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Executive Summary 

1. Overview

Following approval of the Strategic Outline Case (SOC) by Committee in June 2019, London Borough 

of Barnet (LBB) has progressed Hendon Hub, a mixed-use regeneration proposal on The Burroughs, 

Hendon, in conjunction with its key stakeholder Middlesex University (MU), to Outline Business Case 

(OBC). This is in alignment with LBB’s growth strategy. It is also in alignment with the HM Treasury 

Green Book which is the UK Government’s recommended methodology to refine and test projects and 

programmes in order to deliver better outcomes for the public purse via the selection of an optimum 

project option.  

The proposed development will provide academic space, offices and student accommodation for 

Middlesex University (MU), a relocated, larger and improved Hendon Public Library; relocated 

community facilities in new fit-for-purpose space, in addition to new affordable homes and localised 

retail space. In doing so, it will facilitate regeneration, place making, and reinvigoration of The 

Burroughs.  It will be carried out in full consultation with local residents.  

2. Landed Assets

The three major sites included within the proposed development are Ravensfield, Fenella and Town 

Hall Car Park site (“RFC”), Meritage Centre (“MC”), and Building 9 (“B9”) which includes the Hendon 

Library building.  The current buildings on these sites are displaying signs of physical and functional 

obsolescence.   

MU presently hold occupational leases of the Town Hall (with 10 years remaining, expiring March 

2030), Hendon Library (13 years remaining, with tenant break clauses) and Church Farm Museum (3 

years remaining, expiring August 2023). As a result, none of these particular assets could be 

redeveloped without MU’s inclusion in the project.  

. 
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3. Project Rationale 

The regeneration of The Burroughs led by LBB is supported by the following: 

• The need for a comprehensive development solution and master planning approach to an area 

in which many buildings are reaching the end of their useful lives. 

• The fragmented nature of other ownerships and the issue of land assembly, creating 

difficulties for other parties developing due to many public sector ownerships in the area and 

the close interrelation of civic and educational uses; 

• The requirement for the re-provision of facilities for users such as community organisations; 

• The need for student accommodation despite the failure of the private sector to provide such 

purpose-built accommodation within the area due to significant LBB land ownerships. 
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4. Project Objectives  

An established and important part of the Green Book process is the agreement of objectives in order 

to define a project’s success. These have been reviewed since the beginning of the OBC process in 

light of Covid-19 and we believe will remain relevant to LBB in a post-pandemic landscape. The project 

aims to deliver against the following key objectives, which have been discussed between a number of 

key LBB stakeholders: 

 

Additionally, it should be recognised that the location of a University is regarded as providing  

significant benefit  to the local economy, (based on the contribution of the University and its supply 

chain to employment and wealth, and the spending power of students and staff), with an element of 

prestige attributed to it. It is a priority for LBB that the scheme should improve the local 

environment and “sense of place” in the area 

 

5. Project Options  

The willingness of LBB to invest in Hendon Hub, as described above, is subject to a test of value for 

money in relation to a preferred option. Accordingly, four streams of options testing as summarised 

below were performed with the option having the most beneficial impact by virtue of the cost, 

benefits, risks, and impacts in each stream being taken forward into the next stage.   

 

 

 

• Contribute towards regeneration and place-making of the area  
• Support LBB and MU housing objectives  
• Minimise design, funding, and construction risk 
• Maximise social returns  
• Maximising returns, and the pace of returns 
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Phase 2: 

• Demolition and construction of Arts and Cultural Industries (ACI) building and student 

accommodation on RFC site  

  

 

  

 

 

 

All timescales and costs estimated to deliver the scheme have been reviewed by a QS and CBRE 

property consultancy  

 

 

 

 

  

A supplementary planning document (SPD) is currently being prepared which will form the planning 

framework for the Burroughs, together with the emerging Local Plan.  Public consultation for the SPD 

, with consultation for the Hendon Hub to follow thereafter. 

There has been, and will continue to be, consultation with both Members generally, and Ward 

Members. 

7. Private v Public Options  

In accordance with Green Book practice, funding options include a Private option (with LBB entering 

into a Funding Agreement with a Funding Partner/s), and a Public option (with LBB self-funding the 

scheme via Public Works Loan Board (PWLB) monies). In the OBC the Private option has been subject 

to validation using a soft market testing process arranged through LBB’s consultant KPMG, via a brief 

that included details of the scheme, programme, cost plan, terms with MU, and proposed term. This 

was sent to prospective funds that are known to be active in such projects, with the capacity to finance 

the development.  
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Delivery 

The scheme represents a significant level of investment and potential return.  The estimated 

construction costs at this stage are approximately £90m. 

Construction projects typically carry risk that can often remain unquantifiable and, in some cases, 

unidentifiable until late in the design development process and in some cases only identifiable once 

construction activity has commenced on site. While surveys have taken place to build an appropriate 

level of understanding for construction risk and the in-scope sites, it needs to be considered that the 

project remains at a relatively early stage. Due to the scale of the project, the values associated with 

construction risk could dramatically vary the financial consideration within the business case. 
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 It is an objective of the project to reduce risk and transfer risk where possible. As part of the risk 

management strategy the intention is to procure and engage a construction partner early in the 

process. The construction partner would take on design responsibility once they are appointed. This 

will enable the Council to transfer construction risk to the construction partner and obtain a robust 

cost plan and identification of any residual risk that will require allowance. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 In the procurement of the construction partner, the Council will first employ a suitably qualified team 

with relevant experience and a demonstrable track record in supporting similar developments. The 

selection of this team should be transparent and based on a cost benefit analysis.    The team will lead 

on development of the tender exercise for the construction partner with a focus on effectively 

mitigating the Council’s exposure to construction risk. Once a construction partner has been 

established, the team will adopt a contract administration role checking and challenging the 

contractors design development from a time, cost and quality perspective on behalf of the Council. 

The arrangement will continue through construction activity through to completion and the end of 

the defect’s liability period. 

 As a core project objective has orientated around the transfer and reduction of risk within the 

scheme, the Council has tested the market with a view to identifying an appropriate team to take on 

the roles mentioned above. The process included engagement with three organisations and identified 

that all are able to offer appropriately skilled, experienced and capable teams to support the Council 

in this project. A request for a decision on the appointment of a Programme Manager/Employers’ 
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Agent will be referred by the Project Board to the Deputy Chief Executive, to whom delegated 

authority is requested (following consultation with the Chairman of P&R).  

 

 

 

   

  

  

 

  

 

  

 

  

   

 

 

   

 

. 

Summary 

All funding and delivery recommendations contained within this report will be revisited in FBC to 

ensure that the approach that best meets LBB’s objectives is being pursued.  KPMG will validate all 

funding options at FBC, which will form the basis of the final recommendation. 

In support of the Outline Business Case a procurement strategy is to be finalised.  This report seeks 

that authorisation of the Hendon Hub procurement strategy is delegated to Deputy Chief Executive, 

following consultation with the Chairman of P&R, to enable progression of procurement activity in 

support of Hendon Hub programme delivery 

9. Acquisitions & Relocations 
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It is proposed that the car parking spaces provided within the existing Town Hall car park will be re-

provisioned in MU’s main car park, within a short walking distance of the Town Hall.  This will be 

discussed with Members before being finalised. 

Subject to approval by Policy and Resources Committee (P&R), the current Hendon Public Library will 

be relocated and upgraded into a new facility on the RFC site, which will be provided fully fitted and 

rent free in perpetuity. The new facility will provide c. 200 sqm of additional gross internal space 

compared to the current 622 sqm GIA library provision. The project team have reached an agreement 

with the Library Service about the look and feel of the new facility, which will be a significant 

enhancement on the current facility in many aspects – including size, design, layout and accessibility 

to the public. There will full continuity of the library service, with a temporary library facility provided 

during the construction period.  The SLRS archives will be relocated out of Hendon and will have 

permanent homes in other LBB buildings.  The archiving services will be temporarily relocated off site 

and then consolidated with the new library facility.  The Libraries team have had this approach 

approved at the November 2020 Community Leadership and Libraries Committee. 
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• No net increase in student numbers on site and likely less student-owned cars in the area due to 

more restrictions and the closure of remote Halls of Residence. 

• Improved community safety from increased patrols of campus security, maintenance staff and 

improvements to lighting 

• Enhanced road safety measures including new pedestrian crossings 

• Regenerated green spaces ), the potential inclusion of more 

cycle parking and improved cycle lanes, wayfinding and walking routes. 

• A refurbished playground , enhanced green space locally, 

enhanced design 

• Modern affordable housing 

•   

• A modern, improved Hendon Library 

  

  

• Increased use of MU facilities by the community across campus during out of hours 

 

  

  

 

For MU, the Hendon Hub offers the following benefits: 

• Brand new business school and theatre studies buildings, vastly improving those faculties in the 

University; 

• Consolidated student accommodation adjacent to the campus; 

• Cementing their future in Barnet for the long term, with all associated benefits; 

• Ability to rise through the University rankings with regard to ‘student experience’ (a key indicator 

used by students when choosing a place to study for higher education) 

11.  Risks 

Four key risks are detailed below and apply to all project funding routes. These are listed below, with 

mitigants also detailed: 
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It should be noted that LBB finance have received support from a number of parties, including CBRE, 

KPMG, and 31TENwho have reviewed the funding options and financials on behalf of LBB. Further due 

diligence has been evidenced through: 

• CBRE have reviewed valuation and inputs to the appraisal in accordance with the Red Book 

• CBRE preparing regular reports on the University sector in light of Covid-19 and its potential 

impact on the scheme 

• KPMG preparing a report on the structure of the deal and funding options 

• KPMG soft market testing for the private funding option 

• KPMG report on tax advice 

• KPMG report on the student sector and Middlesex University  

• Construction costs being prepared and validated by Capita student housing specialist QS team 

• Legal due diligence & structuring advice from Pinsent Mason and HB Public Law 

• Procurement advice from HBPL and Pinsent Mason  

• LBB Finance and 31TEN overseeing the financial modelling and OBC preparation  

• Recommended early appointment of an Employer’s Agent, prior to planning, to oversee the 

scheme and work with the LBB procurement department to appoint a construction partner to 

work up the scheme  

• Informal discussions with potential delivery partners about the delivery of the construction 

• Monthly Project Boards with Senior Officers and Project Team, and overview by other internal 

boards 

• Regular Project Management Gateway Reviews 

 

13.  Approvals & Next Steps 

Overview of Findings in OBC  

The OBC has recommended the case for a transformative regeneration project for The Burroughs, 

Hendon in terms of quantitative and qualitative benefits.  

. Accordingly, the following are 

recommended: 

• The OBC for Hendon Hub is approved; 

• This will trigger further due diligence will be undertaken into the most appropriate funding and 

construction delivery options to be taken to FBC, weighing up risks and return; 
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Approvals 

There are approvals required through this OBC that are detailed in the Public and Exempt covering 
papers.  
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1. Introduction and Strategic Context  
INTRODUCTION 

1.1 This Outline Business Case (OBC) expands on the evidence presented in the Strategic Outline 

Case (SOC) approved by London Borough of Barnet Council (LBB) in June 2019 in support of a 

mixed-use development in Hendon’s The Burroughs, known as Hendon Hub. It follows a logical 

process of options analysis that is compliant with HM Treasury Green Book14. 

1.2 The OBC also provides additional evidence that usually forms part of SOC, including analysis 

of demand for property resulting from the intended uses and an initial non-numeric options 

analysis to establish phasing and form. The OBC determines that the preferred scheme is 

financially feasible, commercially demanded, and fulfils the objectives set out by LBB.  

1.3 Accordingly, the signing off of OBC is an important step in adopting core and detailed 

parameters that will frame the deal for Hendon Hub. Sign off of the OBC also approves the 

advancement of the Final Business Case (FBC) where the deal that would realise the 

regeneration of the Burroughs can be tested and approved - thereby moving the project into 

implementation.  

1.4 This OBC incorporates the key project components outlined in LBB’s Project Management 

Toolkit, maximising the success of project delivery. This includes: 

• Clear objectives – SMART objectives are decided collaboratively with the client and 

key stakeholders; 

• Measurable outcomes or benefits – there is a clear discussion on how benefits and 

outcomes will be captured through the scheme; 

• A beginning and crucially, an end – the project delivery and completion within a 

scheduled timeframe will be detailed; 

• A structured approach – project management and governance, as well as the key 

milestones and phasing of the development are agreed; 

• Monitoring and control of activities – risk mitigation and benefits capture methods 

will be decided on and discussed, in addition to quality control and success of delivery; 

                                            
14 Public Sector Business Cases, Using the Five Case Model, HM Treasury  
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• Multi-disciplinary working when necessary – best practice methods will be 

implemented to ensure the successful delivery of project outcomes and deliverables. 

CURRENT PROVISION 

The Burroughs’ Function 

1.5 The primary function of The Burroughs in Hendon is two-fold. It is Barnet’s centre of civic 

administration but also education, with the main campus of Middlesex University (MU) at its 

heart, as a significant asset to Barnet.  Both parties have significant landholdings and 

operations close to the main thoroughfare. In addition, there is ancillary retailing, and the 

presence of several charities and community uses delivering services throughout the borough.  

1.6 The presence of the main campus of a university is a major asset to the area and the district 

as a whole, generating employment, providing education opportunities and giving LBB 

considerable prestige. 

1.7 The Burroughs is approximately a 10-minute walk to Hendon Central Tube Station, with a 20-

minute Northern Line service into London Euston every 3 minutes. Hendon mainline station is 

a 30-minute walk from The Burroughs, with connections across London, and the wider area. 

In relation to roads, the A406 North Circular Road is close by, and the M1 Motorway affords 

convenient access to the national motorway network.  

Services & Form 

1.8 The Burroughs is an area with some history, as reflected by the presence of three conservation 

areas and a number of listed buildings that are the legacy of the civic role, including the Library, 

Town Hall, and Fire Station. 

1.9 LBB’s main services in the area include: 

• The Town Hall (TH) can be hired out for marriage and civil partnership ceremonies, 

corporate gatherings, and other meetings.  

• The Barnet Registry Office is also located within the Town Hall and is the centre for 

registering venues to hold civil or religious events, births, deaths, and marriages. 
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1.16 The presence of the MU campus and other civic administration functions, means that LBB and 

MU dominate land ownership in the area, visualised in Figure 418 below. LBB leases several of 

the university buildings to MU.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Summary 

1.17 In summary, the area provides a valuable civic and administrative function but one that lacks 

cohesion, with some unattractive infill. The absence of a clear student accommodation 

provision within Hendon also detracts from student experience and creates the need for 

students to travel to the main campus. 

  

                                            
18 Hendon & The Burroughs Initial Market Research, Capita Property, 2018 
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STRATEGIC CONTEXT 

Introduction 

1.18 The local and regional context, and the demand for a mix-purpose development, led by student 

accommodation, has been assessed to establish a case for change and justify intervention by 

the council. 

One Public Estate 

1.19 One Public Estate (OPE) is an established national programme that seeks to support public 

bodies to make better use of their assets in partnership with other public sector bodies. The 

number of property-focused programmes has increased in recent years, and is forecast to 

generate around 44,000 jobs, release land for 25,000 homes, and raise £615 million in capital 

receipts from sales19.  

1.20 LBB was successful in its application for OPE Phase 6 and OPE Phase 7 in 2017 and 2018 

respectively  to unlock the potential of the council’s assets in the Hendon 

area, in partnership with MU. 

1.21 The objectives of creating economic growth (new homes and jobs), delivering integrated and 

customer-focused services, inward investment, and generating efficiencies (capital receipts 

and reduced running costs)19 are of national import. Consequently, this project seeks to deliver 

targets in line with these objectives. 

Barnet 2024 

1.22 LBB’s corporate plan ‘Barnet 2024’ sets out the council’s priorities over the five-year period 

2019-2024. A key outcome of the strategy is to make Barnet a “pleasant, well maintained 

borough that [everyone] protect[s] and invest[s] in”20. 

1.23 There are a number of relevant priorities for the Hendon Hub regeneration scheme within the 

plan, including: 

• Ensuring decent quality housing that buyers and renters can afford 

                                            
19 About One Public Estate, Local Government Association, n.d. 
20 Barnet 2024 –Corporate Plan, LBB, 2019 
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• Investing in community facilities to support a growing population 

• Responsible delivery of major regeneration schemes to create better places to live and 

work, whilst protecting and enhancing the borough 

1.24 Since the corporate plan was written, LBB’s involvement with MU has increased, leading to 

mutual recognition in recent years of the benefit of working together. Despite not explicitly 

recognising Barnet’s higher education offer within the plan, investment into MU is now known 

to bring with it major improvements and regeneration to the surrounding area, enhancing 

local community facilities and the affordable housing offer. Therefore, the proposals are 

consistent with LBB’s key priorities.  

New London Plan, 2018 

1.25 The New London Plan is a strategic document produced by the Greater London Authority (GLA) 

that establishes policies regarding the use of land across the city region. The emerging draft 

from 2018 includes Policy H17, which states that districts should seek to ensure that local and 

strategic need for purpose-built student accommodation (PBSA) is addressed, with guidance 

that 3 PBSA bedrooms equate to 1 dwelling21. This has provided the opportunity for councils 

with significant student populations to meet housing targets. 

1.26 The plan estimates a need for 3,500 PBSA London-based bed spaces to be provided annually, 

at least 35%21 of which are to be at affordable rent. However, the guidance states that where 

council-owned land is used for development, this affordable element should increase to 50%. 

Affordable rent in terms of student accommodation is defined as equal to or below 55% of the 

maximum income that a new full-time student studying in London, and living away from home, 

could receive from Student Finance England (SFE) in maintenance. This has been reflected in 

the current proposal. 

1.27 The plan maintains that districts should only approve the development of student 

accommodation on their assets when: 

• At a neighbourhood level, the development contributes to a mixed and inclusive 

neighbourhood; 

• The accommodation use is reserved solely for students; 

                                            
21 Draft New London Plan Policy H17 Purpose-Built Student Accommodation, GLA, 2018 
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• The development is secured for occupation by members of one or more specified Higher 

Education (HE) institution(s); 

• At least 50% accommodation is affordable, as defined above; 

• Adequate functional space and layout are provided. 

1.28 Allocation of affordable student accommodation lies in the gift of the higher education 

institution that is prevalent, on the basis of students “it considers most in need of the 

accommodation22”.  

1.29 Therefore, the council has designed the project to accord with this guidance. 

LBB Housing Strategy, 2019 

1.30 Barnet Council’s Housing Strategy 2015-2025 contains the aspiration to increase housing 

supply and deliver high quality homes that people can afford23. It suggests that there is a need 

for an additional 27,000 dwellings during this period in the borough as the population is 

projected to grow by 19% over the next 25 years. 

1.31 The recent review of the evidence base supporting the 2015 strategy identifies a continued 

trend for increasing population (expect c.16% growth by 2041) and housing demand (need to 

provide c.3,060 dwellings per year), with a difficult financial environment. The revised strategy 

focuses on a need for regeneration and growth plans to be delivered in a responsible and 

sustainable way.  

1.32 Since the development of the 2019 Housing Strategy, LBB now recognises the scale of the 

opportunity that student accommodation can provide to Barnet’s contributions to housing 

targets under the New London Plan, with 3 purpose-built student accommodation units 

equivalent to 1 residential dwelling. 

1.33 Affordable housing will be re-provided as part of this redevelopment, with no net loss of 

residential housing. The student housing scheme contains 50% affordable student 

accommodation.  In addition, it is proposed that there will be extra residential housing 

provided within the red line of the scheme. 

 

                                            
22 Draft New London Plan Policy H17 Purpose Built Student Accommodation: 4.17.11, GLA, 2018 
23 Housing Strategy & Review, LBB, 2015 & 2019 
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Expanding the Higher Education Offer 

1.34 The presence of a large university within the borough is a significant asset in terms of the local 

economy (with MU contributing c.£289m to the local economy24) and prestige. In recent years 

there has been a significant change in the demand for more and better-quality spaces from 

Higher Education Institutions (HEIs) due to “rising student expectations” and the need for 

more efficient and collaborative work areas as the approach to learning becomes integrated 

across disciplines25.  

1.35 There is a national consensus that HEIs must attract, retain, and develop “talented people in 

an increasingly competitive and globalised…market”25 through improvements to the 

academic offer. 

1.36 The CBRE valuation also states that according to HESA data, full time students now exceed 1.85 

million, a 10% increase in the past five years. This signifies a growing demand for an improved 

higher education offer. 

1.37 Universities are consequently in a highly competitive position, and the improvement of 

existing, and development of new, assets that are fit for purpose are vital in: 

• Defining the image of the university, as a whole; 

• Attracting students from a range of backgrounds in the UK and elsewhere; 

• Competing for the best in terms of lecturers who bring reputational rewards; 

• Attracting other funding, both in terms of research and general education  

                                            
24 A significant proportion of this contribution is concentrated in Hendon and the local area, but inevitably will 
involve some leakage into the surrounding areas - Financial Statements, MU, 2017-18 
25 Academic Workspace Report, Loughborough University, 2009 
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strength in its diversity, share new opportunities for community growth, protect the 

communities already established in the area, and embrace change. 

1.42  

 

 

 

 

 

 

 

COVID-19 

1.43 Due consideration must be paid to the emerging context of Covid-19 for the development, 

especially regarding the Higher Education Sector. CBRE have produced a Market Report on the 

effects of the pandemic  and consider the impact of Covid-19 

to be relatively short term with most of the impact expected to be seen in the 2020/21 

academic year. 

1.44 They anticipate a decrease in international student numbers, with domestic demand likely to 

increase, delays to the start of the academic year, and universities potentially providing 

distance learning (temporarily decreasing demand for student accommodation). Providing 

that a vaccine is found and depending on the ease and cost of travel in future, CBRE expect the 

2021/22 academic year to normalise and see a surge in demand from domestic and 

international students. This sentiment is echoed by MU. As such, student accommodation 

within the scheme is not expected to come on stream until 2023/24. There is therefore 

reasonable expectation that the effect Covid-19’s impact on student accommodation demand 

will have been eliminated by this time. 

1.45 The impact of Covid-19 on the economy, higher education sector, investment market, investor 

appetite and market liquidity will continue to be closely monitored.  
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1.47 There is also the potential of Covid-19 reducing MU’s need for large quantities of academic 

space. However, at present, MU are clear that the amount of academic space being delivered 

as part of the redevelopment is future proofing the university’s requirements.  The project 

team will work closely with MU and if this requirement reduces as a result of COVID-19 there 

may be a potential upside to create income producing opportunities from other uses – for 

example more student accommodation.   

1.48 Further, downturns in the economy have often seen an accompanied boom in the university 

sector as more people turn to education in times of economic crisis, as mentioned within the 

CBRE market report  and it is highly possible that something similar 

occurs here. 

1.49 The higher education landscape may change slightly due to the Coronavirus pandemic but, as 

discussed above, there is a level of confidence that there will be continued demand for the 

accommodation provided by the proposed development. 

Barnet’s Covid-19 Recovery Framework 

 
1.50 In order to respond to the substantial impacts of Covid-19, LBB have mobilised resources 

across virtually all service areas and are working together to plan for recovery in a post-Covid 

environment. Four of the key working objectives relevant to the Hendon Hub project include: 

• Facilitate the social and economic recovery of Barnet 

• Take opportunities for council and civic society to enhance and improve the borough  

• Ensure an effective, co-ordinated multi-agency and cross-sector approach to recovery 

Restore council services, democratic processes, project delivery and financial sustainability 
1.51 The council’s Recovery Framework has been founded on the following three principles – the 

“3-Rs”: Restore, Reinvent, and Retain.  

1.52 LBB is putting forward 5 recommended workstreams to help the borough recover from the fall 

out of Covid-19: 

• 1: Thriving 
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o Restore delivery of public realm/town centre improvements 

o Gather data/intelligence on health of economy and high streets, stepping up 

employment and welfare support 

o Support town centre businesses by opening up public realm, maintaining regular 

communication with businesses and networks 

• 2: Family Friendly 

o Transitioning children and young people back into school and the community and 

preparing for a possible mental health emergency and expected increase in 

demand for social care services 

o Continue to transform to meet community needs and improve educational 

outcomes 

• 3: Healthy 

o Implementing a test, track and trace programme, restoring the Healthy Child 

Programme 

o Continue ongoing support for homeless and other vulnerable members of the 

community 

• 4: Clean, Safe & Well Run 

o Financial planning to underpin recovery strategy, review of capital programme, 

and other programmes will be revisited to ensure reflect the post-Covid 

environment 

o Aim to deliver long-term financial sustainability while recognising that council 

revenues may not return to pre-Covid-19 levels 

• 5: The Way We Work II 

o Ensure building compliance and update the council’s recruitment strategy to 

account for remote working 
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o Maintain a dynamic, skilled and flexible workforce through greater use of 

technology, building on improved relationships and an increased emphasis on 

prevention 

1.53 The Hendon Hub project aligns with the growing desire within the emerging Recovery 

Framework to enhance and improve the Borough, restoring and improving council and 

community services, and delivering financial sustainability for LBB. 

Summary 

1.54 Consequently, there is clear strategic justification for a new development within the Hendon 

area that focuses on the provision of student accommodation, improving the academic 

facilities available, as well as the quality of the community offer. 
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1.65 The report states that 84% of 70,000 current and new Higher Education (HE) students, felt that 

their accommodation was affordable31, but over half of these found that it was “just about” 

affordable, and 16% of students reported that they struggled to meet their rental payments. 

Expanding the affordable offer would reduce the number of individuals struggling with rental 

payments, as well as helping those who are “just about” managing to afford rent. In turn this 

could boost student satisfaction and improve the reputation of MU. 

  

 

.  

1.67  

 

 

 

  That, 

coupled with the close proximity to the campus, means that the proposed Hendon 

accommodation should be in high demand from the future student population.  

1.68  However, it is equally as important to ensure that the accommodation is affordable to 

students,  

 

 

 

Economic Opportunities & Beneficiaries 

1.69 An investigation into the demographics of Hendon and the wider Barnet area follows. It 

identifies the beneficiaries who could take up the economic opportunities generated by the 

scheme, acknowledging that MU is the top employer in Barnet with c.17,000 employees.   

 

 

                                            
31 Student Accommodation Survey, Knight Frank / UCAS, 2018/19 
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Summary 

1.76 Although, by design, the project is residential led, there will be a small number of resultant job 

opportunities, as well as improving conditions for the 17,000 people currently employed by 

MU. The task at hand is to ensure that these are available to local people who are economically 

active, searching for opportunities, including those with a disability where possible. 

Additionally, the development of a strong third sector can be important in supporting those 

with specific needs.  

1.77 Community uses within the scheme will remain local, and be right-sized, making them fit for 

purpose to help the local residents identified within the demographic study. 

Maximising Assets through Expanding Barnet’s Offer 

1.78 Further, the Town Centres Floorspace Needs Assessment for LBB shows that the current 

provision of retail, leisure and services in Hendon amounts to 10,000-50,000 sqm of 

floorspace34. The Burroughs’ proximity to Brent Cross, a key shopping location in North 

London, and the alternative provision around Hendon Central underground station, has meant 

that the immediate area has a limited offer.  The report acknowledges that Hendon fulfils a 

role in meeting day-to-day needs of residents and visitors, but the presence of MU is yet to be 

harnessed.  The main retail location is away from The Burroughs on Brent Street. 

1.79 Further, LBB is not considered to be a strategic business location, with most office take up from 

small businesses and larger organisations that are already based in the area, with leasing 

transactions of under 230 sqm. The predominance of small businesses tends to demonstrate 

a higher rent on a per sq. ft basis as the tenant considers the rent holistically, rather than a 

square footage basis.   

1.80 Accordingly, there is local demand for additional ancillary retail units around the MU main 

campus, as well as the potential to capture higher rents from commercial office space provided 

within the scheme. 

 

 

                                            
34 Town Centres Floorspace Needs Assessment – Executive Summary, LBB, 2017 
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Summary 

1.81 Consequently, a multi-faceted intervention is justified by: 

• The need to provide both affordable and market level accommodation for students living 

in the area to solidify MU’s status as a London based university, compounded by the lack 

of alternative housing options for a significant proportion of MU’s students; 

• The deterioration of existing facilities that undermines The Burroughs’ central function 

as a centre of civic administration and higher education; 

• The potential to create opportunities to create new employment and retain existing jobs 

in the vicinity anchored on MU’s capacity as an employer; 

• The need to strengthen the third sector that provides valuable support to communities. 
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2. Rationale 
 
MARKET OPPORTUNITY 

2.1 The rationale for an LBB-led development is predicated on the property development industry 

lacking the means to realise development in The Burroughs, in spite of evident demand 

patterns for new accommodation.  

2.2 This is a function of: 

• The need for a comprehensive development solution and master planning approach to an 
area which is currently reaching obsolescence; 

• The fragmented nature of other ownerships and the issue of land assembly, creating 
difficulties for other parties developing due to A strong public sector presence (i.e. from 
landed assets) including the close interrelation of civic and educational uses; 

• The requirement for the re-provision of facilities for users such as community 
organisations; 

• The need for student accommodation despite the failure of the private sector to provide 
such purpose-built accommodation within the area due to significant LBB land 
ownerships. 

2.3 The above is evidenced by the failure of the private sector to redevelop or construct additional 

student accommodation or other facilities of sufficient scale within the area. Aside from 

nearby Usher Hall, the main student provision is over 40 minutes commute away in Olympic 

Way.  

2.4 MU are also unable to provide additional student accommodation and academic facilities due 

to restrictions on current leases to LBB and space restrictions for development. .  

2.5 Additionally, it is clear that the private sector is unable to provide additional retail, leisure and 

service facilities that capitalise on the numbers of students, as a result of the land ownerships, 

with most provision being in the campus itself.   

2.6 Consequently, intervention by the council is justified on the basis of MU’s need and the 

difficulty the private sector has in developing, LBB’s land ownerships, and the opportunity to 

optimise the use of valuable landed assets. The securing of OPE funding was a significant factor 

in providing the means to investigate how this can be expedited.  
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2.7 A wholesale programme of regeneration would: 

• Enable the council to shape the scheme to meet wider housing demands; 

• Upgrade the community facilities in the area; 

• Help MU compete in an increasingly global market by the provision of state-of-the-art 
facilities; 

• Deliver increased revenue returns to the Council over those currently achievable;  

• Contribute to placemaking - transforming the environment in The Burroughs for residents, 
students, visitors and the local workforce; 

• Strengthen the likelihood of employment of local people by the university.   
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Burroughs will be additional housing in the Hendon area. Further to this, 25% of MU students 

have a term time address in LBB, with a significant proportion of these students living in family 

homes that have been converted to HMOs by private landlords in the vicinity of the main 

campus.  

. It is expected that a proportion of these 

students that currently live in HMOs local to Hendon will be diverted to the new student 

accommodation, freeing up housing to be converted back to family homes. 

Core Sites 

3.12 The development is split into two phases with phase 1 including Building 9, Hendon Town Hall, 

Hendon Library, and Church Farm Museum, plus additional works on relocation sites. 

3.13 Phase 2 of the development will include Ravensfield, Fenella & Town Hall Car Park (RFC), the 

Meritage Centre (MC), and associated sites. 

3.14   

 

 

3.15 The proposed development will incorporate the following three major LBB-owned sites: 

 









 

 
Filename:  LBB Hendon Hub, OBC 
Date: 27.11.2020 
Version: 27.11.2020 LBB Hendon Hub OBC  Page 65 of 148 
 

Additional Sites 

3.16 The existing community uses on the Meritage Centre,  

are scheduled to be relocated off-site. Final locations are yet to be established at this stage  

 

•  

 

  

 

  

  

 

  

  

 

  

 

 

  

 

 

3.17 All areas detailed above are estimated at this time and subject to further consultation with 

stakeholders. 
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Figure 7: Hendon Hub, OBC Option Appraisal Approach 

 
OPTION ASSESSMENT STAGE 1: STUDENT ACCOMMODATION VS. 
PRIVATE RENTAL  
 
4.4 In light of the assigned objectives, two options were considered to determine the main 

provision within Hendon Hub41. These options seek to address the market failure and the 

demand for housing in the area. In this regard, initial options for intervention can be 

summarised as: 

• Option 1: Private Rental – the provision of high quality private rented housing with a 

varied tenure and type, disbursed across the MC and RFC Sites 

• Option 2: Student Accommodation – the development of modern self-catered student 

accommodation around the main campus area of MU, occupying the RFC and MC sites 

4.5 MU’s academic office requirement was established early on in the negotiations and was always 

deemed to be included on the B9 Site. 

                                            
41 Other uses were considered within stage 1 of the SOC (e.g. retail & hotel), but values and demand were 
deemed too low so were dismissed early on 



 

 
Filename:  LBB Hendon Hub, OBC 
Date: 27.11.2020 
Version: 27.11.2020 LBB Hendon Hub OBC  Page 79 of 148 
 

4.6 It was determined that the demand for student accommodation exceeded private rental sector 

(PRS) and would provide a better return on investment as per the LBB-set objectives than the 

alternative, primarily because of higher rental rates per square metre,  higher densities, lower 

build costs and a lower parking requirement.  As a result, on most sites residential 

development proved unviable. It should be noted that on the majority of the sites, MU has 

existing occupational leases so it would be difficult to develop housing without their 

cooperation. 

4.7 Also, as discussed in the SOC, after consultation with MU it became clear that upgraded 

facilities and the provision of additional accommodation best aligned with their strategic 

objectives (Section 1.35). LBB’s drive to maximise assets through engagement with MU and 

the location-specific advantages in Hendon, further supports the adoption of bespoke student 

provision.  
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OPTION ASSESSMENT STAGE 2: PHASING & FORM 
 
4.10 From this initial assessment, a long list of potential phasing and form variants for a student 

accommodation-oriented scheme were put forward and an analysis was performed to 

determine which options perform best against the set objectives. 

4.11 The do-nothing case is also considered within this assessment and will later be used to assess 

the additionality of the selected preferred scheme. 

Long List Options Testing 

4.12 The long list options to be assessed can be summarised as: 

• Option 1: Do Nothing – no intervention is delivered and occupational leases between LBB 

and MU continue in their current state; 

• Option 2: Do Minimum – renovate and modernise the existing properties owned by the 

council without any acquisition and demolition; 

• Option 3: Full Redevelopment with Community Hub – development of a mixed-use 

scheme with an integrated community hub  

 

• Option 4: Full Redevelopment with Improved Local Community Offer – as with option 3 

but the community uses are located around the Hendon area, preserving existing green 

space 

• Option 5: RFC & B9 Sites Developed Only – as with option 4 but omitting the Meritage 

Centre development, with community uses continuing as at present; 

• Option 6: Full Redevelopment across Longer Phasing – as per Option 4 but spread across 

longer phasing during the construction phase of the development. 

• Option 7: Isolated Developments – develop each site in isolation, over time, to the others 

when the opportunity arises  
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OPTION 5: RFC & B9 SITES DEVELOPED ONLY 

4.37 This option focuses purely on the regeneration of the Building 9 and RFC sites, in order to 

minimise the amount of acquisition of third-party interests.  The Meritage Centre is excluded 

as it has the most third-party interests and, resultantly, the community uses on the site remain 

unchanged, and any redevelopment for student accommodation would not take place.  

4.38 In this scenario, the scheme would include: 

• 526 student accommodation units on RFC 

• 3 retail units on RFC 

• Office space,  and ACI on RFC & B9 

•  

  

 

 

4.40 The employment position, accommodation offer, and capitalised value of the development, 

however, would be significantly lower. Further, there is the additional risk in this option that 

the existing community uses in the current Meritage Centre will cease to be fit for purpose 

without investment.   

4.41 The redevelopment of the Meritage Centre for residential would be unviable due to the cost 

of buying in adjacent interests, and the lower density and parking requirements of a residential 

only scheme.   

4.42 This combines to result in a score against objectives of 69% due to the reduced provision of 

student accommodation, reduced return on investment for the Council, and a reduced 

employment offer. 
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OPTION 6: FULL REDEVELOPMENT ACROSS LONGER PHASING 

4.43 This option is as per Option 4 but spread across a longer development and construction period, 

assumed to be 8 years in length. The rationale behind this option is to spread the construction 

risk and accommodate any delays across the planning and development phase.  

4.44 However, spreading the development over a longer period generates other risks, including 

team disintegration, the cost of managing the scheme, the possibility of variances to inflation 

rates, the cost of finance, and the likelihood of a funding deal. 

4.45 The capital costs could increase from that in Option 4, once additional inflation is factored in. 

The revenue and job outputs for this version of the scheme remain unchanged.   

4.46 This option achieves a 97% score against set objectives due to the optimum use of assets to 

maximise annual returns, housing objectives being satisfied, and placemaking being achieved.  

The objective that this option fails to score perfectly on is the maximised pace of returns due 

to the prolonged project delivery timeframe.  

4.47 As a result, this option is not favoured when assessed against Option 4. 

OPTION 7: ISOLATED DEVELOPMENTS 

4.48 Option 7 involves LBB’s development of individual sites individually, in an opportunistic 

manner. For example, if LBB could realise development on the Building 9 site, for alternative 

uses.   

4.49 The capital costs would, again, likely remain as in Option 4 with the capital and labour costs 

broken down into shorter instalments over a longer period of time. The revenue and job 

outputs for this option cannot be accurately predicted as the absence of commitment to a full 

scheme means uncertainty surrounding final outcomes. However, if a similar form of 

development to Option 4 above it is reasonable to assume that the proposals could yield 

similar benefit.  

4.50 This option harbours the risk of depreciation in value of assets across a longer period of time 

and by virtue of its failure to realise cumulative regeneration benefits has a minimal 

contribution towards placemaking.   
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o  

  

 

 

 

 

 

 

 

 

 

  

 

   

4.104  

 

   

Planning 
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Due Diligence 

4.113 It should be noted that the project team have consulted many external bodies including KPMG, 

CBRE and 31TEN, an external body appointed by LBB finance team, who have reviewed the 

funding approach on behalf of LBB. Further due diligence has been evidenced through: 

• CBRE have reviewed valuation and inputs to the appraisal in accordance with the Red Book 

• CBRE preparing regular reports on the University sector in light of Covid-19 and its 

potential impact on the scheme 

• KPMG preparing a report on the structure of the deal and funding options 

• KPMG soft market testing for the private funding option 

• KPMG report on tax advice 

• KPMG report on the student sector and Middlesex University  

• Construction costs being prepared and validated by Capita student housing specialist QS 

team 

• Legal due diligence & structuring advice from Pinsent Mason and HB Public Law 

• Procurement advice from HBPL and Pinsent Mason  

• LBB Finance and 31TEN overseeing the financial modelling and OBC preparation  

• Recommended early appointment of an Employer’s Agent, prior to planning, to oversee 

the scheme and work with the LBB procurement department to appoint a construction 

partner to work up the scheme  

• Informal discussions with potential delivery partners about the delivery of the 

construction 

• Monthly Project Boards with Senior Officers and Project Team, and overview by other 

internal boards 

• Regular Project Management Gateway Reviews 
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APPROACH TO EQUALITIES 

4.114 Under the 2010 Equality Act, the Council must have due regard to the need to: a) eliminate 

discrimination, harassment, victimisation and any other conduct that is prohibited by or under 

the Act: b) advance equality of opportunity between those with a protected characteristic and 

those without; c) promote good relations between those with a protected characteristic and 

those without. The ‘protected characteristics’ referred to are: age; disability; gender 

reassignment; pregnancy and maternity; race; religion and belief; sex; sexual orientation. It 

also covers marriage and civil partnership with regards to eliminating discrimination. 

4.115 During the SOC a plan in relation to equalities was described. Since then, an Initial Equalities 

Assessment (EQIA) was performed and, as the project reached OBC stage a Final Impact 

Assessment was completed. These documents are attached as Appendix 2a, 2b, and 2c and 

are to be read in tandem with this sub-section. 

4.116 The only staff affected are the 10 individuals employed at the library. It was advised by LBB’s 

Human Resources that a separate Employee EQIA would not be required. Therefore, the needs 

of staff will be considered within the Final EQIA.  

4.117 The approach to equalities was a collaborative effort between key stakeholders, LBB members, 

HR, MU, and external contractors (such as GL Hearn and Capita) through workshops. These 

identified the way people with protected characteristics may be affected by the scheme. The 

nature, type, and severity of these effects were considered and, where a negative impact was 

identified, a mitigating action was assigned to reduce its affect. This can be seen in the Scored 

EQIA in the attached Appendix 2c. 

4.118 The options regarding phasing and form, and delivery, remain consistent as far as impacts on 

equalities are concerned, unless stated otherwise. Any deviations across the options are 

detailed in the table below.  
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Appendix 2c; however, it is worth noting that the EIA is being constantly updated so the 

improvement plan is also subject to change.  

4.121 The impact on the remaining protected characteristics are considered to be either neutral or 

slightly positive as a result of Hendon Hub. The main positive implications of the scheme are 

on those with disabilities and unemployed individuals due to the focus on accessibility within 

the facilities and the consequent creation of jobs in both the construction and operational 

phase of the development. 

4.122 It is not considered that sexual orientation and gender identity will be adversely affected by 

the scheme, assuming that MU and other employers uphold their responsibility towards the 

Equalities Act 2010 regarding their admissions and employment. 

4.123 The EQIA and accompanying improvement plan will next be revisited prior to FBC submission, 

and any changes detailed.  The council recognises that equality will require regular review to 

ensure that citizens are treated equally, with understanding and respect, and have equal 

access to quality services which provide value to the taxpayer.  

4.124 LBB further acknowledges that MU should act as a responsible body in complying with 

Equalities, as a condition of their participation.   
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• Accommodation that addresses its environmental ambitions to a BREEAM Excellent 

standard 

5.24 The Hendon Hub proposal offers the following to residents: 

• Improved synergy between uses, accessibility and the appearance of The Burroughs, 

benefitting residents, workers and visitors to the area  

• Highways benefits include reduction in vehicle movements as a result of reduced car 

parking on RFC site 

• Parking improvements for the benefit of local residents and a development charter with 

MU in order to regulate car parking in future 

• Improved community safety from increased patrols of campus security, maintenance staff 

and improvements to lighting 

• Enhanced road safety measures including new pedestrian crossings 

• Regenerated green spaces ), the potential inclusion of 

more cycle parking and improved cycle lanes, wayfinding and walking routes. 

• A refurbished playground ,  

 

  

  

  

  

• A modern, improved Hendon Library 

  

• New retail space – café, food/convenience store 

• Increased use of MU facilities by the community across campus during out of hours 

5.25 For MU, Hendon Hub offers: 

• Brand new business school and theatre studies buildings, vastly improving those faculties 

in the University; 

• Consolidated student accommodation adjacent to the campus; 

• Cementing their future in Barnet for the long term, with all associated benefits; 
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• Ability to rise through the University rankings with regard to ‘student experience’ (a key 

indicator used by students when choosing a place to study for higher education) 

BENEFITS CAPTURE 

5.26 An assessment has been prepared to also determine additional benefits captured by the 

investor, LBB, and the wider community and local services. These are as above in Table 24 and 

expanded on in Table 25: 
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6. Risks 
 
RISK REGISTER 

6.1 The full project risk profile and accompanying mitigation methods can be found in Appendix 3 

to this report and are produced according to HM Treasury Orange Book62  best practice. These 

group the risks into ‘General’ risks that remain present regardless of funding approach 

selected, ‘Funding Partner’ risks, and ‘PWLB’ risks. 

6.2 Risks have been arranged within the register according to project, as well as being labelled by 

the following categories, for identity: 

• Political • Design • Acquisition/Relocation 

• Economic • Programme • Financial 

• External  • Operational • Legal 

• Stakeholder   

 
6.3 Mitigating actions allow for the reduction in the impact and/or probability of a risk occurring. 

This section is to be read in tandem with the risk register found in Appendix 3. 

6.4 The chart below summarises the conclusions of the risk register, showing the distribution of 

how many risks correspond to each risk type. From this it can be seen that c.52% of risks are 

at a medium level or below, with 12 risks remaining high.  Some risks have remained 

deliberately high due to COVID-19 and the current volatility in the economic outlook. 

 

 
 
 
 
 

                                            
62 The Orange Book – Management of Risk, HM Government, 2013 
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•  

  

  

 

 

• Meritage Centre construction of student accommodation with expected completion 

 

 

Phase 2: 

• Demolition and construction of Arts and Cultural Industries (ACI) building and student 

accommodation on RFC site expected  

•  

 

  

 

 

8.5 All timescales and costs estimated to deliver the scheme have been reviewed by a QS and CBRE 

property consultancy  

 

GOVERNANCE 

8.6 The governance of the project is essential to ensure the project reaches completion and is 

delivered to a high standard, as well as meeting the appropriate interests of its stakeholders, 

enabling the delivery of an improved academic and accommodation offer for Middlesex 

University, and placemaking generally. Detailed governance arrangements will be discussed in 

the FBC and aligned with the methodology used for Brent Cross. The decisions will be reports 

to P&R and HaG as appropriate and the updates on delivery will be given on a periodic basis 

to Financial Performance and Contracts Committee as appropriate. 
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9. Project Assurance 
 

PROJECT ASSURANCE 

9.1 In order to move the deliverables forward for the next stage, further due diligence will be 

carried out in the form of the FBC and continual project updates being fed back to the client 

at the council by project managers and directors through the set governance structure. 

9.2 The preferred development and delivery options have been determined during this OBC stage, 

. 

Following adoption of the OBC, the proposal would be finalised through FBC, with any changes 

post OBC noted, and assessed in terms of their impact, with particular regard to procurement 

and delivery methods, and their final sign-off.  
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10. Dependencies 
 
10.1 Dependencies can be defined as actions or consent required from others. These have been 

discussed in detail in the preceding sections of this report, and are summarised below: 

•  

  

•  

 

• Consent from the Local Planning Authority  

•  

 

• Ability to procure a construction partner 

10.2  

 

 

 

 

 

   

10.3 It is understood that there are no other ongoing projects or programmes that may conflict with 

the Hendon Hub scheme at this time. 

  



 
Project Management 

 

 
Filename:  LBB Hendon Hub, OBC 
Date: 27.11.2020 
Version: 27.11.2020 LBB Hendon Hub OBC  Page 140 of 148 
 

11. Approach to Consultation  
 

INTRODUCTION 

11.1 GL Hearn and Capita are providing strategic communications support on the Hendon Hub 

proposal planning applications and are in the process of delivering a Consultation Statement 

setting out the public consultation and stakeholder engagement to be undertaken.  

11.2  
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11.4 Consultation will be necessary regarding the Hendon Hub scheme and will be a relevant 

consideration in decision-making.  

11.5 The twin objectives of the consultation and engagement strategy are to ensure that the local 

community and stakeholders develop understanding of the regeneration proposals through 

mailouts, meetings and events and are able to submit their feedback through various channels 

to the project team ahead of formal submission.  

11.6 Consultation will be carried out fairly and will comply with the following principles: 

• Consultation must be at a place when proposals are still at a formative stage such that 

feedback can be taken onboard and implemented; 

• The proposer must give sufficient reasons for its proposals to allow consultees to 

understand them and respond to them properly; 

• Sufficient time is given for responses to be made and considered;  

• Responses must be conscientiously considered and applied to the scheme. 

11.7 All consultation activities will be justified, inclusive, accessible, and action focused. Further, 

consultations will be constantly monitored, and effectiveness evaluated to allow future 

improvements in stakeholder engagement. 

Monitoring & Evaluation 

11.8 The engagement plan will be updated whenever the need arises. 

11.9 Progress and performance throughout the consultation phases will be monitored to ensure 

that best practice standards are being met, and all relevant parties are included in the 

development of the scheme in preparation of the final “deal” come FBC development.  

11.10 Crucially any feedback obtained through the consultation will be fed back into the project in a 

timely manner and fed back to project sponsors and Members on a regular basis. 
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12.9 Once a consensus has been reached a recommendation will be made to P&R in a first stage 

FBC report, which will identify the recommended funding and delivery route  

 

 

 

. 

APPROVALS 

12.10 There are approvals required through this OBC that are detailed in the Public and Exempt 

covering papers for the Hendon Hub development. 

FINAL STATEMENT 

12.11 In conclusion, Hendon Hub represents a unique opportunity for London Borough of Barnet to 

transform The Burroughs at scale and at pace, based on its unique assets and character. The 

business case presented here has shown that an affordable funded deal that generates 

substantial returns, delivers regeneration, provides an attractive environment, and secures the 

position of one of Barnet’s important organisations in MU may well be achievable. 

Commitment at this stage will allow an FBC to be brought forward that will present a finalised 

deal structure for consideration by members in Spring 2021. 
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 You should speak to your Head of Finance about any capital project you are proposing to undertake. They will 
help you to complete certain sections of the business case.  
 




