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BRENT LOCAL PLAN
ADDENDUM ON POLICY BE1 (AFFORDABLE WORKSPACE)

This addendum considers the viability of Policy BE1 which requires that “in Alperton, Burnt Oak
Colindale, Church End, Neasden, Staples Corner and Wembley Growth areas a minimum of 10% of
total floorspace within major developments exceeding 3,000 square metres is to be affordable
workspace in the B use class”.

This requirement applies to all developments exceeding 3,000 square metres, regardless of the type
of space provided. It would apply to a solely residential development, for example.

Development typologies 5 to 13 provide in excess of 3,000 square metres. We have tested the
impact of Policy BE1 by removing 10% of floorspace in each scheme and converting it to affordable
workspace. The market rent for the workspace is assumed to be £150 per square metre and the
affordable rent is therefore £75 per square metre (50% of market rent).

The results are attached as Appendix 1. These results indicate that the policy requirement will have
an adverse impact on viability, the extent of which depends upon the residential sales values.

On average, the residual land values after the policy has been imposed will be 72% of the original
residual land value. In lower value areas, the residual land value will be as little as 27% of the original
value. The extent to which the policy will cause issues for affordable housing delivery will therefore
depend upon the extent to which residual land values exceed existing use values. Where the uplift in
value in modest, it is likely that the affordable workspace requirement will have significant impacts on
the ability of schemes to provide affordable housing.

For example, without the AW requirement, Typology 12 generates a residual land value of £23.14
million per hectare assuming sales values of £8,000 per square metre, assuming 35% affordable
housing. Based on Benchmark Land Value 1 (£20 million per hectare) the typology is viable.
However, after the AW requirement is factored in, the residual land value is £18.60 million. In order to
restore the scheme back to a viable outcome (i.e. a residual value of £20 million per hectare to match
the benchmark land value), the affordable housing would need to be reduced from 35% to 33.3%.

However, in the main, there is sufficient surplus residual value in excess of benchmark land values to

absorb the reduction arising from the introduction of affordable workspace.
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APPENDIX 1: Impact of requirement for Affordable Workspace within developments of 3000
sgm or more.
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NO AFFORDABLE WORKSPACE
Appraisal results - benchmark land value 1 (offices) AH: 135 0% Rented: :70% CIL: iAdopted WS discount:
£20,045,069. £20,045069 £20,046089. £20,0458069 £20045089 £20,045,089.  £20,045089  £20,045089  £20,048,089
£11.000 /sgm

5:ResS - Med size site - mix of terrace and flats 80 3
&:Resd - Med size site - flats a0
7iResT - Larger low density scheme 150
&:Resd - Mid-size flatted scheme 228
5:Res9 - large flatted scheme 300
10iRes10 - Lower density scheme mix of terrace and flats 300
11:Res11 - Large higher density scheme 750
12:Res12 - Large very high density scheme 750
13:Res13 - Large very high density scheme 1,000
Appraisal results - benchmark land value 2 (industrial/light industrial) AH: 35.0% Rented: 70% CIL: Adopted WS discount: 50%
EUV £m: £4 360 642 £4 360,642 £4 360 642 £4 360 642 £4 360 642 £4 360,642 £4 360,642 £4 360 642 £4 360 642!
£6,450 £7.000 £7.500 £5.000 £8,750 £9 500 £10,250 £11.000
5:Res5 - Med size site - mix of terrace and flats a0 :
6:Ress - Med size site - flats a0
TiRes7 - Larger low density scheme 150
&iResd - Mid-size flatted scheme 225
5iResY - large flatted scheme 300
10:Res10 - Lower density scheme mix of terrace and flats 300
11:Res11 - Large higher density scheme 750
12:Res12 - Large very high density scheme 750 3
13:Res13 - Large very high density scheme 1,000
Appraisal results - benchmark land value 3 (public land) AH: 35.0% Rented: 70% CIL: Adopted WS discount: 0%
EUV £m £2 000,000 £2,000,000 £2,000,000 £2,000,000 £2 000,000 £2 000,000 £2,000,000 £2 000,000 £2,000,000
£6,450 £7.000 £7.500 £5.000 £8,750 £9 500 £10.250 £11.000 £11,750
5:ResS - Med size site - mix of terrace and flats a0
&:Resd - Med size site - flats a0
7iResT - Larger low density scheme 150
&:Resd - Mid-size flatted scheme 228
5:Res9 - large flatted scheme 300
10:Res10 - Lower density scheme mix of terrace and flats 300
11:Res11 - Large higher density scheme 750
12:Res12 - Large very high density scheme 750
13:Res13 - Large very high density scheme 1,000
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WITH AFFORDABLE WORKSPACE
Appraisal results - benchmark land value 1 (offices) AH: 135.0% Rented::70% CIL: Adopted WS discount: 50%
£20,045,069 £20,045,069 £20,048,069 £20,045,065 £20,046,069 £20,045,069 £20,045,069 £20,045,069 £20,045,069
£6.450 /sgm  £7.000 /sq £7.500 /sq £8.000 /sqgm: £8.750 /sqm: £9.600 /sgm: £10.250 /sgm: £11.000 /sqm: £11.750 /sgm

Res5 - Med size site - mix of terrace and flats

Resb - Med size site - flats

Res7 - Larger low density scheme

cai=jicnicn

Resd - Mid-size flatted scheme

Resd - large flatted scheme

10

Res10 - Lower density scheme mix of terrace and flats

11

Res11 - Large higher density scheme

12

Res12 - Large very high density scheme

13

Res13 - Large very high density scheme

Appraisal results - benchmark land value 2 (industrial/light industrial)

AH: 35.0%

Rented: 70%

CIL: Adopted

WS discount:

50%

£4,350 542

£4 350 542 £4 350,542

£4 380 542

£4 350,542

£4 350 542 £4 350 542

£4 350 542

£4 350,842

EUV £m|i

Res5 - Med size site - mix of terrace and flats

Resb - Med size site - flats

Res7 - Larger low density scheme

Cai=Jdicnicn

Resd - Mid-size flatted scheme

w

ResS - large flatted scheme

10

Res10 - Lower density scheme mix of terrace and flats

11

Res11 - Large higher density scheme

12

Res12 - Large very high density scheme

13

Res13 - Large very high density scheme

Appraisal results - benchmark land value 3 (public land)

£6.450

£7.000 £7.500

AH: 35.0%

£5.000

Rented: 70%

£8. 750

£9.500 £10.250

CIL: Adopted

£11,000

WS discount:

£11,750

EUV £m

£2 000,000

£2 000,000 £2 000,000

£2 000,000

£2 000,000

£2.000,000 £2 000,000

£2 000,000

Ress - Med size site - mix of terrace and flats

Res6 - Med size site - flats

ResT - Larger low density scheme

cai=jicnicn

Resd - Mid-size flatted scheme

Resd - large flatted scheme

10

Res10 - Lower density scheme mix of terrace and flats

11

Res11 - Large higher density scheme

12

Res12 - Large very high density scheme

13

Res13 - Large very high density scheme

£6.450

£7.000 £7.500

£5.000

£8 750

£9.500 £10,250

£11,000




