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Introduction 

3.1 This chapter of the Environmental Statement (ES) describes the alternatives considered and the factors 

influencing the height, massing and design of the Proposed Development and provides a summary 

commentary of the evolution of the design leading to the current proposal. Throughout the design there has 

been regular consultation with the London Borough of Barnet (LBB), alongside engagement with other 

consultees and stakeholders such as the Greater London Authority (GLA), Transport for London (TfL) and 

neighbours to the Site. 

3.2 This chapter has been prepared by URS in conjunction with Redrow Homes Limited (the Applicant), GVA 

(planning consultant), Feilden Clegg Bradley Studios (architects), Studio Egret West (architects) and the 

wider design team.  It outlines the analysis of the Site and consideration of existing conditions, the vision for 

the Proposed Development and the alternatives studied. Further details can be found within the Design and 

Access Statement (Ref. 3-1) which is produced and submitted in support of this planning application.   

Site Analysis and Consideration of Existing Conditions  

Site Description 

3.3 The following is a summary of the existing Site conditions, for further information refer to Chapter 1: 

Introduction of this ES. 

3.4 The Site is bounded by Colindale Avenue to the west, Aerodrome Road to the north, the Midland Main Line 

and M1 to the east and an overground section of the London Underground Northern line to the south. The 

wider Site location and context is shown in Figure 3-1. 

3.5 The Site is currently used by the Metropolitan Police Service (MPS) as its Training Centre (Class C2 use). 

The MPS facilities on the Site first opened in 1934 and most of the existing buildings were constructed in the 

1970s.  The Site comprises office accommodation, 16 dwellings along Colindale Avenue (which include 

some campus-style accommodation for those involved in Police Training activities), driver training areas, 

sports and athletics facilities (including a playing field), car parking and areas of landscaping. Building 

heights on the Site currently range from 1 to 22 storeys (including plant) with the tallest buildings being three 

tall building blocks located at the southern end of the Site situated east and west of Peel Drive. 

3.6 The Site is currently accessed from the north off Aerodrome Road and from the west off Colindale Avenue. 

Cottenham Drive, Peel Drive and Denmark Hill Drive are located within the Site and individual trees line part 

of the Siteôs south-western and south-eastern boundaries.  

3.7 Colindale Avenue on the western boundary of the Site has a residential character featuring two storey 

houses and housing blocks, consistent with the predominantly three storey residential blocks located outside 

of the Site, within the estates accessed via Pasteur Close to the north-west.  

3.8 The central part of the Site is set back from Colindale Avenue to the west and is separated from Aerodrome 

Road to the north by the retained Metropolitan Police Site, beyond which is the Beaufort Park housing 

development (which is under construction), the Middlesex University Halls of Residence site and Grahame 

Park residential estate. 

3.9 The Site is relatively flat with a slight fall from the southeast to the northwest. The topographic survey shows 

that the Site slopes from 46.91m Above Ordinance Datum (AOD) in the north-west to 45.71m AOD to the 

west, on that flank of the Site boundary. The southern Site boundary low point is approximately 42.63mAOD. 

The Site rises again to 52.39mAOD to the east and 47.73mAOD in the north-east corner. The Site appears 

to have been landscaped to accommodate the current uses including the creation of extensive levelled areas 

to accommodate test driving and sports facilities.  

Site History 

3.10 The early history of the Site was centred around aviation, as it was dominated by an airfield.  In the years 

preceding the Metropolitan Police use, the site housed an airfield school and was home to the first air mail 

service.  Additionally, the Site was used by the RAF during World War One and World War Two. 

3.11 The Metropolitan Police training centre started in the Hendon Aerodrome club house in 1934, and by the 

1960ôs the RAF had moved out of the area as the local Councils needed more land for housing.  

3.12 The Site was developed further by the Metropolitan Police in the 1970ôs it is still used as the training centre 

for the Metropolitan Police Service albeit to a lesser degree. Today the training centre makes greater use of 

technology and e-learning and the Metropolitan Police therefore do not require all the space on Site. As such 

the Metropolitan Police are consolidating the training centre into the space that has become the retained site, 

or MOPAC site.  

3.13 Given the age and the above mentioned changes to the operational requirements, most of the facilities within 

the Site are out-dated. Mainly built in the 1960s and 1970s, too many buildings are in need of repair or 

upgrading and no longer provide the desirable quality of accommodation for MPS officers and staff. While 

being in lawful use, the existing buildings are underutilised with an inefficient use of space and more 

floorspace than is required to accommodate future operations. In the lead up to developing the rationalisation 

strategy the MPS analysis revealed a future requirement for around a fifth of the space currently provided 

across the wider site. 

3.14 The Site is larger than required to accommodate the future MPS operations. With changes in its use, 

technological advancement, and new ways of working, the MPS simply does not need a 73 acre site any 

more. 

3.15 To address these issues the MPS have been consolidating their existing functions into more compact and 

efficient facilities on a smaller site (known as the óretainedô site), relocating existing employees into those 

new facilities and disposing of the surplus land (the ódisposalô sites). The Site is one of the disposal sites, the 

ownership of which has been transferred to the Applicant. 

3.16 Please refer to Chapter 11: Ground Conditions and Chapter 13: Cultural Heritage of this ES (Volume I) 

for further information on historical uses of the Site and surrounding area.  

Site Opportunities, Considerations and Constraints 

3.17 The key considerations, constraints and opportunities that have influenced the layout and design of the 

Proposed Development are as follows (as set out within Design and Access Statement that accompanies the 

planning application): 

Opportunities 

3.18 The Proposed Development offers the opportunity to create a new community on a significant scale built 

outside central London. The development will promote green, low carbon living as well as providing 

opportunities for biodiversity enhancement.  

3.19 The Site is currently inaccessible to the public due to its use as a MPS training ground with high secure 

fences bordering the Site. The Proposed Development will allow public access, both east-west and north-

south links which would be of great benefit to existing and future local residents. 

3.20 The Proposed Development will provide a minimum of 4 hectares of green space, parks and green streets. 

Open spaces to the south of the Site include Colindale Park, Rushgrove Park and the Silk Stream all of 

which could be made more accessible through the development of the Site. Creating green links connecting 

the Site with the existing wooded area beyond the London Underground Northern line to the south would 

also provide opportunities to enhance the biodiversity of the local area. 
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3.21 The Site is also near to the RAF museum which attracts over 220,000 visitors a year. The pedestrian route 

from the tube station to the RAF site goes along Colindale Avenue via the Site, which provides retail 

opportunities along Colindale Avenue. 

Constraints 

3.22 The Site is bound on all sides by existing road and rail infrastructure which proposes challenges in terms of 

noise and creating successful spaces adjacent to these transport corridors.  

3.23 The Site is also bound to the north by the retained MOPAC training site and the Proposed Development will 

therefore need to be sensitive to users of this site. 

3.24 As the Site and surrounding area is relatively flat and with few taller buildings with the exception of the three 

tall buildings to the south east of the site, the introduction of tall buildings will need to be sensitive to the 

surrounding landscape and views into and across the Site. 

3.25 The Silk Stream is situated adjacent to the Site so the Development needs to be sensitive to this feature and 

surrounding habitats during construction.   

3.26 As listed above, the site is bounded by rail and road infrastructure and will therefore need to develop a new 

Urban Environment which is open to its surroundings and creates permeability throughout the Site.  

Figure 3-1 Site Location and Surrounding Context 

 

Townscape Context 

3.27 Being located within the Colindale and Burnt Oak Opportunity Area, the surrounding area is undergoing 

significant change. There are a number of developments under construction, including Colindale Hospital 

and the National Blood Service Expansion Site, which are already substantially altering the townscape 

character of this area and over the coming years through developments such as Station House, the former 

British Library Newspapers site, Beaufort Park and Grahame Park (subject to approval of planning 

applications).  

3.28 While the height and massing of buildings remains reasonably low along Colindale Avenue in the immediate 

area, the scale and density of development increases substantially to the south and south west of Colindale 

London Underground Station and higher building densities are being developed as part of committed 

schemes in the locality of the Site. This sets an important context for future development within the western 

end of the Site, which should respond to the future townscape and the visual relationship to Colindale 

London Underground station and nearby public amenities. 

3.29 LBB have carried out the Barnet Characterisation Study (Ref. 3-8) which subdivides the borough into 

character areas defined by urban characteristics rather than political boundaries. The study area 

encompasses six of the published list of character areas, namely Colindale, Hendon, Mill Hill East, Finchley, 

Edgware and Burnt Oak, and Brent Cross and Cricklewood and are illustrated in ES Volume II: Townscape 

and Visual Assessment. 

3.30 The Site is within the Colindale character area, which is described as follows (p. 120): 

óThere is a distinct difference in character between the north and south of Colindale. A strip of mixed uses 

(retail, industrial, hospital, training college etc.) in the big box and campus typologies cuts across the 

residential areas, with areas to the south being largely residential streets of a coherent character, and areas 

to the north largely residential estates typology. Massing is therefore fairly inconsistent through the area. 

While the southern part of Colindale is reasonably coherent, the central and northern parts do not have any 

coherent character. 

Residential units differ in the north and south. In the south, most residential units are two storey semi-

detached, dating from the inter-war period. Units provide frontage to the street, creating a strong sense of 

enclosure, and include front and back gardensô. 

3.31 The design of future development, particularly in terms of the dwelling typologies, density, massing and 

scale, should therefore respond appropriately in order to produce a cohesive sense of place.  

Strategic and Local Views 

3.32 The Site does not lie within any strategic or locally important views. 

Close Views (within 150m)  

3.33 The Site is visible from the following close views: 

¶ Roads and open spaces which are adjacent or near to the Site boundary such as Colindale Avenue and 

Booth Road, Colindale Park and Aerodrome Road; 

¶ Northern Line London Underground trains travelling in both directions passing the southern Site 

boundary; 

¶ The northern end of Sheaveshill Avenue to the south of the Site which runs up to the London 

Underground Northern Line; 

¶ Beyond the immediate vicinity of the Site boundary to the south, the visibility of the Site is limited to the 

uppermost floors of the Peel Centre tall buildings, which are visible from parts of Colindeep Lane to the 

south of the London Underground Northern Line; 
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¶ From the Beaufort Park development, the Site is visible looking south from Heritage Avenue and 

Aviation Drive. However, the Site is not visible from Boulevard Drive due to the presence of intervening 

buildings within Beaufort Park; and 

¶ Glimpsed and open views of the Site are afforded from vehicles and train passengers travelling along 

the M1 motorway, and the Midland Main Line to the east of the Site, although these views are at oblique 

angles to the direction of travel and would be seen at speed.  

Medium Range Views (between 500m and 1km) 

3.34 The Site has a degree of medium range visibility in the study area including: 

¶ To the east of the Site there are views of parts of the Site from Greyhound Hill in Hendon but these are 

mostly limited by intervening buildings and trees; 

¶ To the north-west of Hendon there are open views of the Site from higher ground in Sunnyhill Park; 

from lower elevations, a greater extent of the tall buildings is visible above the skyline; 

¶ From the south, the visibility of the Site is limited to the uppermost floors of the Peel Centre tall 

buildings which are visible from parts of Rushgrove Park, and some parts of the residential areas south 

of the Site, for example Rushgrove Avenue; 

¶ From Edgware Road and its vicinity the Peel Centre tall buildings can be seen at junctions where the 

break in built form allows views towards the north-east, for example from Sheaveshill Avenue, 

Colindeep Lane and Hay Lane; and 

¶ On the approach from the south-east, the three existing tall buildings can be seen in views above the 

trees extending north-west along the A41 Watford Way and Colindeep Lane. 

Distant Views (over 1km) 

3.35 Due to the suburban nature of the study area and the relative scarcity of open space in the wider area, the 

Site is not generally visible from further afield. Views are mostly obscured by elevated transportation routes 

and intervening buildings and trees. The Peel Centre tall buildings are visible in glimpsed views from a small 

selection of viewpoints at longer distances especially where the topography allows viewing from an elevated 

position. 

3.36 From the south, the eastern part of the Site is visible from elevated positions on Wakemans Hill Avenue. 

These views are framed by the houses lining either side of the road. From this viewpoint, the existing Peel 

Centre tall buildings are the dominant feature on the Site. From the Grove Park open space, the Site is 

entirely screened by intervening buildings and trees. 

3.37 In the north-east of the study area, from the Copthall playing fields (east of the M1 and north of the A1), the 

uppermost floors of the Peel Centre tall buildings are visible between trees. This viewpoint is over 1km from 

the Site and other parts of the Site are screened by trees. 

3.38 Please refer to ES Volume II: Townscape and Visual Impact Assessment for further details. 

Conservation Areas and Listed Buildings 

3.39 The Site is not located within a Conservation Area although there is currently a Grade II listed statue of Sir 

Robert Peel and a police box which is within the Site which will be relocated to the retained Metropolitan 

Police Site before construction takes place.  

3.40 Five Conservation Areas (CA) have been identified as within the wider study area although only two have 

been considered in potential view of the Proposed Development, namely.  

¶ Hendon Church End Conservation Area is located approximately 700m to the east of the Site boundary. 

There are listed buildings in the CA but  none of them has direct views of the Site; and 

¶ Buck Lane Conservation Area is located approximately 1km to the south-west of the Site boundary. 

3.41 Please refer to Chapter 13: Cultural Heritage for further information relating to the CAs and associated 

listed buildings. 

Geology and Hydrology 

3.42 The underlying solid geology at the Site comprises London Clay. In the vicinity of the Silk Stream offsite to 

the south, alluvial River Terrace Deposits comprising sand, silt and clay are present.  

3.43 The nearest surface water receptor to the Site is the Silk Stream located approximately 75m to the south-

west of the Site boundary. The Thames River Basin Management Plan published by the Environment 

Agency states that the Silk Stream has a current ecological water quality status of óModerate Potentialô. 

Topography 

3.44 The surface topography of the Site is relatively flat with a slight fall from the southeast to the northwest side 
of the Site. The topographic survey shows that the Site slopes from 46.91m Above Ordinance Datum (AOD) 
in north-west to 45.71m AOD to the west, on that flank of the Site boundary. The southern site boundary low 
point is approximately 42.63mAOD. The Site rises again to 52.39mAOD to the east and 47.73mAOD in the 
north-east corner The Site appears to have been landscaped to accommodate the current uses with 
extensive levelled areas to accommodate test driving and sports facilities.  

Public Transport and Site Accessibility 

3.45 The Site is accessible via a range of public transport options and the eastern part of the Site is surrounded 

by excellent public transport links. The majority of the Site is within public transport accessibility level (PTAL) 

level 3 and 4 with the eastern part of the Site being a 3 minute walk (200m) away from the PTAL level 3 

boundary. 

3.46 Colindale Station London Underground Station is located to the south-west corner, providing access to the 

Northern Line.  The Northern Line provides direct access as far as Morden in the southwest and provides 

many interchange opportunities in Central London. 

3.47 Local bus services with bus stops on Aerodrome Road and Colindeep Lane offer direct access to Hendon 

Central and Brent Cross for good connections to on-going transport services and a wide range of retail 

facilities and restaurants. The eastern side of the Site is well served by local retail stores and restaurants 

provided in shopping parades at Watford Way and Beaufort Park within 150m ï 630m of the Site. The new 

facilities along Colindale High Street and a new Colindale Square will provide enhanced facilities offering 

considerable choice to residents which is accessible via walking or public transport. 

3.48 The Site is currently enclosed by fencing, and therefore does not provide an accessible cycle network. 

Aerodrome Road, Colindale Avenue, Graeme Park Way and Booth Road are designated as a quieter road 

for use by cyclists and pedestrians.  Aerodrome Road connects to the subway across Watford Way (A41) 

which connects to Greyhound Hill which is also designated as a quieter road for use by cyclists and 

pedestrians. 

3.49 Further detail is provided in the Transport Assessment and Chapter 8: Traffic and Transport of this ES. 

Development Vision 

3.50 The Proposed Development is also subject to area-specific planning policies set out in the Colindale Area 

Action Plan (AAP) (2010) (Ref. 3-2), which supports the provision of 10,000 new homes and 500 -1,000 new 

jobs in the area by 2026. 

3.51 The AAP establishes the following Vision: 

óBy 2021, Colindale will be a vibrant, successful and diverse neighbourhood where people will want to live, 
work and visit. It will accommodate high quality sustainable developments within four óCorridors of Changeô 
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and a new neighbourhood centre. Colindale will become a successful suburb in North London, providing 
existing and new communities with high quality local services, improved transport and access to enhanced 
green space and leisure activitiesô. 

3.52 The Site is within the óColindale Avenue Corridor of Changeô and the óAerodrome Road Corridor of Changeô, 

and the Proposed Development will specifically support the following development objectives relating to the 

Site: 

¶ The eastern part of the Site is identified for mixed use development to include a new neighbourhood 

centre along Colindale Avenue (with a mix of retail, commercial and community uses) together with high 

density housing; and 

¶ The central and western parts of the Site are identified for a mix of medium/high density housing, a 

park, and a primary school. 

3.53 In light of the AAP vision the Applicant proposes to create a community that reflects the traditional London 

Village feel and that will reflect the Proposed Developmentôs objectives to create more accessible open 

space, connected streets, new homes, new jobs, and new community facilities set within a high quality 

landscaped environment and public realm. 

3.54 There are ten key objectives LBB has set for the redevelopment of the Colindale area which includes 

strengthening the existing transport networks and infrastructure as well as identifying new transport routes in 

order to increase permeability within the area and to integrate further with the surrounding area.   

3.55 LBB also aim for the area to become éòan attractive and safe environment, well integrated with its historic 

environment, encompassing the highest quality sustainable urban design, architecture and open spacesò as 

well as ensuring ñthe coordination of other infrastructure 4. requirements: social, economic, physical, 

environmental and educationalò. 

3.56 In light of this, the key development principles for the Proposed Development are as follows: 

¶ Public Realm: New central park - The new park will be at the centre of the Site and provide general 

outdoor amenity and sport and play space; 

¶ Neighbourhood Centre: variety of uses - A variety of uses on and near the Site will create a mix of 

existing and future residents, the Police, visitors to the RAF Museum, and Middlesex University 

Students; 

¶ Connections: Active Streets - The masterplan will establish a framework of streets and spaces that tie 

in with the surrounding neighbourhood and adjacent land uses; 

¶ Community: A Range of Housing Types and Tenures ï The Site will help to continue the 

regeneration of Colindale, incorporating a range of housing types and tenures; 

¶ Density and Massing: Increasing density and height to the west and to the east offers the potential to 

increase the number of family houses in the centre of the Site; and 

¶ Character Areas: The masterplan layout has emerged from a clear strategy for the character of the 

neighbourhoods being created.  

Public Engagement and Consultation 

3.57 Two public exhibitions were held at the nearby RAF Museum as part of the pre-application process to 

engage with local communities and provide the opportunity to comment on the evolving plans.  The first 

exhibition was held in February 2014 over two days and the second in July 2014 for three days and were 

attended by over 200 people. 

3.58 In addition a series of meetings and briefings with individual stakeholders and local groups were held 

throughout the design process and a leaflet setting out details of the scheme proposals was distributed to 

15,000 households and businesses. Information relating to the exhibitions, copies of exhibition materials and 

an online comments form were also made available via a dedicated Redrow Colindale website.  Further 

details regarding the public consultation are provided in the Statement of Community Involvement which is 

submitted with the planning application. 

3.59 As a result of the comments made a number of changes were incorporated in the scheme plans including:  

¶ Integration of a  wide range of different housing tenures to suit a variety of different peopleôs housing 

needs including market sale, market rent, affordable rent, shared ownership and low cost home 

ownership; 

¶ Provision of a number of different types of open public spaces including a neighbourhood park, 

childrenôs play spaces, community growing spaces and a 1km circular trim trail through the Proposed 

Development; and 

¶ Inclusion of a number of community facilities within the Proposed Development including a 

supermarket, space for a health centre and improvements to Colindale London Underground station, as 

well as restaurants, shops and cafes. 

Alternatives Studied 

3.60 Under paragraph 2 of part 1 of schedule 4 of the Environmental Impact Assessment (EIA) Regulations 2011 

(Ref. 3-3) an ES is required to provide ñan outline of the main alternatives studied by the applicant (or 

appellant) and an indication of the main reasons for the choices made taking into account the environmental 

effectsò.  In accordance with this requirement, and relevant guidance, the following alternatives to the 

Proposed Development have been considered by the Applicant, as set out below: 

¶ The óDo Nothingô or óNo Developmentô Alternative; 

¶ óAlternative Sitesô; and 

¶ Alternative Designsô. 

The óNo Developmentô Alternative 

3.61 The óNo Developmentô alternative refers to the option of leaving the Site in its current state. This option would 

be undesirable for a number of reasons, including: 

¶ The LBB 15 year housing target as set out in the LBB Core Strategy to deliver in the range of 28,000 

new homes between 2011/12 and 2025/26 (Ref. 3-4). The Proposed Development provides the 

opportunity to deliver more than 10% of this requirement together with associated community and retail 

facilities; 

¶ The Colindale Area Action Plan (AAP) also supports the provision of 10,000 new homes and 500 -1,000 

new jobs in the area by 2026; 

¶ Lost opportunity to provide up to 4 ha of additional open space; 

¶ Lost opportunity to open up the Site for greater public accessibility by providing opportunities for east-

west and north-south links through the Site; and 

¶ The underutilisation of land that is vacant and is no longer being used by the Metropolitan Police. 

3.62 The ñNo Developmentò scenario could result in the LBBôs housing target not being achieved if the Proposed 

Development were not brought forward for residential-led (mixed use) development of the type and amount 

proposed. The Proposed Development would contribute to the LBBôs achievement of housing targets, as set 

out in the London Plan (Ref. 3-5). In addition, it is considered that the low density and poor architectural 

quality of the existing buildings on the Site fail to take the opportunity to mark this location. 

3.63 Consequently, the óNo Developmentô option was ruled out by the Applicant.   
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Alternative Sites 

3.64 No other development sites have been considered by the Applicant.  

3.65 The development opportunity arose with the sale of the Site. No other sites have been identified in the 

surrounding area which are deemed suitable to accommodate a development of this size. 

3.66 The Site is the most appropriate site to optimise housing delivery, provide opportunities for residents to live 

and work, and deliver high quality design and significant areas of public open space as has been recognised 

in LBB Planning Policy Guidance. 

Alternative Designs and Design Evolution 

3.67 This section outlines the design evolution process, taking into account the Site considerations and 

constraints as previously outlined. The design of the Proposed Development has evolved through regular 

consultation with the LBB and the Greater London Authority (GLA).  

3.68 The design evolution and consultation process is also further described within the Design and Access 

Statement that accompanies the planning application.  

3.69 The design development and massing across the Site were influenced by the following key factors: 

¶ The LBB Core Strategy requirement to optimise the housing density of the Site;  

¶ The requirement for daylighting of external spaces to improve the quality of the public realm within the 

scheme;  

¶ The contextual height of the surrounding buildings and the context of the Core Strategy policy relating 

to tall buildings and the LBB Tall Buildings Study (Ref. 3-6);  

¶ The need to enhance the urban and architectural quality of the project and an aspiration to follow a 

passive design approach to energy and carbon emissions reduction; 

¶ The need to maintain and enhance local microclimate to ensure suitable conditions for proposed uses 

for both the users of the buildings and the immediate context;  

¶ The need to include measures to enhance biodiversity on Site where possible, and introduce private 

amenity spaces for each residential unit; and 

¶ Priorities and provision for public realm and pedestrian accessibility to provide permeability within the 

Site and maximise links to existing pedestrian and cycle routes in the surrounding area. 

3.70 The design evolution was undertaken over an eight month period from November 2013 and involved the 

following key stages: 

¶ Bid Proposal ï November 2013; 

¶ Planners Presentation ï November 2013; 

¶ Design Workshop 1 ï November 2013; 

¶ Design Workshop 2 - December 2013; 

¶ Design Team Meeting ï February 2014; 

¶ Design Workshop 3 ï March 2014; 

¶ Design Workshop 4 ï April 2014; 

¶ Stakeholders Meeting ï May 2014; 

¶ Design Workshop 5 ï June 2014; 

¶ Detailed Components Update Meeting and Tall Buildings Presentation 1 ï July 2014; and 

¶ Detailed Components Update Meeting and Tall Buildings Presentation 2 ï July 2014. 

3.71 Key elements of the design evolution are summarised below and illustrated on Figures 3-2 to 3-6. 

Park and Public Realm 

3.72 At the bid proposal stage the Park and the Boulevard were fully integrated and the Park formed a 

landscaped boundary to the MOPAC site. A green route also ran north to south to the east of the Park. 

3.73 Various options have been explored for a pedestrian route into the Site and for the distribution of garden 

squares around the Site in addition to various options for Colindale Avenue and garden squares along the 

length of the Boulevard. Preference was given to providing a new square at the Peel Centre from the Park 

and Eastern Garden Square. 

3.74 At a design progress meeting in January 2014, it was decided to split the Park into two equal parts and a 

smaller footprint block was explored at the eastern end of the Site to increase permeability and connections 

to the Beaufort Park development and beyond.  

3.75 Subsequent design team meetings introduced a new public square was added in the east of the Site.  

3.76 The rationale behind this was so that the new park will be at the heart of the neighbourhood and provide 

general outdoor amenity, sport and play space to the rest of the Proposed Development and to be able to 

connect east ï west and north ï south linking into the wider green network in the area and links across the 

London Underground line into the wider community. The design evolution has allowed a fully network of 

green streets, spaces, and places that will define the new Peel Centre neighbourhood.  Figure 3-2 

demonstrates the links between the green spaces.  
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Figure 3-2 Links Between Green Spaces 

 

Layout 

3.77 At the bid proposal stage, large scale perimeter blocks that characterised the east and the west areas of the 

Site and houses were located around the school.  In response to comments received on these plans, the 

MOPAC boundary was buffered by building blocks and a sequence of spaces created steps down to the 

Boulevard. A strong diagonal north-south pedestrian route was also proposed to cross the London 

Underground Line and the school was also moved to the south of the Site.  

3.78 This strong diagonal north-south route was decided to be replaced with a more orthogonal grid in order to 

better increase permeability to all areas of the Proposed Development.   

3.79 Further iterations through design workshops involved more detailed consideration of the location of the 

school to potentially the eastern side of the Site was explored.  However the decision was taken to locate the 

school on the south side of the Park in order to define the Park edge and provide adequate outdoor facilities 

to the School. 

3.80 At the start of the design process, large scale blocks were proposed in the east of the Site near Aerodrome 

Road and the grid was reoriented on four blocks along Aerodrome Road to relate to the Beaufort Park 

development and to establish a new route between the developments.  

3.81 The orientation of the blocks across the Site was developed to better respond to the existing buildings in the 

surrounding area. The taller elements of the Proposed Development have been orientated and distributed to 

minimise their visual impact by allowing views through and across the Site.  In Development Stage 1, the 

block allocation was carefully considered between the two architect teams, with the intention of creating 

variety while ensuring that a unity is maintained across the Site that will be reflected in later phases of the 

scheme.  

3.82 The blocks in Development Stage 1 have been arranged in small groups and pairs which enabled each 

architect to take on one side of a key space or street, giving variety through a change by block rather than by 

individual building blocks. These pairs alternate along the boulevard and around the park with SEW 

designing the majority of the central / western section and FCB Studios designing the majority of the eastern 

section of the Site. 

3.83 The inclusion of Block U within the Detailed Components of the Application provided an assurance of design 

quality at the eastern entrance of the Site. It is one of three proposed buildings fronting onto the public 

amenity area and forming the entrance to the Proposed Development for the duration of Development Stage 

1 construction.  

Height and Massing 

3.84 At the first design workshop, Block sizes were generally reduced to create a finer urban grain and to promote 

greater connections both within the Site and with the surrounding area.  

3.85 It was decided to increase the size of the supermarket and the western block facing Colindale Avenue was 

enlarged in order to accommodate this. 

3.86 The massing has been given careful consideration and was varied around individual blocks to allow sunlight 

to penetrate the courtyards and the streets as displayed by Figure 3-3. 

Figure 3-3 Masterplan Massing 
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3.87 Further design evolution considered the tall buildings on Site of 25 and 21 storeys which were proposed at 

each end of the Boulevard. A further 18 storey Block was proposed on Aerodrome Road and 12 and 14 

storey buildings were proposed at the eastern end of the Site. A higher density of blocks was identified at the 

eastern end of the Site to allow a greater number of residents easier and quicker access to the London 

Underground station and public transport services.  In this masterplan version block T was shown as an L 

shaped block and block U comprises an integrated tall building and podium block. Block A was set back to 

create a widened approach to Colindale Avenue.  The rationale included creating enough new residential 

units on site whilst also maintaining open space and open views of the surrounding area.  

3.88 Later design iterations included reducing the height of the tallest buildings to 21 storeys to align with the 

height of existing buildings within the Site. The blocks along Aerodrome Road were also reduced to 16 

storeys.  There was also a general reduction in the building density in the east of the Site coupled with 

additional variety to the massing. Block A was extended to reinstate a continuous frontage to Colindale 

Avenue and block U was separated into a tall building and L shaped block.  

3.89 It was decided that the tall buildings at each end of the Site should act as complementary markers with 

different styles but common materials. Block B was also split into two vertical elements in order to break up 

the massing. Block U was given a lighter touch with an alternating chequerboard pattern.  

3.90 During further development of the Detailed Components, the Block H central section was set back and the 

roof line was broken up to reduce bulk.  The tall building heights were also fixed at 21 and 18 storeys. 

3.91 The elevations for Parkside Block P were tabled together with options on roofscape including the elevations 

for block H to show strong horizontal banding and emphasised tops of the tall buildings.  Studies for blocks J 

and K elevations with varied angle set backs showed a more carved architectural approach.  

3.92 Figures 3-4 to 3-8 illustrate the evolution of the masterplan between November 2013 and July 2014 at key 

design workshop milestones. 

Figure 3-4  Masterplan Submitted for Bid Proposal 

 

Figure 3-5  Design Workshop 1 Masterplan  

 

 

 

 


