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Key Questions

The market area?

Market potential?

- target market

- current provision

Implications for policy

Models for development
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London’s Housing Markets

Central

Crowded House

Pleasant Crescent

Suburban London

Leafy Retreat
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Average Prices of Flats by Ward
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A City on the Move

Huge in-commuting 

Outflow of residents to
- other parts of London
- overseas

In-migration from

- UK outside London

- Overseas

>1 in 3 households rent privately
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The Market Potential 

Among Westminster residents

- 2,900 intermediate rent
- 19,299 intermediate buy

From outside Westminster
- huge demand
- lack of tenure choices

All depends on cost…

…which depends on subsidy
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The Current Market

850 units in Westminster
- 58% 1 bed flats
- 25% 2 bed flats

Recent buyers
- £35k average income
- aged 25-45
- singles or couples

Pipeline
- 136 units being developed
- ¾ one bed
- £280k price

Homebuy – 156 purchases
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Policy Implications

Current policy does not meet 
Westminster’s needs

Need to define objectives and 
rationale for intervention

- choice & need
- balance and stability

Where subsidy involved need to 
define eligibility criteria…

… bearing in mind that many people 
would like to live in Westminster
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High VolumeLow Volume

Intermediate buy group
Creating choice

Fostering balance & 
stability

Limited eligibility 
restrictions

Create a new market 

Tinkering at the margin
Low 
Subsidy

Bust the budget

Intermediate rent group
Meeting need

Building assets 
Existing and potential 
social housing tenants

Tightly targeted

High
Subsidy

A Potential Policy and Product Mix
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How to Progress?

Existing Intermediate Products

- shared ownership

- shared equity

- discounted market sale

- discounted market rent

Entry costs/affordability across the borough



11DTZ

Key Issues 

Where?

- £30k  salary, £15k savings 

- 35% conventional shared ownership in Zone 1 
(1 bed new flat £335,000) 

- 40% conventional shared ownership in Zone 2 
(1 bed new flat £275,000)

Who? 

- Ability to fund upfront costs/deposit 

- Aspirations 

- Potential future income

- Family units
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Subsidy and Objective 

Possible use of subsidy at 50% of land value 

- 1 bed new flat Zone 1 – say £50,000 

- £30k salary – 40% shared ownership 

- £20k salary – 25% shared ownership 

- £45k salary – 55% shared ownership 

Mechanisms for recycling subsidy over time
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Westminster Context

Possible target groups – numbers based on households already in Westminster 

A. Currently in social rented who aspire to part ownership
• Minimum income £25k
• Potential 2,000 households

B. Likely to be currently in private rented, looking to move outside Westminster 
to buy

• Income £25-£40k
• Potential 6,000 households

C. Other criteria – eg job related, family related
• Minimum income £25k
• ? Potential households

Family Units are a particular subset of all the above – will require deep subsidy
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Product fit

Different groups will be attracted by different product characteristics

A. Flexible shared ownership, small percentages, low subsidy - £10-
20k per unit (? deposit and upfront costs £10k)

B. Flexible shared ownership for higher percentages, including 
private sector providers – assume an average 50% share.  
Subsidy over £50k for £40k salary based on 2 bed flat in zone 2.
Also smaller units eg Pocket

C. To be defined

Family units – looking at substantial subsidy
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In Conclusion

Westminster is not an island

A huge potential market

Current policy misfit  

Need to define 
- Rationale
- Objectives
- Target groups
- Subsidy level

Develop products 

Delivery mechanisms


