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SECTION 1:
1.1

INTRODUCTION

This Housing Strategy accompanies the planning application for the redevelopment
of the BXC site. It explains the residential component of the application proposals,
specifically the affordable housing, and should be read alongside the supporting
documents that accompany the planning application, specifically the Development
Specification and Framework (Volume BXC1) – which sets out the full extent of the
application proposals, the Environmental Statement (BXC2), Design and Access
Statement and Design Guidelines (BXC 3), Planning Statement (BXC 4), Transport
Assessment (Volume BXC 5) and the Regeneration Strategy (Volume BXC 12). It
draws upon the research and analysis that has been undertaken by the Development
Partners in the lead up to the submission of this planning application.

1.2

The scale and nature of the regeneration of the BXC site makes it one of the most
significant developments to be progressed in London. The application proposals
respond to the site’s strategic importance, embracing the high-density urban
renaissance agenda, promoting mixed use development and exhibiting the highest
standards of design, quality and construction.

Housing forms a significant

component of the scheme proposals and its delivery is critical to realising the overall
vision for the creation of a vibrant new urban area and a sustainable, inclusive and
mixed community. An exemplar regeneration project will be delivered.
1.3

This Housing Strategy sets out a high level overview of the planning policy context for
housing, the design and sustainability principles which underlie the housing
proposals, the proposed housing mix, the proposals for the reprovision of the
Whitefields Residential Estate alongside details relating to the approach to be taken
to housing delivery and estate management.
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SECTION 2:
2.1

POLICY CONTEXT

The Development Partners have prepared the application proposals with reference to
the extensive policy guidance for the delivery of housing through the planning
system. There is considerable consistency in the key policy messages at all levels
and this has influenced the application proposals for the BXC site.
a)

2.2

National

The Government’s objectives for housing are set out in Planning Policy Statement 3
(PPS3). These objectives are not prescriptive and do not seek to prioritise one
objective over another, or, favour one tenure over another. The Government’s key
housing goal is to ensure that everyone has the opportunity of living in a decent
home, which they can afford and in a community where they want to live.

2.3

In order to achieve this, the Government is seeking to achieve a wide choice of
quality homes, both affordable and market, to widen opportunities for home
ownership, to improve overall affordability by increasing housing supply levels and to
create sustainable, inclusive and mixed communities. Key characteristics of a mixed
community are identified as a variety of housing, particularly in terms of tenure and
prices and a mix of different households such as families with children, single person
households and older people.

Emphasis is placed upon providing high quality

housing for people who are unable to access or afford market housing, for example
vulnerable people and key workers as well as helping people make the step from
social-rented housing to home ownership.
2.4

Policy recognises the wider benefits associated with securing a sufficient supply of
intermediate affordable housing and the importance of this to helping address the
needs of key workers and those seeking to gain a first step on the housing ladder by
reducing the call on social-rented housing, freeing up social-rented homes, providing
wider housing choice for households and ensuring that sites have a mix of tenures.
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2.5

Particular emphasis is placed on promoting sustainable patterns of development,
including more efficient use of land in accessible locations and the re-use of vacant,
brownfield land.

The level of housing provision should be determined taking a

strategic, evidence-based approach that takes into account relevant local, subregional, regional and national polices and strategies achieved through widespread
collaboration with stakeholders. Targets for affordable housing should also reflect the
likely economic viability of land for housing within the area including the level of
developer subsidy that can reasonably be secured. Site-specific decisions about the
amount and type of affordable housing to be provided whilst taking into account
factors such as targets, need, viability, are ultimately a matter for agreement between
the parties.
2.6

PPS3 defines affordable as both social rented and intermediate housing, provided to
specified eligible households whose needs are not met by the market. Affordable
housing should meet the needs of eligible households at a price they can afford and
include provisions for the home to be secured for future eligible households. In the
event these restrictions are lifted, the subsidy should be recycled for alternative
affordable housing provision.

2.7

Social rented housing is defined in PPS3 as rented housing owned and managed by
local authorities and RSLs, for which guideline target rents are determined through
the national rent regime. It may also include rented housing owned or managed by
other persons and provided under equivalent rental arrangements to the above.

2.8

The general definition of intermediate affordable housing provided by PPS3 is
housing at prices and rents above those of social rent but below market price or
rents. They can include HomeBuy tenures, other low cost homes for sale and
intermediate rent.
b)

2.9

Regional

The London Plan identifies the BXC site as being one of 28 Opportunity Areas –
locations where London’s growth will be targeted capable of accommodating
substantial new jobs or homes, the potential for which should be maximised.
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2.10

The BXC site is located within the North Sub Region of London (as identified by the
London Plan1) – this sub region is recognised to have an important role in
accommodating future growth in the capital, including in the region of 59,000
additional homes (13% of the London total), which rises to 66,500 in the
Consolidated London Plan 2004 with Alterations to 2016.

2.11

The Consolidated London Plan shows that the target for additional homes for Barnet
from 2007/08 to 2016/17 is 2,055 units per annum. Table 5B.1, which also includes
West Hendon, identifies a requirement for a minimum of 10,000 homes - the delivery
of the BXC site will go a long way to meeting the 10 year overall target of 20,550
units2.

2.12

North London’s access to the A1/M1 corridor means that it has the ability to act as a
strategic hub or gateway between several growth areas and in turn to facilitate wider
growth by delivering improvements to i) the strategic transport infrastructure and ii)
the town centres that provide skills and support services to the resident work force.
The interplay between existing and potential capacity of the public transport system
and the opportunity to optimise the intensity of development is of paramount
importance and the redevelopment proposals capitalise upon this.

2.13

The Brent Cross Cricklewood area is a site which is important to achieving the
strategic vision for North London, as well as creating a new town centre to provide for
the needs of the existing and growing population to which housing is of significant
importance.

2.14

London Plan Policy 3A.5 encourages local authorities policies to promote a range of
housing choices in terms of the mix of housing sizes and types taking into account
the requirements of different groups, such as students, older people, families with
children and people willing to share accommodation.

1

Government Office for London, London Plan, February 2004 Consolidated with Alterations, February 2008.

2

Ibid, Table 3A.1
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2.15

Policy 3A.7 encourages large residential development in areas of high public
transport accessibility and the policy encourages these proposals to incorporate
elements of suitable non residential development such as offices and other work
spaces. The policy states this will encourage the creation of a sense of place and
more sustainable travel patterns.

2.16

The rationale that underlies the London Plan’s commitment to substantially
increasing London’s supply of affordable housing is similarly seen as an opportunity
to help reduce disparity. The Plan states that provision of affordable housing is
strategically important to London in order to promote mixed and balanced
communities and to redress the affordability issues that underlies the trend towards
social polarisation in terms of housing choices and opportunities.

Delivery of

affordable housing is not simply about achieving headline numbers; it is driven by a
wider agenda and it is against this context that the London Plan’s policies should be
applied to BXC.
2.17

The London Plan identifies a London wide affordable housing target that 50% of
housing provision should be affordable, provided as 70% social rented and 30%
intermediate tenures (Policy 3A.9). Affordable housing is defined in Policy 3A.8 as
housing designed to meet the needs of households whose incomes are not sufficient
to allow them to access decent and appropriate housing in their borough. Affordable
housing comprises social and intermediate housing.

2.18

London Plan policy 3A.9 requires Boroughs to seek the maximum reasonable
amount of affordable housing having regard to their own affordable housing targets
which in turn should have regard to the Mayor’s strategic 50% target from all sources
of supply should be affordable. It is also necessary, however, to consider the other
factors which Policy 3A.10 requires Boroughs to have regard to in negotiating the
amount of affordable housing, namely:

“Boroughs should seek the maximum reasonable amount
of affordable housing…, having regard to their affordable
housing targets adopted in line with Policy 3A.9, the need
to encourage rather than restrain residential development
and the individual circumstances of the site. Targets
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should be applied flexibly, taking into account individual
site costs, the availability of public subsidy and other
scheme requirements.”

2.19

Where affordable housing is provided the London Plan states that tenures should be
integrated within the rest of the development and have the same external
appearance.

2.20

The London Housing SPG3 provides advice to supplement the Mayor’s housing
policies as set out in the London Plan. Part B relates to affordable housing with
section 18 specifically providing advice on negotiating the provision of affordable
housing in individual private residential or mixed use schemes and includes a joint
GLA and Housing Corporation Policy Statement which sets out how the approach to
determining the amount of affordable housing specifically with reference to financial
viability appraisal.

2.21

Paragraph 18.12 of the SPG emphasises the importance of viability assessment in
determining the contribution a site will make to the provision of affordable housing:

“In undertaking an economic viability assessment of a
specific housing outcome, the borough should take into
account the impact of any planning obligations sought
for benefits other than affordable housing, recognizing
that requirements for contributions to schools,
environmental improvements, transport or social
infrastructure, may limit the affordable housing outturn.”4

2.22

The use of a cascade arrangement is also endorsed in the SPG where the receipt of
social housing grant is not certain. This should also be backed up through a viability
assessment and included in a S106 agreement.

3

The London Plan SPG Housing paragraph 18.12, 2004

4

Ibid Paragraph 18.12
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c)
2.23

Local

There is consistent policy support for the comprehensive regeneration of the Brent
Cross Cricklewood site in the 2005 SPG on the regeneration of The Cricklewood,
Brent Cross and West Hendon area and further set out in policy in the 2006 Barnet
UDP. Further housing and affordable housing guidance is set out in the 2007 Barnet
SPD. The Development Framework5 states that the vision for this area is to create a
new gateway for London and a vibrant urban area for Barnet by developing new
views and a public realm.6

2.24

Policy C9 of the adopted Barnet Unitary Development Plan 7 states:

“…the LB Barnet will grant planning permission for a
minimum of 5,000 new homes within the Brent Cross
Cricklewood area between 2006 and 2016. It is also
proposed that additional allocations of 2,500 new homes
are provided in the Eastern Lands, giving a total of 7,500
dwellings.
A prime objective of the proposed
development of Brent Cross Cricklewood is to provide a
range of housing products that promotes choice.
Supporting community facilities, including health
facilities, will also be required in association with new
residential development.

2.25

The supporting text to this policy in Paragraph 12.3.32 states:

“Consistent with the requirements of the London Plan,
the intention is to create a mixed use, high density
development in order to maximise the potential of the
site.”

5

Cricklewood, Brent Cross and West Hendon Regeneration Development Framework SPG, LB Barnet 2005

6

Ibid

7

LB Barnet Unitary Development Plan, 2006
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2.26

The Development Framework8 states that residential development is a key
component of the new town centre providing up to 8,000 residential units. The
existing built form of the regeneration area is also detailed in this document. It is
acknowledged that there is some of residential development in the regeneration area
and in particular in an area known as the Eastern Lands. This area comprises of 14
hectares of land including the Whitefield Residential Estate (circa 219 units),
Whitefield and Mapledown Schools, a Leisure centre, one large retail warehouse and
a large food store.

2.27

A principal theme of LB Barnet housing policy is the need to deliver a mixed and
balanced community. In particular the Council’s Affordable Housing SPG requires
that new housing development should incorporate a variety of different tenures and
that these should not be easily distinguishable from one another.9

2.28

The adopted Barnet Unitary Development Plan states in Policy H5, that having
regard to the Council’s target that half of the housing provision over the plan period is
affordable, the Council will seek to negotiate the “maximum reasonable amount on
sites of 10 or more units or 0.4ha or more”. Furthermore, Policy C9 which specifically
relates to Brent Cross Cricklewood identifies the intention that the mix of housing
should include affordable housing to meet the needs of the Borough.

2.29

The guidance contained in the Development Framework is consistent with the
Unitary Development Plan guidance stating that in view of the overall 50% target, the
Council:

“will seek to negotiate the maximum reasonable amount
of affordable housing…The precise proportion of
affordable housing will be determined in relation to
viability issues, site characteristics and the provision of
social and physical infrastructure”. (Page 34)

8

Cricklewood, Brent Cross and West Hendon Regeneration Development Framework SPG, LB Barnet 2005

9

LB Barnet SPD Affordable Housing, paragraph 1.10 February 2007.
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2.30

The Affordable housing SPD adopted in February 2007 contains details of prices that
a registered social landlord will pay for affordable units at Appendix 3. It states that:

“In all circumstances, the amount a RSL will pay for the
affordable housing is dependant on the mix of affordable
housing provided, and the availability of grant for certain
unit-types. In some circumstances the council may opt
for a lower level of affordable housing provision at a
lower cost of transfer to a RSL. In any event, the
maximum amount a RSL will pay for the social rented
homes or shared ownership is 70 per cent (less RSL oncosts) of the Barnet Total Cost Indicators” 10

2.31

The Affordable Housing SPD also states that in requesting the provision of an
element of affordable housing, consideration will be given to the viability of the
scheme, the site size, its suitability for affordable housing in terms of the mix in the
area, whether this might undermine the realisation of other planning objectives of
higher priority, whether it would be a successful housing development through the
mixing of unit sizes, and to ensuring that the housing can be managed.

2.32

In view of this there is no specific target for affordable housing in the Brent Cross
Cricklewood area, although the Council will seek a “maximum reasonable” amount
having regard to the overall target of 50%. This is in accordance with London Plan11
Policy 3A.8 which recognises the “need to encourage rather than restrain residential
development”.

2.33

The Unitary Development Plan

12

acknowledges the Mayor’s advised split, but does

not provide any specific breakdown for the Borough, and instead states that a mix
appropriate to meet local needs should be provided (Paragraph 13.1.21). This is

10

PPS3 Housing, November 2006, DCLG

11

Ibid

12

LB Barnet Unitary Development Plan, 2006
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supported by the LB Barnet’s supplementary planning document – Affordable
Housing13 which seeks “to provide the widest range of housing options for Barnet
people”.

“The Council will therefore, with reference to the London
Plan’s 70:30 social rented / intermediate ratio, negotiate,
on a site by site basis, a more appropriate split for Barnet
in order to enable the delivery of wider sustainable
development and regeneration objectives”.

2.34

The importance of Key Worker housing provision is emphasised in the Affordable
Housing SPG where it is stated that intermediate forms of affordable housing are
particularly important to the Barnet area as they provide housing for people such as
key workers who are one of the key drivers in the economic growth of the area. The
2006 UDP also emphasises the importance of the provision of good quality key
worker housing as these workers are fundamental in supporting public services in
Barnet and London as a whole.14

2.35

In relation to the affordability of intermediate housing both the SPD and UDP state
that in Barnet, intermediate housing is defined as housing available for people on
moderate incomes who cannot afford to buy or rent general market housing. This
reflects the London wide approach advocated by the GLA. The current upper income
threshold for intermediate housing is £58,600 - with a range of incomes required to
be targeted up to this level.

2.36

The Unitary Development Plan does not provide any specific guidance on the unit
size mix, however the Development Framework suggests a broad housing mix for the
Brent Cross Cricklewood scheme as follows:
• 1 bed – 26%
• 2 bed – 50%
• 3-4 bed – 24%

13

LB Barnet SPD Affordable Housing, paragraph 4.2, February 2007.

14

LB Barnet UDP, 2006, paragraph 8.3.2.3
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2.37

The Development Framework requires that buildings should engender principles of
inclusive design and address the needs of the entire community from those with
pushchairs to the elderly and people with disabilities. Its also includes “an aspiration
that Lifetime Homes be provided wherever possible, although it is recognised that the
physical characteristics of the area do not lend themselves to this in every location”
(Page 34).

2.38

The Development Framework is cited as visionary, but also identified as realistic and
robust. Of significance is the early development of infrastructure to facilitate capacity
for residential growth.

2.39

The Council commissioned a Housing Needs Survey (HNS) to be undertaken in 2006
by Fordham Research. The HNS states that the Council are justified in seeking the
provision of affordable housing from new residential developments with an annual
requirement for affordable housing units which stretches beyond the Borough’s
London Plan annual housing allocation.

2.40

The majority of the affordable housing need is for social rented properties according
to the HNS. However it is also acknowledged that much of this need (around 30%)
could be met through the provision of intermediate housing.

2.41

The 2007 Affordable Housing SPD benefits from the results of the 2006 HNS
available for its formation and acknowledges that:

“It is unrealistic to expect that all of Barnet’s need can be
met. Needs therefore have to be prioritised.”15

2.42

The SPD also points out that in order to ensure that communities do not become
polarised it is essential to sustain a supply of intermediate housing through the
development of low cost homes for sale and rent, or a combination of both. For this
reason the SPD states that the Council will negotiate a tenure split to deliver wider
sustainable development and regeneration benefits with regard to the London Plan
70/30 split.

15

LB Barnet SPD Affordable Housing, paragraph 7.4, 2007
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2.43

In regards to size, the SPD requires that for social rented properties, a good range of
unit sizes is needed, while the priority for intermediate housing is for 1 and 2 bed
properties.

2.44

The 2006 HNS concludes that in line with the London Plan, the LB Barnet are
justified in seeking a target of 50% affordable housing on sites of 10 units or more but
this must be economically viable on a site by site basis.

2.45

The 2006 HNS was undertaken before the release of current national policy and
guidance on housing needs analysis contained in PPS3 and Strategic Housing
Market Assessments. The Council do not therefore benefit from a strategic housing
market assessment (SHMA) which PPS3 states should be one of a number of
assessments that inform affordable housing policy formation16. SHMA includes the
added benefit of an analysis of housing needs in terms of market and affordable
housing and also include stakeholder input17.

16

PPS3 Housing, paragraph 22, DCLG, November 2006

17

Ibid Annex 3
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SECTION 3:
3.1

DESIGN PRINCIPLES

The Development Partners have, from the outset, adopted a design led approach to
the regeneration of the BXC with a view to optimising the housing element of the
scheme. All homes will be of the highest quality and standards of design and will
comprise a mix of housing types including both flats and houses - as appropriate to
the site specific circumstances of different parts of the site. The different character
areas are defined on Parameter Plan 001 and described in the Development
Specification and Framework (BXC1).
a)

3.2

Residential structure and buildings

Residents will benefit from the establishment of distinctive and diverse urban
environments that incorporate innovative and sustainable high density designs.
Three main categories of residential typologies are proposed:
• Perimeter Blocks (the predominant typology);
• Point Blocks; and
• Terraced Housing.

3.3

The predominant typology is that of the perimeter block as this is considered by the
Development Partners to be the most effective of the built forms to creating
successful urban environments offering the potential for clearly defined spaces,
enclosed by buildings and streets. Buildings that follow a continuous line around the
street block and contain private/commercial space within courtyards are considered
advantageous compared to those where individual buildings sit in the middle of a
plot. As a consequence the application promotes the creation of strong continuous
building frontages and perimeter blocks, with point blocks of varying storey heights
and terraced housing offering the potential to play an important role in creating a
varied town centre environment.
b)

3.4

Lifetime Homes and Wheelchair Standards

The Development Partners propose to apply and meet the requirements of ‘Lifetime
Homes’ standards to all new residential buildings, to the extent that this is consistent
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with the high density, mixed use development and the terms of the planning
application. ‘Lifetime Home’ standards seek to ensure that the home is flexible enough
to deal with any lifestyle or other changes that occupants may encounter. However, the
applicants acknowledge that it is important that the standards are applied in recognition
of the high density nature of the proposed development; in the event that one or more
of the standards cannot be achieved this will be identified and justified at a detailed
design stage.
3.5

The applicants have had regard to the London Plan and LB Barnet’s Unitary
Development Plan target that 10% of all new homes should be designed to meet
wheelchair standards or easy adaptation for wheelchair users. The Development
Partners recognise that this is a challenging target for any high density development.
Policy 3A.5 of the London Plan states that alternative percentages can be supported
by a comprehensive assessment of need and Policy H14 of the Barnet UDP states that
the Council will seek to negotiate for the provision of 10% of new housing to be
designed to wheelchair standards, where appropriate. The Development Partners will
have regard to the provision of the above target.
c)

3.6

Car Parking

The provision of parking for residents is an important design consideration.

The

Development Partners are proposing a sliding scale that will reduce from 0.8 to 0.5 as
the scheme evolves and the public transport improves. This level of parking provision
reflects the high level of accessibility of public transport, the contribution of the scheme
towards generating sustainable transport patterns and the need to ensure that
occupiers’ needs are met.
3.7

The disposition of parking spaces by unit/tenure type will be derived at the detailed
design stage. However, in general, parking will be incorporated into mixed-use and
multi-functional streets, where permitted, and within basement or multi storey facilities.
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SECTION 4:
4.1

A SUSTAINABLE COMMUNITY

Sustainability is a consistent theme through-out the application proposals and
residents, of all tenures, will benefit significantly from this enabling them to make
sustainable choices and to optimise the opportunity presented by existing under-used
facilities. Residents will be able to live within a sustainable community, for example:
• There are opportunities for car free transport solutions. This will be a feasible and
attractive option for residents living at BXC as the various facilities and activities will
be readily accessible by foot and cycle. The scheme involves the provision of a
new railway and bus station, as well as improvements to Brent Cross London
Underground and Cricklewood railway stations.

Furthermore, the provision of

various pedestrian bridges breakdown the physical barriers of surrounding road and
rail infrastructure. The more pedestrian and cycle activity that can be encouraged
the greater the natural surveillance across the area;
• Homes are to be built to high standards of environmental design incorporating all
the Essential Standards in the Mayor’s SPG on Sustainable Design and
Construction and the majority of the Mayor’s Preferred Standards in the Mayor’s
SPG.

Details of these and the other proposed measures are covered in the

Environmental Sustainability Statement (BXC12);
• Confidence of highly sustainable and efficient waste management solutions which
will facilitate the efficient recycling of domestic household waste and provision of
specific treatment facilities for non recyclable waste to create a renewable fuel
source for use in a combined heat and power (CHP) plant;
•

More efficient and effective use of existing open spaces, including under-utilised
Clitterhouse Playing Fields and Millennium Green, as well as the creation of new
facilities such as those at Eastern Park – the full details of which are provided in the
Open Space and Public Realm Strategy (Volume BXC7). Through high quality
design and positively incorporating the parks into a vibrant, colourful urban
structure, they can become safe, attractive places for relaxation or active
recreation;

Page 15

•

The River Brent has the potential to become an attractive, innovative community
feature that contributes to the local landscape. The Development Partners intend to
realise the potential of the river by re-aligning and redeveloping the channel to
create a resource for public enjoyment as well as habitat creation.

This will

comprise dedicated pedestrian and cycle routes, nature parks and vegetation to
encourage ecological development.
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SECTION 5:
5.1

ECONOMIC VIABILITY

The creation of a mixed and balanced community, comprising both market and
affordable housing, is important to achieving the overall vision for the BXC site. In
determining this mix the Development Partners have been mindful that the amount and
type of affordable housing has a direct implication on the scheme’s revenues and
costs and the amount of other planning obligations that the site will be called upon to
fund. Against this background the overall split between market and affordable housing
has been determined with reference to site specific viability of the BXC scheme; this
reflects guidance contained in PPS3, Circular 5/05, the London Plan and the site
specific Development Framework.

5.2

The viability appraisal has been based on an assessment of the private sector returns
calculated on the basis of the function of revenue and the costs of development. The
significant, but necessary, up-front investment, other planning gain and development
costs are also factored in. To enable the housing mix to be determined it has been
necessary to ascribe different degrees of priority to the various elements of the
scheme particularly dealing with climate change; including carbon reduction measures
such as the proposed CHP plant and district heating as well as the extensive package
of transport and other infrastructure upgrades. Details of these components are set
out in full in the Development Specification and Framework (BXC1) that accompanies
the planning application. It is assumed that land values are determined residually and
that normal profit is a standard cost of production.

5.3

The receipt assumed for the affordable housing is equivalent to 70% of TCI less RSL
on costs - reflecting guidance contained in the Council’s SPD. This was considered to
provide a reasonable and consistent approach particularly given the uncertainty that
surrounds the medium and long-term availability of grant funding for affordable
housing. It should be noted that the receipt generated for the affordable housing is
lower than the build costs associated with this site even before any land assembly
costs and appropriate contributions towards Section 106 and Section 278 costs are
considered. Against this background it is important to recognise that most London
Borough’s residential development already produces lower residual values than
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commercial development, and the introduction of high affordable housing targets can
provoke a move from residential to commercial development18. In consequence, the
Development Partners have considered it to be of paramount importance that the
quantum and cost of delivery of the affordable housing is treated transparently and is
considered in relation to both market housing and overall scheme delivery.
5.4

The implication of a requirement for the affordable housing to make a full contribution
to its share of the other planning gains would be to require grant at a very high level
and it is unlikely that the Housing Corporation would consider this to be value for
money. This is indicative of the extremely high costs identified above, which will also
reflect adversely on the viability of other tenures and planning uses. It is apparent,
therefore, that it is unlikely that affordable housing will be able to make a pro rata
contribution towards these additional costs, without an additional significant amount of
subsidy from other sources. The ability to fund this programme will be affected by the
whole ‘bundle’ of planning gain costs that are borne by the development. Quite simply
these costs have significant negative effect on the developers’ ability to deliver
affordable housing.

5.5

Against this background when housing mix is considered in the light of these factors
and the financial viability of the project (including an estimation of the possible levels of
grant funding for the affordable housing) the planning application for the BXC site is for
15% affordable housing.

5.6

The Development Partners are committed to maximising the amount of affordable
housing provided on site and are willing, in principle, to structure a transparent review
mechanism, in conjunction with LB Barnet and GLA, whereby the percentage of
affordable housing can vary, subject to a beneficial change in the key value and cost
inputs affecting the viability of the scheme. This would enable inputs to be reviewed on
at agreed milestones through the development period so as to endeavour to raise the
proportion of affordable housing toward the London Plan and UDP targets. This

18

PPS3 Housing, November 2006, DCLG
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approach wholly accords with policy providing the necessary flexibility to enable LB
Barnet to fulfil its policy aspiration to negotiate the maximum reasonable amount of
affordable housing as the development progresses19.

19

PPS3 Housing, November 2006, DCLG
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SECTION 6:
6.1

HOUSING MIX

The baseline proposal has evolved with a view to ensuring the application proposals
represent the maximum reasonable contribution to affordable housing.

The

transparent approach taken to viability alongside the proposed review mechanism
reflect the applicant’s commitment to creating a mixed tenure community and to
creating a place to live which strives to offer choice and opportunity to residents with a
range of income levels and contribute to the regeneration of this key regeneration
opportunity.
6.2

The application proposes a housing mix for the BXC site comprising 85% market
homes and 15% affordable homes in the Primary Development Package, to be
calculated on the basis of units.

The planning application relates to residential

floorspace area, not units. This flexibility is necessary to enable the total unit numbers
to be determined with reference to the detailed designs of individual block layouts, their
floorspace efficiencies and appropriate unit sizes at the time units are delivered.
6.3

To illustrate the potential unit numbers, for the purposes of this Housing Strategy, it is
estimated that the residential floorspace will deliver in the region of 7,323 new homes,
excluding the replacement of Whitefield Residential Estate. Applying the 85:15 market:
affordable tenures split 6,225 of the homes will be provided as market housing and
1,098 affordable homes, of the affordable homes a 70:30 social rented: intermediate
tenure split is proposed which would equate to 769 social rented and 329 intermediate
homes. The unit numbers are indicative and subject to change.
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TABLE 1: Housing Mix By Unit Type and Tenure

6.4

Market

Inter.

Social
Rent

Total
Units

Split

1 Bed Flat

2,179

121

123

2,423

33%

2 Bed Flat

2,926

153

285

3,364

46%

3/4 Bed
Flat/House

1,120

55

361

1,536

21%

Total Units

6,225

329

769

7,323

100%

Market:
Affordable Split

85%

15%

These figures represent the new homes only. The replacement of the units on the
Whitefields Residential Estate is additional to the above mix.

6.5

The intended housing mix set out above confirms that the proposals will include a
range of housing types and tenure. The Development Framework identifies a slightly
different mix to that identified above. As explained in the subsequent sections this mix
reflects the targets in the Development Framework although slightly modified to
account for up-to-date assessments and research of local housing need, sub-regional
targets and also the anticipated demand that will result from the development, which is
envisaged to be slightly different to the boroughs current demands.
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SECTION 7:
7.1

MARKET HOUSING

The redevelopment at Brent Cross Cricklewood will broaden the range of quality
housing available locally, reducing the need for residents to leave the area to meet
their housing requirements. Based on the viability work progressed to date 85% of the
new homes will be provided as market housing.

7.2

A successful market sector is a key factor in making Brent Cross Cricklewood a
popular place to live and it is important to ensure that this new development continues
to do so by providing good quality, decent homes that generate demand over time.

7.3

An aim of the open market housing is to attract a broad spectrum of potential
purchasers. The Development Partner’s market residential advisors have derived the
mix of the type and size of the market housing by reference to an assessment of the
existing housing market, which has included:
•

A review of the properties currently available second hand and new build locally

•

An overview of the demographic profile of existing and prospective purchasers

•

An examination of other large regeneration schemes in London to place the
product within the profile of a wide range of potential markets.

7.4

Appendix 1 sets out extracts of this research.

7.5

Against this background the market housing delivered at Brent Cross Cricklewood will
be positioned to appeal to a wide audience of local owner occupiers, regional
commuters and potentially global investors. It is imperative to sustain a high level of
absorption over a number of years without impacting upon value and viability. The
market housing offer will include a range of household types: first-time buyers; flat
sharers; divorcees; young couples; second home owners; private and corporate
investors; and, private sector sheltered homes.

This range of occupier will bring

wealth and diversity to this area of Barnet and will be important to creating a socially
and environmentally sustainable community that will generate enhanced opportunities
for existing and new residents.
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7.6

In terms of the unit size mix, market research undertaken suggests that the
appropriate mix for the private sector housing is one that includes substantial
numbers of one and two bed units, with the emphasis on two bed units (47%).
Larger three and four bed units make up 18% of the private housing in recognition of
the need for quality larger units to accommodate higher earning groups including
those with families.

7.7

The indicative mix for the market housing is summarised below:
Table 2: Market Housing Mix
Unit Type

% Mix

1 Bed Flat

35

2 Bed Flat

47

3/4 Bed Flat/House

18
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SECTION 8:
8.1

AFFORDABLE HOUSING

The redevelopment at Brent Cross Cricklewood and the delivery of affordable housing
will offer the potential to meet housing need; broaden the range and type of quality
housing available locally; offer the opportunity for residents to realise their aspiration to
become home owners and is critical to achieving a mixed balanced community. The
viability appraisal undertaken to date identifies an indicative baseline provision of
affordable housing of 15% of units which it is proposed will be provided as 70:30 social
rent: intermediate tenure.

8.2

The overall emphasis of the affordable housing is on one and two bedroom units,
reflecting the strong need for this unit type as set out in the Development Framework.
Table 3: Affordable Housing Mix
Unit Type

% Mix

1 Bed Flat

22

2 Bed Flat

40

3/4 Bed Flat/House

38
.

a)
8.3

Social rented housing

The social rented homes are to be provided at rental levels no greater than target rents
as set by Government for local authority and housing association tenants.

8.4

A variety of different mixes of social rented units could be held to apply to this site: the
Sub-Regional housing targets, the Development Framework mix and most recently, the
mix published in the Council’s SPD. The mix of unit sizes proposed here represents a
compromise between these various aspirations. Whilst the emphasis is on smaller
units, an allowance has been made for four bed family accommodation in recognition
of the need for this housing type. The proposed social rented housing mix is as follows:
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Table 4: Social Rented Housing

b)
8.5

Unit Type

% Mix

1 Bed Flat

16

2 Bed Flat

37

3 & 4 Bed

47

Intermediate

The LB Barnet is keen to ensure greater flexibility between tenures, maximising
housing choice on a lifelong pathway from social rented through intermediate and into
owner occupation20. Access to affordable housing is of a significant concern for low
income households, first time buyers and those who provide key services and live in
Barnet.

Intermediate tenure housing is particularly important to achieving this

providing opportunities for those people who cannot afford to buy and whom are in
housing need but who are nonetheless unlikely to be allocated a social rented unit.
This sector includes key workers, mainly in the public service sector, who are
increasingly becoming ‘priced out’ of the London market.
8.6

The London Plan defines intermediate housing as sub-market housing, which is above
target rents, but is substantially below open market levels. An upper income threshold
is set, currently as £58,600 (February 2008), although it is important that a variety of
tenures and types of affordable housing is provided enabling a range of incomes up to
this upper threshold to be targeted. A mid point of £38,000 is provided for monitoring
purposes. These are pan-London figures that are reviewed annually and which should
be applied with reference to local circumstances. In the specific context of the LB
Barnet the upper threshold of the affordability gap is at least at the levels indicated by
that of the London Plan, and in many instances even higher. This is addressed in
Appendix 2.

The recent LB Barnet’s Draft Housing Needs Assessment has also

identified that average prices are now almost ten times average incomes. On this

20

LB Barnet Affordable Housing SPD – consultation draft, August 2006
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basis alone the assessment states that there are likely to be issues of access to
affordable housing for many households21.
8.7

The provision of intermediate housing as part of the BXC site will reduce the local
affordability gap identified and in consequence provide greater housing choice and
opportunity to those currently excluded from the property market, including:
•

Newbuild Homebuy (Shared Ownership): A form of low cost home ownership
housing which is provided on a part sale and part rent basis.

•

Shared Equity: A form of low cost home ownership where an initial equity share is
sold but unlike the Shared Ownership tenure no rent is charged on the unsold
equity thereby making the properties more affordable to the purchaser, particularly
in the long term.

8.8

For both tenures actual percentage sold will depend on the individual circumstances
of each scheme and each applicant, this flexible approach enables purchasers to buy
at an affordable level. Once a share of the property is purchased the owner can buy
further shares up to a predetermined scheme limit (some schemes can staircase
out). Schemes can be tailored within the planning agreement (S.106) to meet local
community need.

This enables the prospective owner to see the property as a

stepping-stone towards outright ownership. The benefit of more than one model of
low cost home ownership is that this can ensure different household circumstance
and aspirations can be best met.
8.9

At this stage the assumed split within the intermediate tenures is for the 30%
intermediate provision to comprise 22% (221 units) Newbuild Homebuy and 8% (78
units) Shared Equity. However, it is recognised that there would be possible benefits
in retaining some flexibility in terms of the intermediate products offered over the life
of the development.

21

LB Barnet Draft Housing Needs Assessment, April 2006
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8.10

A review of the market suggests that one and two bed units would best meet the
needs of the intermediate sector and in particular, first time buyers and young
couples. It also reflects the advice of the LB Barnet’s affordable housing SPD that
seeks to provide the widest range of housing options for Barnet people22.
Accordingly, the intermediate mix is as proposed below:
Table 4: Intermediate Housing Mix
Unit Type

% Mix

% Market Mix

1 Bed Flat

36.6

35

2 Bed Flat

46.6

47

3 Bed Flat

16.6

18

HomeBuy

8.11

The Development Framework makes no recommendation as to the breakdown of
intermediate units by size. Instead, it suggests that the mix generally reflects the
market mix. From the above table it is clear that the above mix is in close conformity
with the open market mix.

22

LB Barnet Affordable Housing SPD – consultation draft, August 2006, para 4.2
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SECTION 9:
9.1

WHITEFIELD REPROVISION

The relocation of the Whitefield Estate tenants forms a necessary and important part
of first phase of the regeneration of Brent Cross Cricklewood whereby a close
working relationship with the Council will be critical to ensure the outcome is
acceptable to both the Council and the tenants. The detail of the decant including
who will manage the process and who will own and manage the new properties is yet
to be agreed.

9.2

The freehold is currently owned by the Council and managed by Barnet Homes and
will need to be transferred to the Council but managed by the organisation selected
to manage or own the new properties. The Council and new owner/manager will
undertake formal consultation, ballot or serve notices under Grounds 10A of
Schedule 2 to the Housing Act 198523 before the change in landlord tenant
relationship. It is after this process that the Council will be able to transfer the vacant
estate to the Development Partners for redevelopment.

9.3

The Council will be seeking a clear and reliable route to replacement of the housing.
They will also seek quality management and other good practice. The residents will
be largely interested in what they are going to move into, and could be given the
opportunity to work with the future owner/manager to participate in how their
accommodation is designed and specified, bearing in mind it is part of a larger
project. Brent Cross Cricklewood will be largely interested in the price achieved on
the affordable housing transferred but in the longer term must be convinced that the
new properties will be properly managed by the selected owner/manager and that the
agreement with the owner/manager does not leave any un-quantified exposure to
future risks on service charges or other obligations.

23

Ground 10A: “The dwelling-house is in an area which is the subject of a redevelopment scheme approved by the Secretary

of State or the Housing Corporation in accordance with Part V of this Schedule and the landlord intends within a reasonable
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9.4

The Development Partners will need to be fully involved with selection of the
owner/manager to ensure that a proper reimbursement of the maximum percentage of
costs for the development (site, infrastructure, construction costs etc) and that the
owner/manager selected has signed up to the overall estate management strategy.

9.5

Consideration has been given to the process and the associated actions that will be
necessary to give comfort to tenants and the Council that the decanting process will be
undertaken satisfactorily. This is set out in Appendix 3.

time of obtaining possession to dispose of the dwelling-house in accordance with the scheme”. Ground 10A enables a landlord
to obtain possession where the redevelopment will be carried out by another body to which the property will be sold.
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SECTION 10:
10.1

DELIVERY

The delivery of the housing has been an important consideration from the outset. The
Development Partners being mindful that traditional models of selling land to house
builders to deliver indiscreet large strategic blocks may not be most appropriate for
this scheme. This is equally true for the Affordable Housing.

10.2

This traditional approach could release control of the pace, management,
maintenance and long term quality of the residential areas.

The Development

Partners recognise the need to establish a model for the delivery of housing which is
specific to this scheme.
a)
10.3

Grant funding for affordable housing

It is assumed that grant funding will be available to facilitate the delivery of the
affordable housing on this key strategic site and has been incorporated in the viability
appraisal. Any application for grant funding will be assessed against national and
regional funding criteria and priorities. The Housing Corporation will expect all the
housing it funds to meet a number of exacting standards in a range of different fields.
These will include high levels of quality, minimum HQI scores and progress towards
the challenging targets set out in the Code for Sustainable Homes amongst others.
The test may vary over the life of the development

10.4

The Development Partners recognise the importance of, and are committed, to the
direct engagement by themselves from the outset and throughout the development
process in partnership with the Housing Corporation, the GLA, affordable housing
providers and the LB Barnet.
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b)
10.5

Affordable Housing Providers

Both RSLs and private developers can obtain funding from the Housing Corporation
and Central Government is committed to facilitating new models and encouraging
alternative affordable housing providers to enter the affordable housing market (i.e.
non RSL’s). In addition there are a number of alternative providers of affordable
housing who are increasingly developing grant free affordable products. Given the
duration of the project the Development Partners will ensure that the most
appropriate and effective partner is selected for each stage of the development.

10.6

Where an RSL is to be selected as the affordable housing provider there is
reassurance in their performance in terms of financial standing, housing management
performance, development performance and governance as the Housing Corporation
assesses RSLs performance in these areas. All Affordable Housing Providers for
BXC will be expected to provide similar reassurance in terms of each of the identified
areas. In addition any affordable housing provider will be expected to demonstrate:

10.7

•

Experience in designing and managing high density, mixed tenure housing;

•

Expertise in developing community capacity;

•

Use and experience of modern methods of construction;

•

Experience and willingness to work with private developers;

•

Experience of providing intermediate housing.

The regeneration of Brent Cross Cricklewood will take place over a considerable time
and it is important that there is appropriate flexibility to select the most appropriate
partner at the relevant time. However, it is clear that partner(s) should be selected
for the Primary Development Package in the near future, as this includes the
Whitefields Residential Estate and it is expected that the partner for this initial stage
will be an RSL.
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SECTION 11:
11.1

MANAGEMENT PRINCIPLES AND MIXED
COMMUNTIES

The Development Partners recognise that a robust management strategy is critical to
creating and maintaining a mixed community.

A successful, sustainable mixed

community will bring together the economic, social and physical aspects of renewal
and development in a holistic manner to result in high quality homes, services and
opportunity for all. This will present a specific challenge for the Development Partners
and the LB Barnet and it will be important to have robust partnership arrangements
with commonly agreed and understood policies; these will include:

11.2

•

Determining a balance in the resident profile;

•

High standards in maintenance and repair;

•

Partnership arrangements and service charges; and

•

Managing anti-social behaviour and neighbourhood agreements.

A locally based unified system of housing and environmental management is
considered by the Development Partners to be important to developing a successful
mixed development.
a)

11.3

Balancing the Residential Profile

A principle of the development is that the high density urban nature of the
development, coupled with the particular difficulties associated with the management
of mixed tenure blocks mean that it will not be possible to integrate affordable
housing at the scale of the individual unit. However, separate blocks of social rented
and intermediate affordable housing, will be distributed across the development in
order to prevent the formation of enclaves and to create a fully integrated
streetscape. This reflects good practice.

11.4

The use of sensitive choice based lettings, nominations and eligibility policies for all
affordable housing will enable both the Development Partners and the LB Barnet to
establish and sustain a mixed, sustainable community which will seek to foster a
sense of ownership and community with a view to reflecting the profile of an area
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which has evolved organically over a period of time. This in turn will also ensure
consistency of approach across the development, even where there are different
housing providers, and will help to ensure the processes by which new residents are
allocated homes are transparent and fair.
11.5

In order to achieve this a Local Lettings Plan will be developed for the BXC site that
will be required to ensure there are effective mechanisms in place for lettings to
reflect the following key principles:
•

The need to achieve a balanced mix of incomes within and across all forms of
Affordable Housing tenure;

•

Placing value on individuals who can demonstrate local connections or whom
contribute to the local community;

•

The benefit of a range of household characteristics including a sustainable age
profile having regard to occupancy levels, child density and a balanced mix of
household vulnerability and

•
b)
11.6

Rewarding good tenants for example those with a good tenancy history.
Management Standards in Maintenance and Repair

The level of maintenance in all parts of the development will be to a high standard
scheme wide and will prevent different standards of maintenance from becoming a
means by which affordable and market housing are distinguishable.

11.7

A private management company may be established to promote long term
stewardship of all property whom could assume responsibility for common areas and
external communal areas. The Development Partners will seek to work with LB
Barnet to agree effective common procedures for reporting repairs, early
maintenance of amenities, landscaping and gardening, recycling and refuse disposal.
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c)
11.8

Partnership Arrangements and Service Charges

The Development Partners will seek to work with LB Barnet to agree working
principles to examine the range of mechanisms available to determine and control
service charges. Consistency in management is crucial for all residents of all tenures
– particularly given the nature of the scheme. Details of possible approaches toward
service charges arte contained in the Estate Management Strategy (BXC13).
d)

11.9

Managing Anti-Social Behaviour

A central challenge in the management of mixed tenure regeneration schemes is the
need to avoid negative stereotyping about the behaviour of residents and the
management of socially rented properties. The management of anti-social behaviour
can be a key challenge in mixed income, mixed tenure developments particularly as
anti-social behaviour can relate to behaviours from residents of all tenures. The
creation of a community development service could provide an opportunity for
building networks of social relationships.

It is the intention to have estate-wide

standards of management and acknowledged residents’ rights and responsibilities,
whatever the household tenure. This service should be promoted as the means to
build community capacity and could contain an informal dispute resolution service
that runs across all tenures.
e)

Neighborhood Agreements

11.10 A key aim of local estate management is the need for the Development Partners and
the LB Barnet to build capacity amongst all residents. This can be achieved via a
combination of resident involvement and formal neighbourhood / estate agreements.
Resident involvement should enable all residents to participate in and understand
management policy that affects them and their homes.

Neighbourhood / estate

agreements are dependent on an understanding of the wider housing market –
including the private rented sector – a sector that is often ignored within a mixed
tenure development. Written acceptance of formal estate agreements is necessary
to ensure buy-in by all residents and property owners across tenures. It is imperative
that this includes private landlords to insure against absentee landlordism which may
undermine the sustainability of the estate.
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APPENDIX 1: BARNET: EXISTING MARKET ANALYSIS
The Brent Cross Cricklewood regeneration site is largely contained within postcode
area NW2. There is very limited evidence of comparable new build stock in these
postcode areas and therefore the residential proposals for Brent Cross Cricklewood
are based on comparable schemes both within LB Barnet, surrounding boroughs and
the Greater London catchment area as a whole. The area of the site is characterised
by low average base values and is bounded to the east by the high value location of
Hamstead.
Whilst the scheme is likely to appeal to local residents it is also important to consider
the wider market appeal of the proposed product and have benchmarked the unit
types and specifications on this basis. There is an aspiration to lift the appeal and
value of the site through a wholesale re-positioning of the perception of the area.
This will be achieved through the combination of new infrastructure, new landscaping
/ improved environment and critical mass / new town centre appeal.
Savills have researched the current residential market in the Brent Cross
Cricklewood area as well as highlighting in more detail a number of new build
residential schemes which are shown below.
In order to examine the potential market for the scheme the following approach has
been adopted:
Understanding the local market – current house prices and new
developments;

•

Demographic picture of the area – who buys there and why and what will
change this;

•

Examination of other large regeneration schemes in London.

Existing Stock - NW2
•

62% of sales were between £150k and £300k;

•

Just 25 new flats completed in NW2 in 2005, 12 in the £150 - £200K
price brand.
Old Houses

350

Old Flats

New Houses

New Flats

300

Number of Sales (2005)

a)

•

250
200
150
100
50
0
Under £100k

£100 to
£120k

£120k to
£150k

£150k to
£200k

£200k to
£300k

£300k to
£400k

£400k to
£500k

Over £500k

b)

Existing Stock - Surrounding Market (Brent & Barnet)
•

52% of sales are houses compared to 38% in NW2;

•

53% of new build flat sales were in the £200k - £300k price band;

•

87% of new build house sales were between £200k and £400k.

Old Houses

3500

Old Flats

New Houses

New Flats

Number of Sales (2005)

3000
2500

2000
1500

1000

500

0
Under
£100k

c)

£100 to
£120k

£120k to
£150k

£150k to
£200k

£200k to
£300k

£300k to
£400k

£400k to
£500k

Over £500k

Average House Prices in Local Area (By Postcode Sector)
Average Residential Value 2005
Queensbury
Queensbury
Over £400,000
£350,000 to £400,000
£300,000 to £350,000
£250,000 to £300,000
£200,000 to £250,000
£150,000 to £200,000
Under £150,000
Kingsbury
Kingsbury

Colindale
Colindale

East Finchley
Finchley
East

Hendon Central
Central
Hendon
Hendon
Hendon
Brent Cross
Cross
Brent

Golders Green
Green
Golders

Preston Road
Road
Preston

Wembley
bley Park
Park
Wem

Cricklewood
ood
Cricklew
Hampstead
pstead
Ham
Wembley
bley Stadium
Stadium
Wem
Wembley
bley Central
Central
Wem

Neasden
Neasden
Dollis Hill
Hill
Dollis
Willesden Green
Green
Willesden

Stonebridge Park
Park
Stonebridge

West
West Ham
Hampstead
pstead Tham
Thameslink
eslink
Kilburn
Kilburn
Brondesbury
Brondesbury

Finchley Road
Road
Finchley

d)

Property Ownership – Brent & Barnet

Tenure and Property Type
80000
Social Rented
Private Rented
Owner Occupied

70000
60000
50000
40000
30000
20000
10000
0
Detached

e)

Semi-detached

Terraced

Purpose Built Flat

Converted Flat

•

74% of owner occupiers live in houses, 13% in detached, 39% in semidetached and 22% in terraced houses;

•

67% of the private rented market lives in flats.

Local Comparable Schemes
First Central, Twyford Abbey Road, Park Royal, London, NW10

•

112 apartments by BELLWAY HOMES adjacent to a 20 acre nature
reserve and landscaped gardens;

•

The residential will support the development of the Guinness Brewery,
which is being redeveloped as an office campus;

•

Other facilities on site will include a day nursery, healthcare centre and
community facilities.

Beaufort Park, Aerodrome Road, Hendon, London NW9

•

Wide range of apartments designed to appeal to different purchasers. All
units have the use of a 24 hour concierge and health and fitness centre;

•

5 Phases of development based on 25 acres of RAF Hendon (1,960
private units);

•

Developed by ST GEORGE;

•

Creation of a new community including two new business centres.

The Edge (1-5 Newark Parade), 236-252 Watford Way, Greyhound Hill,
Hendon NW4

•

50 private apartments by EXCELSIOR HOMES on a corner site;

•

11 x studio; 24 x 1-bed units; 15 x 2-bed units;

•

73 underground parking spaces inclusive of unit price.

Madison Court (formerly known as 24), 141-155 Great North Way,
Hendon NW4

•

24 private apartments by BEVERLEY HOMES backing onto Copthall
playing fields;

•

2 x 1-bed units; 22 x 2-bed units;

•

36 surface parking spaces inclusive of unit price.

DEMOGRAPHICS
a)

Life Stage in NW2
•

Very high proportion of young people at 68% compared to London
average;

•

Smaller proportion of families, lower than London average 16% to 23%.
Young People

100%

Families

Empty Nesters

Retirees

80%

60%

40%

20%

0%
NW2

b)

Brent/Barnet

London

E&W

Age Structure – Barnet
•

The population is dominated by younger age categories;

•

The largest percentile of the population is made up of people in the 3044 age bracket;

•

This is different from the data for NW2 which suggests that there are a
low number of families within this postcode.
Age Structure of the London Borough of Barnet

7%

0%

6%
7%

7%

Age
0 to 4

4%
12%

5 to 9
10 to 19
20 to 29
30 to 44

17%

45 to 59
16%

60 to 64
65 to 74
75+

24%

c)

Consumer Classifications ‘MOSAIC’ – Barnet

The MOSAIC system is a classification of Great Britain’s residential postcodes – a
“geodemographic” tool. It uses a combination of Census, electoral roll, housing and
financial data to classify households into 12 lifestyle groups. These groups in turn
break down into 52 sub-groups. MOSIAC is the most widely used “geodemographic”
tool within the private sector, and is essentially the industry standard in finance.
The population of LB Barnet is dominated by the classification: Symbols of Success.
Symbols of Success are defined as: people with rewarding careers who live in sought
after locations, affording luxuries with premium quality products.
•

The classification for LB Barnet (35.22) is significantly above the GB
average (10.53)

Other high level classifications benchmarked upon the GB average include:
•

Urban Intelligence (18.65:6.95) and Suburban Comfort (17.93:16.06)

Urban intelligence is defined as: Young, single and mostly well-educated, these
people are cosmopolitan in taste and liberal in attitudes.
Suburban comfort is defined as: Families who are successfully established in
comfortable, mature homes, mostly younger age groups now raising children.
Occupation
45000

1 Managers and Senior
Officials

40000

2 Professional
Occupations

35000
30000
Residents

d)

3 Associate
Professional and
Technical Occupations

25000
20000
15000
10000
5000
0
16 to 19

20 to 29

30 to 39

40 to 49

50 to 59

60 to 69

70 to 74

Age

•

51% of residents are employed in the highest earning categories;

•

27% of these are aged 20 to 29;

•

31% of these are aged 30 to 39.

APPENDIX 2: THE AFFORDABILITY GAP IN LB BARNET
A consequence of house price increases that outstrip increases in income growth is
that the income required to access property available on the open market is higher than
in preceding years. Households with incomes below that needed to access property on
the open market are in housing need – they can not afford housing generally available.
Many of these households are unlikely to be eligible for social rented homes for a
number of reasons, including their incomes but can not afford housing on the open
market. Households on incomes within this range are referred to as being within the
‘affordability gap’
To identify the ‘affordability gap’ in LB Barnet, minimum house price information was
extracted from Barnet Council’s 2000 Housing Needs Survey (and update in 2001
based on original data) and from a market survey undertaken on behalf of the
Development Partners in June 2006, based on telephone interviews with estate agents
and internet searches. Between the need for significantly higher incomes to access
property on the open market. The following diagrams illustrate the affordability gap
within LB Barnet. The first diagram illustrates the gross household incomes needed to
access property between 1 and 4 bedrooms in the Barnet area on the open market in
March 2000, whilst the second diagram illustrates the gross household income needed
to access the same sized properties in June 2006. By comparing the two diagrams it is
evident that whilst an income of £20-30,000 may have been sufficient to afford a 1
bedroom property in 2000 this has increased to an income in the region of £45,000 in
June 2006.

Any household earning up to £45,000 with little or no deposit has limited housing
choice, whilst households earning between £45-50,000 have the potential to purchase
a 1 bed property on the open market. This affordability gap is mirrored by the latest LB
Barnet Housing Needs Assessment1 which states that house prices in Barnet have
risen by 64% in the period 2000 to 2005 and that average minimum prices in the
Borough range from £154,500 (1 bed) to £330,500 (4 bed) depending on the size of the
property. At this point in time the upper income threshold in the London Plan for
intermediate housing was £52,500. This has now been increased to £58,600 –
property prices and incomes needed to access housing within LB Barnet will also have
increased since the initial work was undertaken in June 2006.
However, in practical terms, the affordability gap between the social rented and open
market access points may be much larger because of limited supply. Even at the
bottom of the open market the supply of property is currently limited and therefore the
actual ‘affordability gap’ may be wider. The result is a housing market that is becoming
increasingly polarised between those who have incomes and / or capital sufficient to
allow them to access or maintain their position in the open housing market and those
whose incomes do not. This is acknowledged by the North London Housing Strategy2
which recognises, “…the importance of creating and sustaining an intermediate
housing market…[and] a danger that our boroughs will increasingly become places
where only the better off and those on benefits live”.
There are households in Barnet who are unable to access the private market; however,
there could be a significant number of households registered on the waiting list for
social rented housing who could afford an alternative tenure. In addition, there will be a
number of people in social rented homes who are unable to afford market housing but
who could access different forms of intermediate housing. These households should
be offered the opportunity to participate in the equity growth currently being
experienced within the open housing market in Barnet. The provision of intermediate
housing as part of the overall housing mix in Brent Cross Cricklewood (including
HomeBuy and Shared Equity) targeted at households with incomes currently unable to
access open market housing will potentially:
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Section 4-2

•

Reduce the need for social rented housing;

•

Provide opportunities for households currently living in social rented
accommodation to move up the housing ladder, therefore releasing a property
for relet;

•

Provide the basis for a more sustainable housing market within Barnet whilst
ensuring that affordable housing is targeted to meet the full spectrum of
identified need.

Section 4-3

APPENDIX 3: PRINCIPLES OF THE DECANTING PROCESS
a)

Decant Principles

The selected owner/manager will need to establish the decanting process in line with
its existing policies and in agreement with the Council to ensure a baseline of quality in
the implementation and comfort for the tenants. Below is a broad outline of the process
with key actions which should be included to provide reassurance to the tenants and
the Council:
1) An Independent Tenant Adviser (ITA) will be appointed to advise tenants on the
selection of the RSL and to assist with input into the detailed designs for the new
properties. Brent Cross Cricklewood will reimburse the costs of this;
2) The Council and Brent Cross Cricklewood will agree on a selection process for the
owner/manager in a manner reasonably acceptable to the ITA;
3) Having selected the owner/manager it will be important to:
• Undertake one to one interviews with each resident to establish their
needs and aspirations;

b)

•

Set out a schedule of furnishings and fittings which will be provided in the
new accommodation;

•

Establish that tenancy rights will not significantly differ from existing rights;

•

Ensure that all residents will have all reasonable removal costs paid and
any vulnerable residents will be provided with necessary assistance;

•

Set out home loss payment levels and compensation levels;

•

Established RTB will be preserved;

•

Provide reassurance on the rent levels. These should be as close as
possible to existing local authority levels and in any event on the
convergence path towards equality between local authority rents and RSL
rents;

•

Make clear that we will, wherever possible, try to enable neighbours to
remain in properties in close proximity to each other.

Principles to be Agreed with the Council

These are necessary to agree with LB Barnet to establish firm ground on which the
owner/manager can be selected. It may be that through discussion other issues may
require resolution before the tendering process can commence however, the issues
below must be agreed to enable the future owner/managers to make informed bids.
•

Establish a policy on the size of replacement properties. Clearly we do not
want to allow overcrowding to continue but it is a matter of concern if the
Council wishes to allow under occupation to continue;

•

Agree with a Council an appropriate time for the cessation of letting secure
tenancies.

c)

Leaseholders

The process of negotiating with leaseholders, and particularly the timescales in which
leaseholders will be bought out, needs to be carefully established. A suggested base
line package that will encourage leaseholders to engage positively would include:
•

Open market value paid. Leaseholders need to know when they can sell
their property. Part of the selection process may include a commitment
that the owner/manager will within reason start buying leasehold properties
following selection;

•

Home loss payment;

•

Compensation to be based on Open Market Value without diminution due
to the new development

•

Independent surveyor appointed for valuations and paid for by the
nominated owner;

•

Legal fees covered for conveyance. This would extend to stamp duty on
any roll-over into new accommodation.

LB Barnet may wish to assist with housing options for leaseholders because even with
the package due to age or financial circumstances some leaseholders will not be able
to resolve their housing situation through the market. It could well be in the Council’s
interest to offer a range of housing options, probably largely intermediate, but in some
cases social rented, might be the most suitable solution.
Next Steps
d)

Procurement of an Owner/Manager

The process needs to be owned jointly by Brent Cross Cricklewood and LB Barnet.
e)

Leading the Process

To be proactive and ensure the process moves to the appropriate timescales it will be
good to take a draft selection process to LB Barnet which will attempt to include the
elements which are important to them but give Brent Cross Cricklewood the required
influence over the important priorities set out above.
It would be an advantage to establish a selection panel made up of Brent Cross
Cricklewood representatives, LB Barnet representatives and tenant representatives.
The numbers should be kept relatively small and before the process begins, there is a
need for the parties to understand the focus of others involved. There may be need for
capacity building with the residents and the ITA could assist with this. This panel could
then oversee the process of selection.

