options to its elderly 
residents through a range of amenities and 
on-site services, including a restaurant and 
a salon. The strategy is about creating an 
aged care-ready environment instead of 
making a shelter with a protective setting. 
Supporting older people to avoid multiple 
relocations in later life due to their 
changing needs is always the main driver.

Ageing is not an issue that will pass with 
time. An adaptable, lifetime housing design 
is more sustainable than a purpose-built 
aged care facility. It supports the older 
residents to age in their place through 
a minimal level of adaptation. A highly 
accessible and future-proof design not only 
caters to the current ageing population but 
also the foreseeable demand for more aged-
friendly housing. 

This housing development advocate 
and acknowledge the positive outcomes 
of multigenerational interaction and 
integrate the concept by providing lifetime 
housing to people of all ages. The concept 
of multigenerational interaction has been 
well-developed in a global context but 
remain unexplored in New Zealand. By 
sharing shared facilities and communal 
space, this new housing project aims to 
bring different generations together, and 
create a positive ageing experience to 
anyone part of the country, now and future.

Conclusion
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