
Westminster Affordable Housing Fund  
 
This note has been prepared following the Matter 4 hearing on Westminster’s City Plan 2019-2040 
on 1st October 2020 to explain how the council’s affordable housing fund is collected and spent. It 
clarifies how much is currently committed to known or forthcoming schemes to deliver more 
affordable housing in the city. 

 
1. Background 
 
1.1 Commuted payments in lieu of affordable housing are paid into the City Council's 
ring-fenced affordable housing account “The Affordable Housing Fund” (AHF) for the 
purposes of delivering affordable housing in the city.  
 
1.2 Payments received in lieu of affordable housing from individual schemes are held in 
the same AHF account together with other payments received in lieu of residential or 
affordable housing provision from other sites. Once paid in all monies are undistinguishable 
and the source of specific funding for AHF investment projects cannot be expressly 
identified.  

1.3 Investment from the AHF in affordable housing will be not ring fenced to pre-
determined affordable housing sites or geographical areas, but will be invested in affordable 
housing opportunity sites as and when these come forward throughout the city. 

1.4 AHF will be invested only where its contribution leads to a) an increase in the 
provision of units of affordable housing or b) enhances the quality of the affordable housing 
to be provided above what would otherwise be delivered 
 
1.5 In respect of a) this will include the use of the AHF to purchase by agreement private 
sector housing to facilitate regeneration activity and enable the future delivery of additional 
affordable housing. In advance of regeneration works being implemented, these properties 
may be used as temporary housing (but not to constitute temporary sleeping 
accommodation as defined by the GLC General Powers Acts) to accommodate households in 
housing need and where the rents charged are at submarket levels.  
 
1.6 In respect of b) this shall be limited to:  

• increases in the number of larger affordable homes than would otherwise be 
 delivered; 

• increases in the number of affordable homes of a particular affordable tenure that 
 best addresses the City Council’s affordable housing need, than would otherwise be 
 delivered; 

• enhances the affordability of affordable housing by keeping housing costs to the end 
 user at genuinely affordable levels than would otherwise be delivered  

• increases the size of units achieved through conversion or extension leading  to 
 larger homes with more or larger bedrooms; 



• capital works of estate improvements that are required for, incidental to, and 
 proportionate to the provision of additional affordable housing units such as, but not 
 limited to, new or improved play and sports facilities, lighting, community facilities 
 and public realm. This shall exclude any works of maintenance, repair or estate 
 improvement in relation to existing housing or estates  

1.7 AHF can be used in combination with public subsidy such as Social Housing Grant 
(SHG) where the investment of AHF in combination with SHG leads to increased numbers of 
affordable housing or increases the quality of that affordable housing than would otherwise 
be delivered.  

1.8  Investment in affordable housing using the AHF will be restricted to areas within the 
City of Westminster, but will not be restricted to specific sites or geographical areas of the 
city.  

1.9  Investment of the AHF will only be used towards the direct delivery of affordable 
housing (bricks and mortar) and towards enabling work such as but not limited to 
reasonable fees or other costs incurred in master planning, procurement, feasibility studies 
or development briefs or similar  

1.10   The delivery of Affordable housing will include the provision of new build affordable 
housing provision and the procurement of existing properties held in the private sector and 
converted to affordable housing use.  

1.11   AHF can be provided by the City Council to Registered Providers (RP) or other 
recognized providers of affordable housing to enable the delivery of affordable housing on 
the RP’s own land or on S106 sites or can be used by the City Council directly to deliver 
affordable housing on its own land as part of its Housing Renewal and Community Build 
Initiatives.  

1.13.  AHF investment will be used to deliver recognized forms of affordable housing 
including social housing and intermediate.  

1.14.  Where affordable housing has been enabled through investment from the AHF and 
that affordable housing is subsequently released to 100% private ownership as a result of a 
disposal or through stair casing under shared ownership or shared equity, then the City 
Council’s AHF will be entitled to receive a contribution from the disposal or stair casing 
equivalent to the original AHF investment plus an uplift on the original AHF investment 
equivalent to a proportion of a share in the increased market value of the property. 
Alternatively, the City Council will direct the Affordable Housing Provider originally in receipt 
of the AHF to reinvest the original AHF investment plus uplift in new affordable housing. 

2. AHF expenditure and balances held 

2.1   To 31 March 2020, c.£316.5m AHF had been invested in affordable housing projects in 
the city. From this investment, c. £214m has been spent on affordable housing schemes that 
are now completed having delivered 2,122 new affordable homes.  



2.2  A further £96m has been invested in affordable housing projects that are; under 
construction or are in the process of being delivered or where details of the affordable 
project are being worked up.  

2.3 In addition c.£5.7 AHF has been spend on enabling costs including costs incurred in 
master planning, procurement, feasibility studies or development briefs. 

2.4 Appendix 1 “Westminster Affordable Housing Fund Expenditure Report” shows 
those projects where AHF has been invested and funds released against these affordable 
projects. Schemes highlighted in yellow are within the Central Activities Zone. The 
fundamental reason why there is limited AHF investment in affordable housing in that 
location is due to the unavailability of sites that can be secured for affordable housing use 
and where the investment of the AHF could demonstrate good value for money when 
compared to other areas of the city where there are more opportunities and where the cost 
of land and housing is comparably cheaper and therefore more affordable homes can be 
delivered per AHF investment decision.  
 
2.5 This demonstrates that although Policy S1 in the adopted Plan is titled ‘Mixed use in 
the CAZ’, the payments collected into the affordable housing fund related to this policy do 
not necessarily deliver affordable housing (and therefore mixed use) within the CAZ, but a 
greater quantum and higher quality of homes outside the CAZ (but within short commutable 
distances to the CAZ) instead. Even from residential schemes in the CAZ, the proportion of 
schemes with on-site delivery is low. Over the previous 5 years 4,247 housing units were 
completed in the CAZ. Of these, only 468 (11%) were affordable. 
 
2.6 At 1 April 2020, there were c.£241.5m in balances held in the AHF. 

3.     Future AHF requirements  

3.1 Planned utilisation of the AHF over the period 2020/21 to 2030/31, including approved 

schemes and schemes under consideration, total £459.8m. 

 

3.2 This planning investment is anticipated to deliver over 2,000 new affordable homes.  

   

3.3 However, this additional AHF investment of £459.8m towards future affordable 

delivery is dependent upon the use of existing AHF balances of £241.5m and future 

payments of £219m in lieu of affordable housing paid into the AHF during this investment 

period.  

 
3.4 Affordable housing schemes to be delivered from this new AHF investment will be a 

combination of projects that already secured approval, plus those projects in the process of 

being worked up and yet to approved. 

 
3.5  These schemes will be a mixture of Council led developments including regeneration 

and infill development plus schemes being delivered by external providers.  



 

4. Payments in lieu of affordable housing 

4.1  The two sources of payments into the council’s AHF are currently from payments in 
lieu of affordable housing required by: 

• Policy S16 of Westminster’s Adopted City Plan  (2016) where on-site affordable 
 housing required by the policy hasn’t been provided as part of residential schemes. 

• Policy S1 of Westminster’s Adopted City Plan  (2016) where housing required by the 
 policy hasn’t been provided as part of mixed-use schemes. 

4.2  Since the adoption of  the City Plan in 2016, circa £34 million has been collected 
from schemes in lieu of requirements of policy S1; circa £137 million has been collected 
from schemes in lieu of requirements of policy S16. Contributions from commercial 
development therefore make a significant contribution to Westminster’s AHF and loss of 
this source of supply would have a seriously determinantal impact on the council’s ability to 
deliver forecast affordable housing schemes (explained in paragraph 3.3) across the city, 
particularly given draft Policy 9’s emphasis on on-site delivery instead of payments in lieu to 
align with paragraph 62 of the NPPF. 



 





 
 
 
 


