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About this report

The Affordable Housing Monitor is an annual report examining the delivery of affordable housing in London and tracking the Mayor’s
progress against his commitments.

This report has been produced with and for the London Assembly Housing Committee to support its annual scrutiny. It focuses on the
Mayor’s delivery under the Affordable Homes Programmes (AHPS), up to March 2025. The AHP is grant funding from Government that
has been devolved to the GLA to manage. There have been two overlapping funding periods: 2016-23 and 2021-26. The 2016-23
funding period is now finished, though completions of homes are ongoing. The 2021-26 funding period ends in March 2026.

Affordable homes in London are also funded in other ways, separate to AHP funding. For example, developers are often required to
provide a proportion of affordable housing on a site where they are delivering other homes for market sale or rent (Section 106
agreements, Town and Country Planning Act 1990 as amended). This Monitor primarily focuses on homes delivered through AHP
funding in London, because of the Mayor’s responsibilities under the AHP. The Mayor also has some other smaller programmes
delivering affordable housing which are referenced in this Monitor.

This Monitor sits alongside the Research Unit background paper on Affordable homes programmes in London. The background paper
provides further detail on the key elements of the Mayor’s Affordable Housing Programmes and additional context on affordable housing
in London.

The London Assembly Research Unit provides an impartial research and information service. We undertake research and analysis on key issues in London to
inform the Assembly’s work. To access other publications by the Research Unit please visit: https://www.london.gov.uk/who-we-are/what-london-assembly-
does/london-assembly-research-unit-publications.

This report was produced by Becka Storer on behalf of the London Assembly Research Unit, with thanks to Richard Berry, Sarah-Jane Gay, Matty Hadfield,
Monolita Mahtab, Kenny Oladimeji and Ebyan Abdirahman. Cover image credit: GLA — Caroline Teo.


https://www.legislation.gov.uk/ukpga/1990/8/section/106
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-research-unit-publications
https://www.london.gov.uk/who-we-are/what-london-assembly-does/london-assembly-research-unit-publications
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Headlines

The deadline for new homes started under the Affordable Homes Programme 2021-26 is March

/7 2026.
@ To March 2025, the Mayor has delivered 5,188 starts against a target of 17,800 - 19,000 homes.

This target was reduced from 23,900 - 27,200 in March 2025.* The number of homes started is
therefore 12,612 - 13,812 below target with one year remaining. See p.17.

T

35 per cent of homes started under
the previous AHP 2016-23 are still to
be completed. No deadline has been
set for completions. See p.23.

4

The GLA is on track to exceed its
target for at least 60 per cent of
homes under the AHP 2021-26 to be
for social rent. Currently, 84 per cent
of starts are for social rent. See p.19

Since 2018, there have been 25,359
council homes started and 12,552
completed.

oojoojoao
OM{19|0[]

In 2023-24, the net addition to
London’s affordable housing stock
was 7,674. The GLA estimates that
London needs net 42,841 affordable
homes each year between 2016
and 2041 to meet need**. See p.7.

LONDON ASSEMBLY

* The GLA'’s original target of 35,000 was renegotiated with the previous Government in 2023
** The GLA is currently preparing a new Strategic Housing Market Assessment. London Assembly, Housing Committee, 24 June 2025



https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b30812/Minutes%20Appendix%202%20Panel%202%20Transcript%20Housing%20Committee%20June%202025%20Tuesday%2024-Jun-2025%2010.00%20Housin.pdf?T=9
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London




How is affordable housing in London funded?

The proportion of new affordable homes in London that are grant
funded decreased in 2023-24. The AHP is the largest source of
grant funding. Data for 2024-25 is scheduled to be published in
November-December 2025.

« 37 per cent of affordable homes completed in London in
2023-24 were supported by grant. This is a decrease of 5
percentage points from the previous year.

67 per cent of affordable homes started in London in
2023-24 were funded by grant (10 percentage points lower
than the previous year).

The main other source of funding for affordable homes is Section
106 agreements (49 per cent of homes completed and 0.2 per
cent of homes started in 2023-24). This is where the Local
Planning Authority* requires developers to deliver an element of
affordable housing on a site and sell them to Registered
Providers**, when they are building homes for market sale or rent.

A small number of affordable homes are delivered through other
sources of funding (13 per cent of homes completed and 32
per cent of homes started in 2023-24). These include borrowing;
and income from rents or from selling other homes to the market.

Funding sources for affordable homes in London, by year
of completion (per unit)

8 Grant funding ®Section 106 8 Other sources of funding

15,723

12,719
11,889

0,

41%

10,897 10,863

2029 7,411

41% 47%
41%

41%
38% e

2016-17 2017-18 2018-19 2019-20 2020-21 2021-22

42% 37%

25%

2022-23  2023-24

Data is not yet available for 2024-25. Source: MHCLG, Live tables on affordable housing
supply, Table 1011: additional affordable housing supply, detailed breakdown by local
authority. In the source, grant funded homes are labelled as ‘Homes England/GLA’ funded.
While the vast majority of homes started in London are GLA-funded, these figures include a
small number (fewer than 500) of Homes England-funded homes during this time period.

*The Local Planning Authority is the relevant London Borough or Mayoral Development Corporation, or the Mayor where he has called in a planning application.
LONDON ASSEMBLY  ** Registered Providers of social housing are local authorities, housing associations or for-profit developers that are registered with the Regulator of Social 6

Housing.


https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply
https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply

Is London’s affordable housing need being met?

In 2017, the GLA stated that London needs Affordable housing in London: gains, losses and net

42,841 affordable homes each year between 2016-17 2017-18 201819 2019-20 2020-21 2021-22  2022-23  2023-24

2016 and 2041.1 This is a net figure, which

accounts for new builds and acquisitions, as well Affordable housing stock gains

as reductions to the affordable housing stock. Total +7,029 +7,411 +9,225 +10,897 | +10,863 | +11,889 | +15,723 | +12,719
affordable

In 2023-24, the net number of affordable homes completions*

completed was: Affordable housing stock losses
Demolitions -1,487 -1,071 -1,240 -2,242 -1,153 -918 -1,278 -1,579

* 7,674 affordable homes Rightto Buy | -3,124 -2,169 -1,710 -1,459 -1,194 -1,864 -2,055 -1,217
Sales

Z)];tgg 12,71C§9Li°fordablfe cgn:jp:]etlons In 2023-24, Shared -1,786 -1,112 -1,274 -1,668 -1,508 -2,022 -1,676 -1,201

: were grant-funded homes. Ownership

sales**
Other sales -801 -817 777 -713 -820 -756 -822 -1,048
Difference
Net new
affordable -169 +2,242 | +4,224 | +4,815 | +6,188 | +6,329 | +9,892 | +7,674
housing

*Total includes acquisitions, new builds and unknown. ** Fully staircased Shared Ownership sales. Source: MHCLG,
Live tables on affordable housing supply, Table 1011: additional affordable housing supply. MHCLG, Live tables on
social housing sales, Social housing sales open data.

1 Mayor of London, The 2017 London Strategic Housing Market Assessment, November 2017, p. 6. These affordable homes are a mixture of low
LONDON ASSEMBLY cost (30,972) and intermediate (11,868) tenures. Intermediate housing is defined by the GLA as affordable housing that is targeted at people who 7
have little chance of accessing low-cost rented housing, but who are not able to rent or buy a home on the open market.



https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply
https://www.gov.uk/government/statistical-data-sets/live-tables-on-social-housing-sales
https://www.gov.uk/government/statistical-data-sets/live-tables-on-social-housing-sales
https://www.london.gov.uk/sites/default/files/london_shma_2017.pdf

How many new build homes

are affordable in London?

The Mayor’s London Plan, published in 2021, set a
strategic target for 50 per cent of newly built homes a
year to be ‘genuinely’ affordable.!

In 2023-24, out of all new build homes completed in
London:

« 37 per cent were affordable.

This was 2 percentage points lower than the previous
year, but the proportion had been steadily rising to this
point. Seven years earlier, in 2016-17, only 19 per cent
of new build completions were affordable.

In 2023-24, 15 per cent of new build completions were
affordable grant-funded completions.

New builds: affordable new build completions as a proportion
of overall new build completions

@ New build completions @ Affordable new build completions

37,110
33,570
32,100

30,870 4 31,830 30,880

28,090

26,770
39%
37%
o 27%
249 D 25%
19% 22%

2016-17 2017-18 2018-19 2019-20 2020-21 2021-22 2022-23 2023-24

This data excludes homes completed that were acquisitions or unknown.

Source: DLUHC, Live tables on affordable housing supply, Table 1011: additional affordable housing
supply, detailed breakdown by local authority. DLUHC, Live tables on dwelling stock, Table 118: annual
net additional dwellings and components.

LONDON ASSEMBLY 1GLA, London Plan 2021



https://www.gov.uk/government/statistical-data-sets/live-tables-on-affordable-housing-supply
https://www.gov.uk/government/statistical-data-sets/live-tables-on-dwelling-stock-including-vacants
https://www.london.gov.uk/sites/default/files/the_london_plan_2021.pdf
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The Mayor’s affordable housing
delivery: GLA-funded programmes




Affordable housing programmes: starts and completions

Until 2022-23, all starts and completions
under the Mayor’s affordable housing
programmes had generally increased over
time. The majority of these have been funded
by the AHP.

There was a much higher number of starts in
2022-23 compared to the following two years,
as the Mayor met his target to start 116,000
homes under the AHP 2016-23 by March

2023 (see p.23)

In 2024-25, there were:

3,991 affordable starts. Most of these
starts were under the AHP 2021-26 (see

p.17).
+ 11,636 affordable completions.

All GLA affordable housing programmes, starts and completions, by
year

@ Affordable starts per year B Affordable completions per year

25,658

18,840
17,256

14,544

13,954

12,555

10,049 11,636

10,323

13,324
7,189 7,416 7,544 7,775
3,991

9,051
4,881 4,934 5,355

2015-16 2016-17 2017-18 2018-19 2019-20 2020-21 2021-22 2022-23 2023-24 2024-25

Source: GLA, Affordable Housing Statistics. Note: In earlier years, completion figures include some completions
from homes that were started under previous programmes (under the previous Mayor). Prior to the 2021-26
programme, homes delivered through S106 contributed to the overall number of homes within an RP’s programme
targets, even where grant could not be applied. For the 2021-26 programme, S106 homes no longer count towards
programme targets.*

1GLA, Homes for Londoners: Affordable Homes Programme 2021-2026, November 2020

LONDON ASSEMBLY
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https://www.london.gov.uk/programmes-strategies/housing-and-land/increasing-housing-supply/affordable-housing-statistics
https://www.london.gov.uk/sites/default/files/301120_homes_for_londoners_-_funding_guidance-acc1.pdf

Homes delivered in London under the AHP compared with the
rest of England

While the GLA manages the AHP in London, Homes England manages the AHP for the rest of England. The GLA received 40 per cent of total
AHP funding from 2016.1 As a proportion of all starts and completions across both AHP periods by Homes England and the GLA, the

GLA'’s delivery makes up:
B GLA | Homes England

B@GLA = Homes England

32% of

36% of
completions

starts

Source: GLA, Affordable Housing Statistics and Homes England, Housing Statistics 2025.

11

1 Calculated based on Homes England funding of 13.23 billion. MHCLG, Apply for affordable housing funding and DLUHC, Affordable Homes
LONDON ASSEMBLY . X
Programme 2021-2026: evaluation scoping report, accessed 4 July 2025



https://www.london.gov.uk/programmes-strategies/housing-and-land/increasing-housing-supply/affordable-housing-statistics
https://www.gov.uk/government/statistics/housing-statistics-1-april-2024-to-31-march-2025
https://www.gov.uk/guidance/apply-for-affordable-housing-funding
https://www.gov.uk/government/publications/affordable-homes-programme-2021-2026-evaluation-scoping-report
https://www.gov.uk/government/publications/affordable-homes-programme-2021-2026-evaluation-scoping-report

Where are homes being started?

There were 6,349 affordable starts under GLA-funded All programmes: starts per borough, 2023-25

programmes in the two years since the AHP 2016-23 B —
closed (from April 2023 to 31 March 2025). Of these, L 91
5,188 starts relate to the AHP 2021-26, and the -

remainder relate to other smaller programmes.

Har:6 Hari:178 Wal:41

Registered Providers of social housing bid for funding
from the GLA. The number of starts in this period varied
by borough. The borough with the highest number of
GLA-funded affordable starts was Greenwich at 991
starts (16 per cent of total starts). This was more than
double the next highest number of GLA-funded
affordable starts in an individual borough (Tower Ric:14 Wan 1855 L 1
Hamlets, 434).

Hav:168
Bre:45
Cam:209 Hac:238

1s:93

Hou:64 Sou:4281r N
|

e seeein \
 Eal:253 New:206 '

Wes:110
.HF:246KCZ12

Cit:1

S ' Gre:991

Bex:1

Mer:106

The seven boroughs with the most GLA-funded LCEHS
affordable starts made up 51 per cent affordable starts sut1s Cro:129 Bro:36
across all boroughs.

By comparison, four boroughs* had fifteen or fewer GLA-
funded affordable home starts in their area.

Map data: © Crown copyright and database right 2018 - Created with Datawrapper

Source: GLA, Affordable Housing Statistics. This chart includes starts in 2023-24 and 2024-25
for all of the GLA'’s affordable housing programmes, not just the AHP 2021-26. It does not
include affordable housing starts which were not funded by the GLA.

LONDON ASSEMBLY  * excluding City of London


https://www.london.gov.uk/programmes-strategies/housing-and-land/increasing-housing-supply/affordable-housing-statistics

Where have GLA-funded homes been completed?

There have been 81,521 GLA-funded affordable
home completions since April 2016. 78,211 of
these (96 per cent) have been funded by the AHP
2016-23.

In this period, GLA-funded completions per borough
range from 324 to 6,715 (excluding City of London).

Completions are broadly similar when comparing
Inner (38,468) and Outer London (42,777).*

In Inner London, a significant proportion of
completions were in east London, for example
Tower Hamlets (6,715) and Newham (6,370),
compared to west London boroughs such as
Kensington & Chelsea (753).

In Outer London, a significant proportion of
completions were in Ealing (5,404) and Brent
(5,337) compared to outer boroughs south of the
river, such as Richmond-upon-Thames (324).

All GLA-funded programmes: affordable home completions per
borough since 2016

37 6715 Enfield:2089

Barnet:3472

Harrow:1610 Haringey:2390 3019

Redbridge:1112
Havering:1204

Brent:5337 SIS
~ am: 151876 Hac:1252
B&D:3161

L)
Hillingdon:1473 =
Wes:1809 Cit:3

1713¢:753

Hounslow:3613 Southwark:4234 »2e

N GFeenwiéh:SWé

Lam:2429 Bexley:1773

Richmond:324 i .
ichmon Wan:3194 Lew:2681 ¥

Merton:928

Kings:849

Sutton:660 Croydon:3445 Bromley:914

Map data: © Crown copyright and database right 2018 - Created with Datawrapper
Source: GLA, Affordable Housing Statistics. This data includes completions of homes under all GLA affordable
housing programmes and therefore includes completions of homes which had been started in previous years to
the AHP

LONDON ASSEMBLY *London Plan definitions of Inner and Outer London
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https://www.london.gov.uk/programmes-strategies/housing-and-land/increasing-housing-supply/affordable-housing-statistics
https://www.london.gov.uk/programmes-strategies/planning/london-plan/the-london-plan-2021-online/annex-2-inner-and-outer-london-boroughs

Affordable homes by size

The GLA publishes some data on bedroom sizes of
affordable homes, with the caveat that bedroom
data is not collected for all its programmes and is
therefore incomplete. Since 2016, data on bedroom
number is available for 80 per cent of the homes
started and 88 per cent of homes completed under
GLA-funded affordable homes programmes.

From this data, the most common bedroom size
for completions was 2 bed homes (41 per cent).

The GLA'’s Strategic Housing Market Assessment
(SHMA) sets out how many affordable homes are
needed and of which size. This is not a specific
target for GLA-funded homes. Boroughs have their
own needs assessments, which may differ from the
GLA’s.

Compared to its assessed bedroom need, GLA
recorded programmes since 2016 have delivered a
higher proportion of 2- and 3-bed homes and a
smaller proportion of 1-bed and 4+ bed homes.

All GLA recorded programmes: completions 2016-25 by
bedroom compared to assessed bedroom need

8 2016-25 completions (%) 8SHMA need (%)

Studio / 1 Bed
60%

2 Bed

4+ Bed

Source: GLA, Affordable Housing Statistics, Bedroom Breakdown and Strategic Housing Market
Assessment (SHMA) 2017. This chart compares completions to bedroom requirements outlined
for intermediate/low cost rent homes combined (excluding market). Data on bedroom sizes is not
published for specific programmes.

LONDON ASSEMBLY
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https://www.london.gov.uk/programmes-strategies/housing-and-land/increasing-housing-supply/affordable-housing-statistics
https://www.london.gov.uk/sites/default/files/london_shma_2017.pdf
https://www.london.gov.uk/sites/default/files/london_shma_2017.pdf

LONDONASSEMBLY

Affordable Homes Programme 2021-26



AHP 2021-26: Key facts

5

@

Funding
In 2021, the Mayor was allocated £4 billion from the Government for the Affordable Homes Programme
2021-26.

Targets

The original target, set in 2021, was for 35,000 starts. Citing the challenging delivery context, in 2023,
the GLA and government reset this target to between 23,900 and 27,200.1 In 2025, this was again
adjusted to between 17,800 and 19,000 starts.?

The GLA has set a target for 60 per cent of these homes at social rent (see p.19).

Developments with ten or more homes funded by the AHP 2021-26 are expected to ensure that all new
build homes meet standards for accessible and adaptable dwellings, while 10 per cent are suitable for
wheelchair users. The GLA does not have specific targets for these homes under the AHP and does

not publish data on accessibility in AHP-funded homes.

Deadlines
Deadline for starts: March 2026

Deadline for all completions: March 2030

LONDON ASSEMBLY

IMHCLG, Update from MHCLG on targets on the 2021-26 Affordable Homes Programme, 30 July 2024
2BBC News, London mayor agrees 22% cut in affordable housing target, 14 May 2025
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https://www.gov.uk/government/publications/update-from-mhclg-on-targets-on-the-2021-26-affordable-homes-programme/update-from-mhclg-on-targets-on-the-2021-26-affordable-homes-programme
https://www.bbc.co.uk/news/articles/c8e6w89537lo

AHP 2021-26 starts and completions

Up to March 2025, there have been 5,188
affordable homes started under the AHP
2021-26, against a lower target of 17,800 by
March 2026.* This represents 29 per cent of
homes against the lower target.

This leaves between 12,612 and 13,812
homes to start in the final year of the AHP
2021-26 to meet the target. This is between
three and four times the 3,411 affordable starts
made under the programme in 2024-25. In the
final year of the AHP 2016-2023 there were
25,658 starts, 22.1 per cent of the
programme’s total target starts.

By March 2025, the GLA had completed 871
homes under this programme, 17 per cent of
the homes it started. This means it has a
minimum of 16,929 homes to complete by
March 2030, depending on how many homes
it starts.

GLA Affordable Homes Programme 2021-26 starts and completions

-~
5,188
__._.___._-—l—"-

Starts
;deadﬁne
: 2026

___________________________ Original upper
" targget, 2?,?80

. Original lower
: target, 23,900

New up

er
........................... e target, 19,000
--------------------------- ® New lower

i target, 17,800

Completions
deadline :
2030

2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29 2029-30

Source: GLA, Affordable Housing Statistics

LONDON ASSEMBLY The AHP 2021-26 an original target of 35,000 which was renegotiated to between 23,900 and 27,100 in 2023, and subsequently to between 17

17,800 and 19,000.


https://www.london.gov.uk/programmes-strategies/housing-and-land/increasing-housing-supply/affordable-housing-statistics

Comparison: AHP 2021-26 Homes England completions

To March 2025, Homes England has started
77,207 affordable homes under its AHP 2021-
26 programme.

The combined target for HE and GLA delivery
in the 2021-26 programme is 110,000 to
130,000 affordable starts.*

Homes England has completed 32,201 homes
under the programme, 42 per cent of the
homes it has started.

Homes England Affordable Homes Programme 2021-26
starts and completions

@ Cumulative starts @ Cumulative completions

77,207
48,438
32,201
26,197
14,656
10,207
4,812
go2—
2021-22 2022-23 2023-24 2024-25

Source: Homes England, Housing Statistics 2025. Starts and completions for the AHP 2016-23 are
recorded under Shared Ownership and Affordable Homes Programme 2016-21.

LONDON ASSEMBLY ! Update from MHCLG on targets on the 2021-26 Affordable Homes Programme
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https://www.gov.uk/government/statistics/housing-statistics-1-april-2024-to-31-march-2025
https://www.gov.uk/government/publications/update-from-mhclg-on-targets-on-the-2021-26-affordable-homes-programme/update-from-mhclg-on-targets-on-the-2021-26-affordable-homes-programme

Tenure of homes under the AHP 2021-26

The Mayor has stated that the most acute housing need in
London is for low-cost homes including social rent.!

The GLA has set a target for at least 60 per cent of
homes under the AHP 2021-26 to be delivered at social
rent.?

It is currently on track to exceed this target, with:

84 per cent of homes started as of March 2025 for
social rent

« 77 per cent of homes completed by March 2025 for
social rent.

Social rent is the most expensive tenure for housing
providers to deliver. The GLA has said that there is
therefore a balance between the number of social rent
homes which can be delivered and the number of homes
that can be delivered overall.3

AHP 2021-26 starts and completions by tenure

@ Affordable starts @ Affordable completions

4,364

666

578

Shared Ownership

202 170

I s
Other Affordable Rent

Social Rent London Living Rent

Source: GLA, Affordable Housing Statistics. Social rent includes London Affordable Rent benchmarked
at Social rent values. Note: this figure includes all ‘new’ homes, including replacements of demolished
homes.

1 Mayor of London, Homes for Londoners: Affordable Homes Programme 2021-26, Funding Guidance, November 2020

LONDON ASSEMBLY

2London Assembly, Housing Committee, Transcript of Agenda ltem 7 — Affordable Homes Programme 2021-26, 19 October 2023 19

3 London Assembly, Budget and Performance Committee meeting, Transcript of Agenda Item 10 — 2023-24 GLA Group Outturn for Affordable Housing, 23 July 2024



https://www.london.gov.uk/programmes-strategies/housing-and-land/increasing-housing-supply/affordable-housing-statistics
https://www.london.gov.uk/sites/default/files/301120_homes_for_londoners_-_funding_guidance-acc1.pdf
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b28855/Minutes%20Appendix%201%20Transcript%20Housing%20Committee%20october%202023%20Thursday%2019-Oct-2023%2010.00%20Housing%20Co.pdf?T=9
https://www.london.gov.uk/about-us/londonassembly/meetings/documents/b29898/Appendix%202%20-%20Draft%20Budget%20and%20Performance%20Committee%20Transcript%20-%2023%20July%202024%20-%20Affordable%20Housing%20.pdf?T=9

Comparison: how many social rent homes are there under the
AHP 2021-26 outside of London?

As of March 2025, Homes England (HE) had delivered
a lower proportion of social rent compared to the GLA,
although a higher overall number. For Homes England,
Affordable Rent* was the most common tenure followed
by Affordable Home Ownership.

The tenure targets for combined HE and GLA delivery in
the 2021-26 programme are at least 40,000 social rent
and 44,000 to 56,000 affordable homes for ownership.

A significant number of Homes England starts (45,727)
are ‘Affordable Tenure TBC’, suggesting that as homes
are completed, exact tenures are still to be decided.

Homes England AHP 2021-26 starts and completions by tenure to
March 2025

@ Starts @ Completions

12,846
11,836
11,186 11,515
7,464
: I
Social rent Affordable rent Affordable home ownership

Source: Homes England, Housing Statistics 2025

LONDON ASSEMBLY
market rents.

*Affordable rent is defined as at least 20 per cent below local market rents, compared to social rent, which is approximately 50 per cent of local

20


https://www.gov.uk/government/statistics/housing-statistics-1-april-2024-to-31-march-2025

LONDONASSEMBLY
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AHP 2016-23: Key facts

Funding

= In 2016 the Mayor was allocated £3.15 billion from the Government for the Affordable Homes
Programme 2016-23.

In 2018, the Mayor was allocated a further £1.67 billion from the Government for this programme.

@/’ Targets

The original target, with the 2016 funding, was 90,000 starts. Following further funding, this target
increased to 116,000 starts.

Deadlines

The original deadline for starts was March 2021. This was extended to 2023 due to the further funding
in 2018 and later due to the pandemic. There is not a deadline for completions.

LONDON ASSEMBLY 22



AHP 2016-23 GLA completions

In 2024-25, there were 10,558 completions under GLA Affordable Homes Programme 2016-23 starts and
the AHP 2016-23. To March 2025, 65 per cent of completions
homes have been completed under this programme. ® Cumulative starts @ Cumulative completions

This leaves 40,854 homes that have been started 116,782

but not yet completed. :

Unlike the 2021-26 programme, there is no deadline 91,194

by which homes must be completed under the AHP

2016-23 and the GLA has not published yearly 75,928
targets for completions. In 2023, the GLA stated that 72,284 ’

it expected most homes to be completed by 2029
and a small number in the early 2030s.1

65,370

58,960 5
55,027

When combined with the target completions from the 41,704 41,078
2021-26 programme, this means that the GLA still
needs to complete roughly 60,000 affordable homes 27,160

in the next five years. prd __ 21,756
14,605 14,326

/ / Starts
7,189 6,980 : .
1261——3729— i deadline

2015-16 2016-17 2017-18 2018-19 2019-20 2020-21 202122 2022-23 2023-24 2024-25

30,755

Source: Starts: GLA, Affordable Housing Statistics; Completions from 2015-23 |etter from Deputy Mayor
for Housing and Residential Development to the Housing Committee, October 2023
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Comparison: AHP 2016-23 Homes England completions

Unlike the GLA, Homes England had a deadline for

completions of March 2025.

As of March 2025, Homes England had completed
128,310 of the 136,169 affordable homes it started
under the AHP 2016-23 programme (94 per cent).

This leaves 7,859 homes that have been started

but not yet completed.

Homes England Affordable Homes Programme 2016-23

starts and completions

@ Cumulative starts 8@ Cumulative completions

81,201

49,582 46155

23,460 23,304

4,078 7,432
1,080 —

2016-17 2017-18 2018-19 2019-20

136,169
130,401 128,310

120,151 119,508

105;517 107,470

90,405

67,503

2020-21 2021-22 2022-23 2023-24 2024-25

Source: Homes England, Housing Statistics 2025. Starts and completions for the AHP 2016-23 are

recorded under Shared Ownership and Affordable Homes Programme 2016-21.
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Social housing need

Cumulatively local authorities in London had a total of

336,357 households on their waiting lists in March 2024.

This is 25 per cent of England’s total. Some households
may be on lists for multiple local authorities.

The cumulative size of waiting lists in London has
increased by 48 per cent from 227,549 in March 2016.

The number of households on local authority waiting
lists in 2024 range from 1,479 (Bexley)* to 38,417
(Newham).

Newham, Lambeth and Brent each had over 30,000
households on their local authority waiting lists in 2024.

Households on local authority waiting list, March 2024

B |
1,072 38417

Enf:6401

Bar:4437

Har:2427

Red:7871
Hav:3036

B&D:3940

Hill:3896 Eal:7419
We:5232

H:188%:2923
Hou:3892

Bex:1479

Mer:10665

Kin:2109

Sut:2443 | Cro8149 Brom:3201

Map data: © Crown copyright and database right 2018 « Created with Datawrapper

Source: MHCLG, Live tables on rents, lettings and tenancies, table 600, accessed 24 June. The
number of households on local authority waiting lists is not the same as the number of households
waiting for social housing. Some households may be on lists for multiple local authorities. Direct
comparisons between authorities’ housing waiting list may be misleading because authorities have
different arrangements for checking that applicants continue to require housing.
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Local authorities set their own qualification criteria for waiting lists and these may have changed over

this period. 26


https://www.gov.uk/government/statistical-data-sets/live-tables-on-rents-lettings-and-tenancies

Where are London’s new social rent homes?

There were 4,612 social rent starts across all GLA-
funded programmes from April 2023 to March 2025.
4,364 relate to the AHP 2021-26 and the remainder
relate to other programmes.

The boroughs with the greatest number of GLA-funded
social rent starts were the boroughs with the greatest
number of overall GLA-funded affordable starts:
Greenwich (706), Tower Hamlets (407) and Southwark
(401).

Eight boroughs recorded ten or fewer GLA-funded
social rent starts over this two-year period.

Lambeth, Brent and Newham, the boroughs with the
largest local authority waiting lists, recorded 153 GLA-
funded social rent starts collectively in this period.

All GLA programmes, social rent starts, 2023-25

|
0 706

Bar:0 ’

Har:3 Hari:115 Wal:34

Hav:98
Bre:41

Cam137 | “Hac:177 & ~
’ " B&D:302

New:75
Wes:16 Cit: 0

Red 9) :Y'
- Lam:37 Bex:0
ic:
Wan:159 Lew-162

Kin:104

Sut:1 Cro:118 Bro:29

Map data: © Crown copyright and datat right 201 reated with Datawrapper
Please note: this map does not mcIude affordable housing starts which were not funded by the

GLA. Source: GLA, Affordable Housing Statistics. Bexley and City of London recorded no starts of
any tenure in 2024-25.
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Social rent starts as a proportion of starts

In several boroughs, almost all GLA-funded starts were
for social rent. For example, Enfield (360 of 369),
Barking and Dagenham (302 of 315), Tower Hamlets
(407 of 434), Southwark (401 of 428) and Merton (98 of
106).

Other boroughs recorded a lower percentage of GLA-
funded social rent starts. These were generally
boroughs with lower numbers of total GLA-funded
affordable starts. For example, Bexley (0 of 1), Barnet
(0 of 94), Sutton (1 of 18) and Islington (6 of 93) all
recorded less than 7 per cent of GLA-funded affordable
starts as social rent.

All GLA programmes, social rent starts 2023-25 as percentage
of all starts

0%

Enfield: 98%

Barnet: 0%
Waltham
83%

Havering:
58% Y

;;;;;

Ealing: 76%

Bexley

Please note: this map does not include affordable housing starts which were not funded by the
GLA. Source: GLA, Affordable Housing Statistics. Bexley and City of London recorded no starts of
any tenure in 2024-25.
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Shared ownership and London Living Rent

Under the AHP 2016-23, therewas a  A|l GLA recorded programmes: starts and completions 2017-25 for shared

strong focus on shared ownership
with the GLA aiming to deliver at

ownership and London Living Rent homes

least 50 per cent of homes as shared @ Shared Ownership @London Living Rent

ownership or intermediate housing.
The AHP 2021-26 has moved away
from a focus on shared ownership
towards social rent.*

Since April 2023, overall starts of 6,089 6,145

starts. From April 2017 to March

2023, London Living Rent and

Shared Ownership homes accounted

for 36 per cent of all GLA-funded

affordable starts. In 2024-25, Shared

Ownership made up 12 per cent of

GLA-funded affordable homes starts O«ﬁ 0«,
and London Living Rent made up 1 K v
per cent.

Shared Ownership and London
Living Rent (LLR) homes have
decreased.
These tenures have also decreased
as a proportion of overall affordable
569 37

9

Starts Completions
7,693
5884 5993
4167 »343
3,860 e 3630
3,094 3048 2,982
2,165
580 2o0 588
427 477 314 407 |l302 | 435 1506
184 134 76
m % Bm B HE Hm Bm Hm BN
o > Sy o o 0 o ™ )
v N Y o e A ok v o
A q, 'b ¥ 9 & o S " g¥ o5 5
'\, '1, v qQ 3 v %% & ~N QP v % 4% v
e ’19 e P PP SO T

Source: GLA, Affordable Housing Statistics. Shared Ownership and London Living Rent are reported in GLA
statistics as combined categories until 2023-24 onwards. 2017-2022: GLA, letter from Deputy Mayor for Housing
and Residential Development to the Housing Committee, October 2023

*The Mayor has stated that the most acute
LONDON ASSEMBLY housing need in London is for low-cost homes
including social rent.

2017-2022 figures are based on the tenure type that the investment partner had proposed
and are therefore subject to change as partners were permitted to change the tenure 30
between shared ownership and LLR post-completion.
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https://www.london.gov.uk/sites/default/files/301120_homes_for_londoners_-_funding_guidance-acc1.pdf

Shared ownership and London Living Rent (LLR) per

borough

Since April 2017, there have been:

36,275 shared ownership starts

3,043 LLR starts

26,764 shared ownership completions
2,691 LLR completions.

Over this period:

Completions of these tenures range from
2,390 (Ealing) to 46 (Westminster).
Starts range from 3,397 (Ealing) to 83
(Kensington and Chelsea).

All GLA recorded programmes: shared ownership and LLR
completions, 2017-25

]
0 2390

Enfield:613

Harrow:647

Havering:460

Hill:561

Merton:511
Kin:431

Map data: ® Crown copyright and database right 2018 + Created with Datawrapper
Source: GLA, Affordable Housing Statistics. This data includes completions of homes under all GLA

affordable housing programmes and therefore includes completions of homes which had been started in
previous years to the AHP.
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Council Homes delivery: Key facts and context

=

©)

Funding: Almost all GLA-funded council homes in London since 2018 have been funded via the Mayor’s two
Affordable Homes Programmes but some homes have been funded through other funding streams.

Targets and deadlines: In Sadiqg Khan’s manifesto for the 2024 Mayoral election, he committed to 40,000 new
council homes by 2030, but has not yet specified which homes are included in this target.! In November 2023, the
Mayor committed to a target of 10,000 acquisitions by councils “in the next decade”.? He has said that these
targets are likely to be delivered through the AHP and “equivalent” future funding allocations from the
Government, which have not yet been allocated.?

Acquisitions: Under the AHP 2021-26, acquisitions can account for up to 30 per cent of all funding. This includes
‘second-hand’ acquisitions (up to 10 per cent), where existing homes are bought on the market, and ‘off the shelf
acquisitions’, where newly built homes are bought from developers.

Estate regeneration: AHP funding may sometimes be used for replacement homes on housing estates where
existing homes have been, or will be, demolished. These are counted towards the cap on second-hand
acquisitions (unless the homes being replaced were considered “obsolete”). On 26 June 2025, the GLA estimated
that based on current approved projects, 1,273 homes will be demolished to be rebuilt under the AHP 2021-26.
The GLA does not publish data on how many starts under the AHP are part of estate regeneration projects. It
does not hold information about the proposed tenure of replacements of demolished units or the square meterage
of the proposed replacement homes.

LONDON ASSEMBLY

1 Sadig Khan 2024 manifesto: Building a fairer, safer, greener London for all
2 GLA, Mayor launches major new council housing programme, November 2023 33
3 MQ2024/1784, Council homes (7), 20 June 2024



https://sadiq.london/manifesto/top-10-manifesto-pledges/
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How many GLA-funded council homes have been delivered

In London from 2018 to 20247

Since 2018,* there have been 25,359 council
homes started and 12,552 completed under the
Mayor’s affordable housing programmes. These
include homes which have been acquired from the
private sector and converted into council homes

(0.37).

This includes funding from all of the Mayor’s
affordable housing programmes and other sources,**
but most homes have been funded through the
AHPs:

« 2016-23 programme — 22,101 starts and 11,371
completions

« 2021-26 programme — 1,838 starts and 644
completions

The Mayor met his target of 20,000 council home
starts by March 2024. Of the 25,359 council homes
started, as of March 2025, 12,807 (51 per cent) were
not yet completed.

Most of these council homes are at social rent or
London Affordable Rent levels (20,219 starts of
25,359).

Council homes under Mayoral programmes since 2018
starts and completions

8 Cumulative starts 8 Cumulative completions

25 359

24 031
23,092

/

12 825 12 552

8 862

7345
/ 6,338
/ 4,434 /
1.304 2,854
475 ’
149 1,352

2018-19 2019-20 2020-21 2021-22 2022-23 2023-24 2024-25

(from Sept
18)

Source: GLA, Affordable Housing Statistics: Council Homes Starts and Completions. Data is available
from September 2018 on the number of GLA-funded council homes started and completed in London,
including acquisitions.
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* Data for GLA-funded council homes is available for September 2018 onwards
**The GLA also uses funding from the ‘Right to Buy ringfence’ to fund council homes, separately from AHP funding.
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GLA-funded council home starts in 2024-25

There were 1,328 GLA-funded council home All GLA programmes: council homes starts by borough in 2024-

starts in 2024-25. This was an increase of 41 per 25
cent on the 939 council home starts funded by the o —
GLA in the previous year. Enfiokd: 360

Barnet: 34

Boroughs bid for funding from the GLA. In 2024-25,
two councils — Enfield and Hillingdon — started 47

Harrow: 45 Haringey: .
6§ Y Wal: 0

. Redbridge:
per cent of all GLA-funded council homes. S 0" Havering:
Cam: 18 |s:0g Hac:43

Barkin
By contrast, 13 councils,* did not start any GLA- Hitipgdon: Ealing: 0 a T [Newem and e
funded council homes last year. ) =

H H Hounslow: Sou: 1
Overall Outer London was home to the majority of 0 o
GLA-funded council home starts, but outer London Rich:0 Wang:3 " Towiran ’
boroughs also made up the majority (12 of 13) of Z
the councils that recorded no GLA-funded council Merton: 0
home StartS Kingston: 8
Sutton: 0 Croydon: 0 Bromley: 0

nt and database right 2018 - Created with Datawrapper

Source: GLA, Affordable Housing Statistics: Council Homes Starts and Completions. This map does not
include affordable housing starts which were not funded by the GLA
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GLA-funded council home completions since 2018

Southwark has the highest number of GLA-funded All GLA programmes: council homes completions by borough

council home completions since 2018 of any since 2018
borough (1,373). ! = o
Tower Hamlets has the second highest number of
GLA-funded affordable completions since 2018 of
any borough (5,261), but a relatively small number
of council home completions (201). Brent780 |

Harrow:144

Other boroughs that have a smaller number of Hillngdon:317/ 55y JEaing 324
council home completions since 2018 in relation to
total affordable completions in this period include:

Hounslow:972

 Greenwich:322
A Bexley:3

) Lam:2.
Richmond:18 Wands:233

» Ealing (324 compared to 5,000)
«  Croydon (240 compared to 3,105).

Merton:1

Kingston:126

Sutton:68 Croydon:240 Bromley:60

Map data: © Crown copyright and database right 2018 - Created with Datawrapper

Source: GLA, Affordable Housing Statistics: Council Homes Starts and Completions. This map does not
include affordable housing starts which were not funded by the GLA. This data includes a small number of
homes funded through separate ring-fenced funding which are not counted in statistics for the general
affordable housing programmes.
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Council home acquisitions

A proportion of council home starts under the Council homes acquisitions under the Affordable Homes
affordable homes programmes since 2018 have Programmes since 2021

been acquisitions rather than new builds — 1,819 of
25,359.

@ Starts per year @ Completions per year
Up to March 2025, under the new AHP 2021-26,
which has a 30 per cent cap on funding for
acquisitions:

1,023
938

« 27 per cent of council home starts have
been acquisitions (505 of 1,838)

63 per cent of council home completions
have been acquisitions (406 of 644).

Under the 2016-23 AHP since 2021:

« 8percentof council home starts have been
acquisitions (1,294 of 15,247).

13 per cent of council home completions
have been acquisitions (1,293 of 10,019).

108

428 444
209
77
Separate from AHP funding, councils can also -

acquire homes funded by the ‘Right to Buy 2021-22 2022-23 2023-24 2024-25

rmgfence - Since 2018, GLA statistics have Source: GLA, Affordable Housing Statistics: Council Homes Starts and Completions. This chart does
re_corded 660 starts and 351 completions under not include affordable housing starts which were not funded by the GLA. Completions in 2023-24 and
this scheme. 2024-25 are a mixture of acquisitions funded under the AHP 2016-23 and AHP 2021-26.
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Supported and specialist housing: key facts and context

Context: Supported and specialist housing (SSH) is accommodation provided for a specific client
group that includes support, supervision or care to help people live as independently as possible in
the community. Client groups can include (but are not limited to) disabled Londoners, older
Londoners, Londoners experiencing homelessness and people fleeing domestic abuse.

Funding: The Mayor can use Affordable Homes Programme funding for supported and specialist
housing and also has some separate funding pots that can deliver affordable supported/specialist
homes or homes for specific client groups, including:

« Single Homelessness Accommodation Programme (SSH)

« Care and Supported Specialised Housing 2023-25 (SSH)

Some of the Mayor’s programmes have targets and deadlines while others do not, for example:
« Affordable Homes Programme 2021-26: One percent of total homes to be supported and

specialist — roughly 178 to 190 homes.
« Single Homelessness Accommodation Programme: up to 800 completions by March 2025.

LONDON ASSEMBLY
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Supported and specialist housing

In 2024-25, there were 508 GLA funded All programmes: supported and specialist starts and
affordable starts of supported/specialist homes, completions
compared to 167 in the previous year. _
@ Starts per year 8 Completions per year

Affordable starts in 2024-25 were funded through
a mix of programmes:
* AHP 2021-26: 212 starts
+ Single Homelessness Accommodation

Programme: 296 starts (see p.41)

Affordable completions in 2024-25 were funded

mostly through the 2016-23 AHP:

 AHP 2016-23: 368 completions

* AHP 2021-26: 42 completions

« Single Homelessness Accommodation
Programme: 152 completions 247

« Care and Support Specialised Housing 2023- i i I i T
25: 18 completions. ﬁ i I

Cumulatively, there have been 286 affordable 201516 2016-17 2017-18 201819 2019-20 202021 2021-22 202223 2023-24 2024-25
supported and specialist starts under the AHP

2021-26 alone, on track to exceed the target of one
per cent of total homes relative to the lower target
of 17,800 starts.*

Source: GLA, Affordable Housing Statistics.

*This target has been reduced from an original target of five to 10 per cent of total homes (which related to the original target of

LONDON ASSEMBLY 35 500 homes for the AHP 2021-26).
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SSH: Single Homelessness Accommodation Programme (SHAP)

The SHAP supports rough sleepers with high or complex needs and vulnerable young Londoners experiencing or at risk of experiencing
homelessness. From 2023 to its March 2025 deadline, the SHAP delivered:

+ 176 completed homes against a target of 800 (22 per cent)
* 346 homes started (41 per cent of the completions target).

SHAP, delivery against target by March 2025 deadline of 800 homes

41% 22%

Starts Completions

Source: GLA, Affordable Housing Statistics.
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Other programmes: Refugee Housing Programme

The Refugee Housing Programme started in April
2023 with £126m of Government funding. Its aim
was to deliver affordable homes for those with
acute housing needs who arrived in the UK via the
Ukrainian and Afghan resettlement schemes.

It is not listed as supported and specialist housing
by the GLA but the GLA states that most people
moving into these homes will need some form of
ongoing support.! Funding was available for both
the acquisition of existing homes and building new
homes.

The programme aimed to deliver up to 630 homes
by March 2024, later updated to October 2024 at
the latest.

In 2024-25 there were 37 GLA funded affordable
starts and 101 GLA funded affordable
completions under the Refugee Housing
Programme. This brings the total to:

e 192 starts
« 309 completions*

Refugee Housing starts and completions, per year

@ Starts per year B Completions per year

2023-24 2024-25

Source: GLA, Affordable Housing Statistics. *The GLA has said that the reason that the number of
completions is higher than the number of starts is that some homes were counted as starts under the
Land Fund and completions in the Refugee Housing Programme.
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The Mayor’s other affordable housing programmes

Programme

Community
Housing Fund

Land Fund

GLA Land and
Property

LONDON ASSEMBLY

Client group Funding Target Affordable Starts* Affordable
Completions*
Not specified £38m allocated by the 500 affordable homes with 74 since 2021 74 since 2021

Governmentin 2018

an initial deadline of March
2023 which has now been
extended, with no date
specified. The GLA is
prioritising funding for
projects which can start by
March 2026.

The aim of the Land Fund is to
increase the supply of all housing,
including affordable housing. The
Land Fund is used to support
partners to deliver sites for housing.

£736m Land Fund. Of
this money, £250m was
invested by the Mayor in
2017, and a further
£486m was allocated by
the Government in
2018.

8,000 homes (not just
affordable) in London by
2030 (this target relates
specifically to the £486m
from the Government)

406 since 2019

88 since 2019

The GLA owns and controls a large
amount of land in London, which it is

The GLA inherited 635
hectares of land in

Up to 68,000 new homes
over the next 25 years

630 starts since

781 completions

using for housing delivery, partnering | 2012. (from 2012) on the Mayor’s 2015 since 2015
with developers and housing land, with a target of 50 per
associations. Long-term projects cent affordable.
include the Greenwich Peninsula
(c.18,000 homes) and Barking
Riverside (c.13,000 homes).
*Data is as set out in the GLA, Affordable Housing Statistics. Figures have been counted from the year they appear in the dataset 43
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Other formats and languages

If you, or someone you know needs this report in large print or braille, or a copy
of the summary and main findings in another language, then please call us on:
020 7983 4100 or email assembly.translations@london.gov.uk

Chinese

T B AR SO N BB RS

ik B T IR R AT Tl e T T H 4 £ S 5 Rk
Email S3#&MTBER .

Vietnamese

N;éu 6ng (ba) muén ni dung van ban nay duge dich sang
tiéng Viét, xin vui long lién h¢ vai chung toi bang dién
thoai, thu hodc thu di¢n tir theo dia chi ¢ trén.

Greek

Eadv emBupsite mepiAnyn aurou Tou KEIuévou oTnv yAwooa
oag, mapakaAw KaAéore rov apiBuo rj emkoivwvriore padi

ag ot avwrépw TaxudpopIki 1j TNV nAsKTpoviIkh Sisibuvon.

Turkish

Bu belgenin kendi dilinize ¢evrilmis bir dzetini
okumak isterseniz, liitfen yukaridaki telefon
numarasini arayin, veya posta ya da e-posta
adresi aracilifiyla bizimle temasa gecin.

Punjabi

7 3t for TrsRy T Aty wuet 3w few B
¥d, 3 faour g9a fon S99 '3 @5 w9 W
Bug 83 3 W g U3 '3 wE Hued 9|

Hindi

Af AT TH A BT ARG IO W F
@Y A SR A gL FaR W B R AT IR A
T IE UG AT S A U0 W EH W WD Y|

Bengali

I qfin @B wlEETs GF5T TRIH NeE SIEE e B,
SR T FE GF FAEA Q1 Grate T e a
B-(I% S SN S0 CAISITANST A0 |

Urdu

U () ol A 1S sl (ol Sl R
WS O oy i e Kol gl g I8

i sl iy S S5 VLo, S0y

oS k) u S

Arabic

edog do papsed 1d gag dp wde Jsoagd
sl Joaddd) J G ad e dipacdd) elg s
350w O o sded sasued ol d
Al goseddd

Gujarati

Bl dAR AL ElA%ell AR dUA eurlal
FASAL SlU dl BUR U ol Y2 Slel S
Al GU UUA ULE AL S-ADA Asllall
W2 2R AUS A

Connect with us

The London Assembly

City Hall
Kamal Chunchie Way
London E16 1ZE

Website: https://www.london.gov.uk/about-
us/london-assembly

Follow us on social media
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