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FOREWORD 

This foreword explains the following: 

¶ The type of application that has been submitted; 

¶ The documents that have been submitted; and  

¶ What happens next? 

1.1 THE APPLICATION 

A Hybrid Planning Application (óthe Applicationô) has been prepared for the redevelopment of the former Peel Centre 

site (óthe Siteô) and is submitted by Redrow Homes Limited (óthe Applicantô). A Hybrid Planning Application is one that 

seeks Outline Planning Permission for one part and Full Planning Permission for another part of the same site. 

This Foreword, which appears at the front of every submission document, has been prepared to explain how the many 

submission documents fit together in order to help stakeholders and interested parties navigate the Application. 

The paragraphs below explain the documents that have been submitted within the Application and the inter-

relationship between them. 

1.2 THE DOCUMENTS 

The Application includes a number of documents that are submitted for approval which relate to the Proposed 

Development in its entirety, with others that pertain only to the outline or detailed components.  

The paragraphs below explain the purpose of each document, how they inter-relate with one another and how they 

have been used to define the Proposed Development. 

A number of documents are submitted for approval (óthe Primary Control Documentsô), whilst others will provide 

background, illustrative and supporting information (óthe Secondary Control Documentsô) to help the London Borough 

of Barnet (LBB) and Greater London Authority (GLA) to reach their decision as to whether to grant permission for the 

application being made.  

A Planning Application Specification Document is submitted to describe the Hybrid Planning Application. 

1.3 The Primary Control Documents 

The documents submitted for approval in respect to the entire Application are: 

¶ Red Line Boundary Plan, identifying the extent of the Application Site (within which development is 

proposed) and the extent of land within the ownership of the Applicant. 

The detailed component of the Hybrid Planning Application includes the following documents which are submitted for 

approval: 

¶ Detailed Plans, Sections and Elevations, setting out in full how the detailed components will be developed, 

including full details on matters of layout, scale and appearance of the buildings, landscaping and access 

arrangements. 

¶ Detailed Development Schedule, setting out the quantity and mix of development proposed for the detailed 

components within the context of the site-wide allowable quantity and mix. 
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The outline components of the Hybrid Planning Application are set out within three Primary Control Documents, which 

define the Specified Parameters of the Proposed Development and are submitted for approval. These are as follows: 

¶ Parameter Plans, defining the extent of the proposed routes, spaces and buildings against allowable 

deviations/tolerances. Each of these component parts is identified as a Development Zone which is identified 

by a letter (e.g. Development Zone A) or a number (e.g. Public Space 1). While not a legal requirement, 

these are submitted at the request of LBB and GLA; 

¶ Outline Development Schedule, setting out the type (uses) and quantity of development that could be 

provided within each of the Development Zones (as identified in the Parameter Plans) within the context of 

the site-wide allowable quantity and mix; and 

¶ The Design Principles Document, provides overarching guidance for future design teams involved in the 

preparation of Reserved Matters Applications for the development of the outline components, including 

buildings, landscape/public realm and routes. Future Reserved Matters Applications are likely to need to 

comply with the Design Principles Document if they are to be considered acceptable. Matters that have been 

reserved for approval at a later date in respect to the outline components are layout, scale, appearance and 

landscaping. 

While these documents must be read together to understand the development potential of each Development Zone, 

the Design Principles Document sets out how the Hybrid Planning Application is organised, and is likely to provide the 

best starting point for the reader. 

1.4 The Secondary Control Documents 

In addition to the above, a range of other documents are submitted to provide information to help the LBB and GLA to 

consider the proposals and determine the Application. A full suite of supporting documents is submitted which relates 

to both the outline and detailed components of the Hybrid Planning Application.  

A number of these documents make commitments and recommendations in order to make the Proposed 

Development acceptable (including for example the Energy Statement). Where this is the case, it is clearly stated, 

along with the mechanism for securing the commitment (e.g. through a planning condition). The documents are as 

follows: 

¶ Illustrative Masterplan, providing an indication of what the overall Proposed Development could look like. It 

is not submitted for approval, but shows one way in which a development of the type and scale proposed 

might fit within the Specified Parameters for the outline components, for which Planning Permission is being 

sought; 

¶ Planning Statement, explaining how the Proposed Development responds to the planning policies of 

London Borough of Barnet and the Mayor of London. It also sets out why the Proposed Development is 

being promoted and what benefits are expected to flow from it.  

¶ Design & Access Statement (DAS), statutory document explaining the design evolution of the Proposed 

Development (the detailed and outline components). It explains how the amount, scale, layout, appearance, 

landscaping, and inclusive design and community safety issues have been developed. It includes a 
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landscape strategy, details of the access design, and the evolution of the Illustrative Masterplan. It also 

includes illustrative design principles for the student housing and driving school sites, along with a 

demonstration of how the masterplan could respond to future works to the roundabout on Colindale Avenue, 

and the Transport for London (TfL)/London Underground Limited (LUL) preferred option for improving 

Colindale Tube Station. 

¶ The Environmental Statement (ES) and Non-Technical Summary, statutory documents containing the 

technical environmental assessments that have been undertaken to understand the likely significant 

environmental effects of the Proposed Development. These assessments are based on the Primary Control 

Documents, and, where appropriate, also test the Illustrative Masterplan. The ES takes account of the 

proposed variation in layout, scale and appearance of future development, and access arrangements as 

allowed for in the control documents and is based on the 'worst case scenarios' (which may vary from topic 

to topic). 

A number of topic based technical reports complete the suite of supporting documents, including for example the 

Transport Statement, Energy Strategy and Sustainability Statement.  

The table below provides a complete schedule of the documents submitted as part of the Application. 

 

 

 

REFERENCE DOCUMENT TITLE 

FORMS 

PC1 APPLICATION FORMS & CERTIFICATES 

BACKGROUND DOCUMENTS 

PC2 PLANNING APPLICATION SPECIFICATION  

PC3 EXISTING SITE LAYOUT AND SECTIONS 

PRIMARY CONTROL DOCUMENTS  

PC4 RED LINE BOUNDARY PLAN 

PC5 DEVELOPMENT SCHEDULE 

PC6 PARAMETER PLANS (OUTLINE COMPONENTS) 

PC7 DESIGN PRINCIPLES DOCUMENT (OUTLINE COMPONENTS) 

PC8 PLANS AND ELEVATIONS (DETAILED COMPONENTS) 

PC9 LANDSCAPE DRAWINGS (DETAILED COMPONENTS) 

PC10 HIGHWAYS DRAWINGS (DETAILED COMPONENTS) 
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REFERENCE DOCUMENT TITLE 

SECONDARY CONTROL DOCUMENTS  

PC11 ILLUSTRATIVE MASTERPLAN 

PC12 PLANNING STATEMENT 

PC13 DESIGN AND ACCESS STATEMENT (VOLUMES I, II, III) 

PC14 ENVIRONMENTAL STATEMENT (VOLUMES I, II, III) 

PC15 ENVIRONMENTAL STATEMENT NON-TECHNICAL SUMMARY  

PC16 TRANSPORT ASSESSMENT  

PC17 DRAFT TRAVEL PLAN FRAMEWORK  

PC18 AFFORDABLE HOUSING & VIABILITY STATEMENT 

PC19 RETAIL IMPACT ASSESSMENT 

PC20 TOWN CENTRE USES OPERATOR REQUIREMENTS STATEMENT 

PC21 OPEN SPACE, SPORTS AND RECREATION STRATEGY 

PC22 WASTE MANAGEMENT PLAN 

PC23 SUSTAINABILITY STATEMENT 

PC24 ENERGY STATEMENT 

PC25 FLOOD RISK ASSESSMENT 

PC26 TREE SURVEY AND ARBORICULTURE STATEMENT 

PC27 FOUL AND SURFACE WATER DRAINAGE ASSESSMENT  

PC28 UTILITIES STRATEGY 

PC29 VENTILATION AND EXTRACTION PRINCIPLES 

PC30 CONSTRUCTION MANAGEMENT PLAN AND DELIVERY STRATEGY 

PC31 OUTLINE ESTATE MANAGEMENT STRATEGY 

PC32 STATEMENT OF COMMUNITY INVOLVEMENT 
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1.5 WHAT HAPPENS NEXT? 

LBB will formally consult on the Applicantôs proposals for a period of no less than 21 days, during which time 

interested parties have the opportunity to make any representations that they may wish to. 

If you are an interested party and you have any questions about the Application that has been made, please direct 

these in the first instance to the LBB case officer dealing with the Application, Josleen Chug 

(Josleen.Chug@barnet.gov.uk), or to Becky Cocker (Becky.Cocker@gva.co.uk) or Nick Alston 

(Nick.Alston@gva.co.uk) at GVA, the Applicantôs planning advisors.  
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Glossary 

Term Definition 

Active frontages A building front that promotes activity and encourages movement between the building at public realm level and 
the adjacent public realm by the way the building front is designed or orientated. 

A building provides active frontage if the building at public realm level avoids blank walls and includes windows, 
doors and openings.  

Affordable 
housing 

Social rented, affordable rented and intermediate housing, provided to eligible households whose needs are not 
met by the market. 

Amenity  Element of a location or neighbourhood that help to make it attractive or enjoyable for residents and visitors. 

The Applicant Redrow Homes London. 

The Application A Hybrid Planning Application for the redevelopment of the Site. 

AAP Area Action Plan  

Biodiversity The variety of plants and animals and other living things in a particular area or region. It encompasses habitat 
diversity, species diversity and genetic diversity. Biodiversity has value in its own right and has social and 
economic value for human society. 

Block A building arriving within a Development Zone. 

Building line Where the elevation of a building should meet the ground. 

BSRIA Building Services Research and Information Association 

Character A term relating to Conservation Areas or Listed Buildings, but also to the appearance of any rural or urban 
location in terms of its landscape or the layout of streets and open spaces, often giving places their own distinct 
identity. 

Code for 
Sustainable 
Homes 

A national standard for sustainable design and construction of new homes launched in December 2006. 

Community 
Infrastructure 
Levy (CIL) 

A planning charge, introduced by the Planning Act 2008 as a tool for local authorities in England and Wales to 
help deliver infrastructure to support the development of their area. It came into force on 6 April 2010 through the 
Community Infrastructure Levy Regulations 2010. 

Comparison 
shopping 

Shops selling comparison goods (including Any other goods, including clothing, shoes, furniture, household 
appliances, tools, medical goods, games and toys, books and stationery, jewellery and other personal effects). 

Convenience 
shopping 

Shopping for everyday, essential items like food, drink, newspapers and confectionary. 

Core Strategy A Development Plan Document setting out the spatial vision and strategic objectives of the planning framework 
for an area, having regard to the Community Strategy. 

Cumulative 
impact 

A number of developments in a locality or a continuous activity over time that together may have an increased 
impact on the environment, local community or economy. 

CAN Campus Area Network  

CHP Combined Heat and Power  

CIRIA Construction Industry Research and Information Association 

COP Coefficient Of Performance  

Density In the case of residential development, a measurement of either the number of habitable rooms per hectare or 
the number of dwellings per hectare. 

Design 
Principles 

The Design Principles set out the principles by which any Reserved Matters Applications would need to follow 
(for the development of any of the Development Zone defined in the Parameter Plans if they are to be considered 
acceptable. 

The detailed 
components  

Parts of the Proposed Development for which Full Planning Permission is sought.  

The 
development 

This refers to development in its widest sense, including buildings, and in streets, spaces and places.   

Development 
Plan 

A Development Plan comprises a set of documents that set out the policies and proposals for the development 
and land use of an area. The relevant Development Plan for LBB is the London Plan (2011), Revised Early Minor 
Alterations and Further Alterations to the London Plan, and the LBB Local Plan which consists of the Core 
Strategy (2012) and Development Management Policies (DMP, 2012). 

Development A schedule which sets out the quantity and mix of development proposed. 
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Schedule 

Development 
Specification 

The Development Specification provides a written account of the Primary Controls (the Proposed Development). 
It sets out the specification (form, scope and content) of the Application and is intended to inform preparation of 
the EIA, TA and other assessment work. 

Development 
Zone 

Zones identified within the Parameter Plans in which new buildings and key Public Open Spaces can arrive. 

DH District Heating 

DNO Distribution Network Operator  

Environmental 
Impact 
Assessment 
(EIA) 

A procedure to be followed for certain types of project to ensure that decisions are made in full knowledge of any 
likely significant effects on the environment. 

Environmental 
Statement  

Summarises the results of the EIA. 

Equalisation 
Statement 

A document which is submitted with each Reserved Matters application in order to ensure that the Proposed 
Development is built out in accordance with the Primary Control Documents. The Equalisation Statement will 
confirm that the remaining balance of uses for which Outline Planning Permission has been granted is capable of 
being delivered in a manner that satisfies the requirements of the Primary Control Documents and any relevant 
planning conditions or planning obligations. 

EA Environmental Agency  

EHV Extra High Voltage  

ENA Energy Networks Association  

Foreword Introductory statement featured at the beginning of each document. 

Frontage Portion of building envelope built out to the Building Line. 

Full Planning 
Permission 

A detailed planning application for development. 

FTTB Fibre To The Building 

FTTC Fibre To The Cabinet  

FTTP Fibre To The Premise  

FWD Foul Water Drainage 

Gross External 
Area (GEA) 

Residential ï This includes Gross External Areas of indoor space of the proposed residential units, core and 
plant areas on a typical floor level and lobby/entrance areas at ground floor but excludes car parking areas for 
residential use, cycle stores, refuse stores, concierge facilities, ground floor and basement plants, roof level 
plant, private terraces and gardens and any balcony space. 

Gross Internal 
Area (GIA) 

The area of a building measured to the internal face of the perimeter walls at each floor level. 

GPON Gigabit Passive Optical Network 

Habitable rooms Any room used or intended to be used for sleeping, cooking, living or eating purposes. Enclosed spaces such as 
bath or toilet facilities, service rooms, corridors, laundries, hallways, utility rooms or similar spaces are excluded 
from this definition. 

Hard 
landscaping  

Hard landscaping is the provision of features such as paving, lighting, seating, etc.  

Human scale Providing a high quality environment in which buildings, places and spaces are accessible, easy to navigate and 
understand. This can be through the use of gateways, focal points and landmarks, as well as ensuring buildings 
create a positive relationship with street level activity and people feel comfortable within their surroundings. 

Hybrid Planning 
Application 

A Hybrid Planning Application is one that seeks Outline Planning Permission for one part and Full Planning 
Permission for another part of the same site. 

HAUC Highways Authorities and Utilities Committee  

HSE Health and Safety Executive 

HV High voltage (electricity)  above 11,000 volts 

The Illustrative 
Masterplan 

The Illustrative Masterplan demonstrates one interpretation of the Specified Parameters. 

Inclusive design Inclusive design creates an environment where everyone can access and benefit from the full range of 
opportunities available to members of society. It aims to remove barriers that create undue effort, separation or 
special treatment, and enables everyone to participate equally in mainstream activities independently, with 
choice and dignity. 
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The indicative 
development 
phasing 

The indicative sequence and timing of demolition and construction works for the Proposed Development. This is 
provided for assessment purposes only and is subject to change. 

IPTV Internet Protocol Television  

Lifetime Homes The Lifetime Homes Standard is a series of sixteen design criteria intended to make homes more easily 
adaptable for lifetime use. 

Lifetime 
Neighbourhoods 

A lifetime neighbourhood is designed to be welcoming, accessible and inviting for everyone, regardless of age, 
health or disability, is sustainable in terms of climate change, transport services, housing, public services, civic 
space and amenities making it possible for people to enjoy a fulfilling life and take part in the economic, civic and 
social life of the community.  

Limit of 
deviation 

The extent to which defined boundaries and levels may deviate from those shown on plan. 

London 
Borough of 
Barnet (LBB) 

The local planning authority responsible for determining the Application (along with the Greater London Authority, 
GLA). 

London Plan The óLondon Planô is the name given to the Mayor of Londonôs spatial development strategy for London. 

LAN Local Area Network 

LP Low pressure gas mains operating approximately between 30 mbar ï 75 mbar 

LV Low voltage (electricity) up to 1,000 volts 

Marker buildings Buildings that could play a particularly prominent role in the enclosing of the public realm or marking ends of 
important vistas useful in navigation and the making of memorable places. 

Metropolitan 
Police Service 
(MPS) 

The former land owner and site occupant. 

Mixed use 
development 

Development for a variety of activities on single sites or across wider areas such as town centres. 

MDU Multiple Dwelling Unit  

MP Medium pressure gas mains operating between 75mbar ï 2 bar 

National 
Planning Policy 
Framework 
(NPPF) 

The National Planning Policy Framework sets out the government's planning policies for England. 

Neighbourhood 
Centre 

Town centres that typically serve a localised catchment often most accessible by walking and cycling and include 
local parades and small clusters of shops, mostly for convenience goods and other services. They may include a 
small supermarket, sub-post office, pharmacy, laundrette and other useful local services. Together with District 
centres they can play a key role in addressing areas deficient in local retail and other services. 

NGG National Grid Gas - incumbent gas utility 

NGN Next Generation Next Works  

NLA Net Lettable Area 

NRSWA New Roads and Street Works Act (1991) 

Open space All Open Space of public value, including not just land, but also areas of water (such as rivers, canals, lakes and 
reservoirs) which offer important opportunities for sport and recreation and can act as a visual amenity. 

The outline 
components 

Parts of the Proposed Development for which Outline Planning Permission is sought. 

Outline Planning 
Permission 

The type of planning permission which is being sought for the outline components of the Proposed Development. 

Overlooking A term used to describe the effect when a development or building affords an outlook over adjoining land or 
property, often causing loss of privacy. 

Overshadowing The effect of a development or building on the amount of natural light presently enjoyed by a neighbouring 
property, resulting in a shadow being cast over that neighbouring property. 

Ofcom The Office of Communications ï regulator and competition authority for the UK communications industry  

Ofgem The Office of Gas and Electricity Markets - regulator and competition authority for the UK gas and electricity 
markets 

Ofwat The Water Services Regulation Authority - regulator and competition authority for the privatised water and 
sewerage industry in England and Wales 
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O2 Mobile telecommunications provider  

Parameter 
Plans 

The Parameter Plans will define the extent of the proposed routes, spaces and buildings for the outline 
components against allowable deviations/tolerances. 

Phasing The phased construction of the development into manageable parts. 

Planning 
obligation 

A legally enforceable obligation entered into under section 106 of the Town and Country Planning Act 1990 to 
mitigate the impacts of a development proposal. Sometimes called Section 106 agreements. 

Predominantly Equates to at least 51% of the specified use, length, area, frontage, etc. 

Primary 
Controls 

The detailed components of the Proposed Development are set out in the detailed Development Schedule and 
detailed plans, sections and elevations. 

The outline components of the Proposed Development are set out in three Primary Control Documents (the 
Parameter Plans, the Outline Development Schedule, and the Design Principles Document). These documents 
define the Specified Parameters for the outline components of the Proposed Development and are submitted for 
approval. 

The Proposed 
Development 

The Application (óHybrid Planning Applicationô) will be made for the Proposed Development. 

Public Open 
Space 

Public Open Space is defined as those areas where access for the public is secured by virtue of a legal 
agreement (irrespective of ownership). In accordance with the definitions set out in the LBTH Open Space 
Strategy (2006) it does not include areas of water, private residential gardens or incidental areas, such as road 
verges, or streets (unless these form part of a link in the open space network). 

Public Realm Those parts of a village, town or city (whether publicly or privately owned) available, for everyone to use. This 
includes streets, squares and parks. 

POC Point Of Connection 

PON Passive Optical Network  

PoP Point of Presence  

Reserved 
Matters 
Application 

Outline Planning Permission is sought for the Outline Components and reserves details relating to matters of 
access, appearance, landscaping, layout and scale (óReserved Mattersô), for approval in óReserved Matters 
Applicationsô. 

Retail Use Classes A1, A2, A3, A4 and A5 as defined by the Town and Country Planning (Use Classes) Order 1987 (as 
amended). 

Retail 
floorspace 

Total floor area of the property that is associated with all retail uses. Usually measured in square metres. May be 
expressed as a net figure (the sales area) or in gross (including storage, preparation and staff areas). Refer to 
Development Specification for permitted floorspace. 

Secondary 
Controls 

In addition to the Primary Controls, a number of documents are submitted to provide information to help the 
Authorities consider the proposals and determine the Application covering both the outline and detailed 
components. A number of these documents make commitments and recommendations in order to make the 
Proposed Development acceptable and, where this is the case, it is clearly stated along with the mechanism for 
securing the commitment (e.g. via a planning condition). 

Secured by 
Design 

The national police scheme which aims to minimise crime and opportunities to commit crime through better 
design of buildings and places. 

The Site The Site to which the Hybrid Planning Application relates. 

Soft 
landscaping 

Soft landscaping is the provision of plants, shrubs and trees to improve the quality of the environment. 

Specified 
Parameters 

The outline components of the Application are set out in three Primary Control Documents (the Parameter Plans, 
the Outline Development Schedule, and the Design Principles Document). These documents define the Specified 
Parameters for the outline components of the Proposed Development and are submitted for approval. 

Statement of 
Community 
Involvement 
(SCI) 

The Statement of Community Involvement sets out the processes to be used by the local authority in involving 
the community in the preparation, alteration and continuing review of all local development documents and 
development control decisions. 

Supplementary 
Planning 
Document 
(SPD) 

Supplementary Planning Document may cover a range of issues, both thematic and site specific and provide 
further detail of policies and proposals in a Development Plan. 

Supplementary 
Planning 
Guidance (SPG) 

Supplementary Planning Guidance may cover a range of issues, both thematic and site specific and provide 
further detail of policies and proposals in a Development Plan. 

Sustainable 
community 

Places where people want to live and work, now and in the future; that meet the diverse needs of existing and 
future residents, are sensitive to their environment and contribute to a high quality of life. They are safe and 
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inclusive, well planned, built and run, and offer equality of opportunity and good services for all. 

Sustainable 
development 

This covers development that meets the needs of the present without compromising the ability of future 
generations to meet their own needs. 

Sustainable 
urban drainage 
systems 
(SUDS)  

An alternative approach from the traditional ways of managing runoff from buildings and hardstanding. They can 
reduce the total amount, flow and rate of surface water that runs directly to rivers through stormwater systems. 

SuDS Sustainable Urban Drainage Systems  

SWD Surface Water Drainage  

Tall buildings Tall Buildings are defined in the LBB Core Strategy as buildings of 8-storeys and above. 

Town centre 
uses 

Activities which can occur within the neighbourhood centre, including A1-4 uses (shops, financial and 
professional services, restaurants and cafes), D1 (non-residential institutions including health centres) and D2 
(assembly and leisure, including gymnasium). 

UKPN UK Power Networks - incumbent electricity utility 

VOIP Voice Over Internet Protocol  

Wheelchair 
Accessible 
Housing 

Homes that can be easily adapted for residents who are wheelchair users 

WSP Professional services 

wwtw Waste water treatment works 
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2 Introduction  

2.1 Introduction  

This Utilities Strategy Report accompanies a Hybrid Planning Application (óthe Applicationô) dated August 2014. The 

Application seeks planning permission for a residential led mixed use redevelopment at the former Peel Centre site 

(óthe Siteô) in Colindale in the London Borough of Barnet (LBB). The Application is submitted by Redrow Homes 

Limited (óthe Applicantô).  

The Application is for part Full Planning Permission (with full details provided of layout, scale, access, appearance and 

landscaping) and part Outline Planning Permission (with all matters reserved except access). This Utilities Strategy 

Report has been prepared by Buro Happold on behalf of the Applicant. 

This Statement presents the results of the desktop review of utility infrastructure services. The assessment has been 

based on the following: 

- a summary of the maximum estimated utility demand (for electrical, gas, fixed telecommunications and 

potable water services);  

- the impact on the existing network; and 

- the proposed new connections and how utility services will be distributed throughout the Site.   

It should be noted that advice given by the utility service providers may be subject to change due to the dynamic 

nature of the utility networks. 

A separate report detailing the proposed strategy for foul and stormwater infrastructure has been prepared by Buro 

Happold and is therefore not included within this report. Refer to the Foul and Surface Water Drainage Strategy 

submitted in support of the Application for further details. 

2.2 Background 

In 2013 the Applicant purchased part of the Peel Centre site in Colindale, London (óthe Siteô) from the Mayorôs Office 

for Policing and Crime (MOPAC). The Site became available for purchase as a result of a rationalisation programme 

being undertaken by the Metropolitan Police Service (MPS), with the existing training operations being consolidated 

into a smaller area, and the remainder of the site being disposed. 

The Site is identified within the LBB Development Plan for a residential-led mixed use redevelopment, and this 

scheme is now being advanced by the Applicant. 

The Proposed Development requires a large number of physical changes to the Site which constitute development, 

and for which planning permission is required. A Hybrid Planning Application has therefore been prepared. 

2.3 The proposed development  

This Statement is submitted in support of a Hybrid Planning Application, and the formal description of development to 

which the Application relates is as follows: 

V óComprehensive redevelopment of the former Peel Centre site to include the demolition of existing 

buildings and provision of residential-led mixed use development comprising use classes C3, 
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A1/2/3/4 and D1/2, with associated site preparation/enabling works, transport infrastructure works, 

landscaping works and provision of car parkingô 

In summary, the Proposed Development includes the following key characteristics: 

V Up to 2,900 new dwellings across the Site (within Development Zones A ï Z) with a mixture of 

houses, duplexes and apartments; 

V A new neighbourhood centre around Colindale Avenue with shops, cafes and restaurants, a food 

store, community and leisure uses, and car parking; 

V A new three form entry primary school and nursery; 

V A minimum of four hectares of Public Open Space across the Site; and 

V A network of new streets, pedestrian and cycle routes, including a new pedestrian connection (Peel 

Link). 

A Hybrid Planning Application is one that seeks Outline Planning Permission for one part and Full Planning 

Permission for another part of the same site. It is envisaged that the Proposed Development will be delivered in three 

primary development stages, each with associated phases. The phasing is indicative at this stage and is assumed for 

the purposes of assessment. 

Full Planning Permission is sought for Proposed Development within indicative development stage 1 (hereafter 

referred to as óthe detailed componentsô), with the exception of the school which is submitted for approval in outline. 

Full details are submitted of the proposed layout, scale, appearance, access and landscaping for the detailed 

components which include: 

V 12 buildings (Blocks H, J, K, L, M, N, P, Q, R, S, T and U), comprising a total of 888 new residential 

dwellings and 179 sqm of A1-4/D2; 

V Associated site preparation/enabling works; 

V Landscaping works (including the Neighbourhood Park); 

V Transport infrastructure and car parking.  

Outline Planning Permission is sought for the remainder of the Proposed Development. This is hereafter referred to as 

óthe outline componentsô. With respect to the outline components, all matters are reserved for approval at a later date 

(through Reserved Matters Applications), except for access which is submitted for approval in detail. The outline 

components include: 

V The school (in development stage 1); 

V Seven buildings in development stage 2 (within Development Zones A, B, C, D, E, F and G), 

comprising up to 1,160 residential dwellings and up to 10,000 square metres of town centre uses 

(A1-4, D1 and D2), including a food store (of up to 3,000 square metres net sales GIA); 

V Five buildings in development stage 3 (within Development Zones V, W, X, Y and Z), comprising up 

to 852 residential dwellings; 

V Associated site preparation/enabling works; 

V Landscaping works (including Station Plaza and Peel Square); and 

V Transport infrastructure and car parking.  
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A more detailed description of the Proposed Development can be found in the Planning Application Specification and 

DAS.   

2.4 Site Description 

The Application Site extends 20.35 ha and is edged in red on Figure 1 below. 

  

 

Figure 1. Site Location Plan and Red Line Boundary 

 

The Site is located in Colindale, north London, within the administrative area of London Borough of Barnet. It is 

located approximately 14.5km (9 miles) northwest from Central London and 17km (10.5 miles) south east of Watford.  

The Site is located within a wider site formerly known as the Peel Centre and used as a Met Police training facility. 

The Application Site was sold to the Applicant as a result of a consolidation strategy, with the Met Police retaining a 

smaller site to the immediate north where a new Met Police Training and Operational Facility is now being constructed 

(under consent reference: H/01571/13). 

The Site is bound by Colindale Avenue (west), Aerodrome Road and the adjacent Met Police site (north), railway lines 

(West Coast Mainline) (east), and railway lines (Northern Line) (south).   



Buro Happold 

Peel Centre: Hybrid Planning Application   Revision 02 
Utilities Strategy 20 August 2014 
Copyright © Buro Happold Limited Page 18 

2.5 Scope of Report  

The objective of this report is to present the proposed utility strategy in support of the Application. It is intended to 

allow a high level cost estimate and programme to be developed by the Applicant.  The level of engineering design is 

commensurate with a concept design study and includes the following; 

1. Existing Utilities 

As part of the baseline analysis, Buro Happold has obtained all available utility record information in order to 

understand the impact of the proposals on existing utility infrastructure. A summary of the existing utility 

infrastructure is presented, with the key constraints and risks to the development identified and discussed. 

The existing baseline condition is detailed in Chapter 3. 

2. Diversions and Disconnections  

The diversions and disconnections required to deliver the Proposed Development are detailed. 

3. Utility Demands  

An assessment has been made on the proposed utility peak demands based on the maximum GFA 

submitted for approval within the Development Schedule. 

4. Off-site Reinforcement 

Buro Happold are in the process of consulting with each of the Statutory Authorities to establish the existing 

available capacity and determine whether of site reinforcement of their networks are required to support the 

Proposed Development. 

5. On-site utility distribution   

In order to avoid potential utility congestion it is necessary to consider the coordination of services early in 

the planning process. This report therefore outlines proposed new infrastructure, reinforcement and primary 

plant land take. 

6. Conclusions  

Recommendations for further studies to confirm the proposed strategy will be required. 

2.6 Limitations and Exclusions  

1. This version of the report has been produced for the purposes of the Application and to allow Redrow 

London to gain a clearer understanding of the extent of utility diversions, reinforcement and distribution 

network. 

2. Advice given by the utility service providers may be subject to change due to the dynamic nature of the 

utility networks. 

3. Design work carried out in preparation of this report is commensurable to a concept level of design and 

is subject to change during consultation with the Statutory Authorities. 



Buro Happold 

Peel Centre: Hybrid Planning Application   Revision 02 
Utilities Strategy 20 August 2014 
Copyright © Buro Happold Limited Page 19 

2.7 Planning Context 

There is a large amount of legislation, regulatory guidance and Codes of Practice that exist in connection with the 

utility industry which are relevant to the Proposed Development.  Each of the utility service providers are governed by 

the respective Act for their service and their market regulated by the appropriate services regulation authority, as 

detailed in Table 2-1 below. 

Utility  Act  Regulator 

Electricity  Electricity Act 1989 Ofgem 

Gas Gas Act 1986 (as amended) Ofgem 

District Heating The Climate Change Act 2008 N/A 

Telecommunications Communications Act 2003 Ofcom 

Potable Water Water Act 2003 Ofwat 

Table 2-1. Related Utility Acts and Regulators 

Any utility modifications or new installations required in the public highway will be governed by the New Roads and 

Street Works Act (NRSWA) 1991 and The Traffic Management Act 2004. 

Any diversionary works required will be made based on The Street Works (Recovery of Costs) Regulations, whereby 

the utility will recover Allowable Costs for the necessary work. 

Guidance for the utilities industry is provided by HAUC (Highway Authorities and Utilities Committee) which brings 

highway authorities, utilities providers and government together with improved working practice to reduce the impact 

of works on members of the public in the UK.  

The Department for Transport and HAUC provide a number of Code of Practice Documents to assist in the planning 

of utility works, including: 

¶ Specification for the Reinstatement of Openings in Highways (Code of Practice), 2010; 

¶ Code of Practice for the Co-ordination of Street Works and Works for Road Purposes and Related Matters, 

2009; and 

¶ Practical Guide to Street Works, 2006. 

In terms of health and safety, the most relevant regulations/guidance to the Application Site  includes: 

¶ Construction Design and Management Regulations, 2007; 

¶ HS (G) 47 óAvoiding Danger from Underground Servicesô; 

¶ HSE Guidance Note GS6 óAvoidance of danger from overhead electric power linesô; 

¶ CIRIA TN95 óProprietary Trench Support Systemsô ; and 

¶ CIRIA R97 óTrenching Practiceô. 

 



Buro Happold 

Peel Centre: Hybrid Planning Application   Revision 02 
Utilities Strategy 20 August 2014 
Copyright © Buro Happold Limited Page 20 

3 Existing Utilities  

Buro Happold has obtained all utility record information for Statutory Undertaker apparatus within the region of the 

Site. The Statutory Undertakers existing utility plans were obtained from the óPeel Centre Utilities Constraints Studyô 

prepared for the Metropolitan Police by WSP in support of a previous masterplanning exercise in 2012.   

The utility service providers that have been identified are set out in Table 3-1 below. 

Utility  Statutory Undertaker 

Electricity  UK Power Network (UKPN) 

Gas National Grid Gas (NGG) 

Fixed Telecommunications BT Openreach 

Mobile Telecommunications O2 

Potable Water Affinity Water  

Table 3-1. Utility service provider within proximity of the Application Site 

The following sections outline the baseline conditions for utility infrastructure; combined utility record drawings to 

support the baseline analysis are provided in Appendix B.  

3.1 Electricity  

UKPN is the distribution network operator (DNO) for the Peel Centre area. The following sub-sections provide a 

summary of the existing infrastructure. 

3.1.1 High Voltage (HV) 

High Voltage (HV) underground cables rated at 11kV are located surrounding the Site  in Colindale Avenue, 

Aerodrome Road and Rowan Drive. In addition, HV underground at 11kV is identified entering the Site  through 

Cottenham Drive and to the existing Hendon Metropolitan Police Centre from Aerodrome Road. The 11kV network is 

served from Colindale grid (132kV/11kV). There is another grid substation in the area:  Hendon grid substation 

(132kV/33kV).  

The mapping of the existing utilities shows that there are currently seven secondary substations (11kV/400V) spread 

across the whole site (including the part of the wider Peel Centre site to the north which is retained in the ownership of 

the Met Police for new training facilities).  They have been identified as follows: 

1. Police Cadet School S/STN ï south western corner in the proximity of Colindale Avenue (within Stage2). 

2. Hendon MPS S/STN ï southern boundary in Cottenham Drive (within Stage2). 

3. Franco British S/STN ï northern boundary in Aerodrome Road (within retained Metropolitan Police). 

4. PNC S/STN ï within the retained Metropolitan Police site.   

5. Police Station S/STN ï within the retained Metropolitan Police Centre. 

6. Police College S/STN - within the retained Metropolitan Police Centre 

7. Peel Dr. S/STN ï north eastern boundary (within Stage3). 

No existing substations are identified within the Stage1 of the Proposed Development. 
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3.1.2 Low Voltage (LV) 

From the mapping it is assumed that LV circuits are in the private existing cable ducts from the Metropolitan Police 

Centre. It is understood that these LV circuits currently provide LV power to the existing building stock and exterior 

lighting.  

3.2 Gas  

National Grid Gas (NGG) is the main distribution network company for the Site.   

3.2.1 Low Pressure (LP) Mains 

From record maps, LP mains of varying sizes serve the existing building stock surrounding the Site.  In particular, LP 

mains are identified in Colindale Avenue (western boundary), Aerodrome Road (northern boundary), Rowan Drive 

(eastern boundary) and Colindeep Lane (southern boundary). 

LP gas mains are also identified within the Site. In particular, there are 6no. connections entering the Site along the 

northern boundary and 2no. along the eastern boundary along Rowan Drive.  

3.2.2 Medium Pressure (MP) Mains 

Existing MP mains have been identified in Grahame Park Way to the north of the Site. In addition, another MP gas 

main is identified in Colindale Avenue with Charcot Road to the south west of the Site. The latter is a 250mm PE gas 

main. Both existing MP gas mains are located at approximately 630m, from the Point of Connection (PoC) to the 

proposed energy centre in Plot H.    

3.2.3 Intermediate Pressure (IP) Mains 

From record information, no IP mains are noted within or surrounding the Site.   

3.2.4 Gas Governors 

No gas governors are noted within or surrounding in proximity the Application Site. 

3.3 District Heating 

A local boiler house has been identified in the north east corner of the Site. It is assumed that this is serving local 

buildings such as the existing Call Centre. 

Beyond the Site to the west, there is an existing heat network within the Colindale Hospital site without capacity to 

connect to the Proposed Development.  

An old (1970ôs) energy centre and localised heat network has also been identified on Grahame Park site which, again, 

does not have the capacity to serve the Proposed Development.  

3.4 Potable Water 

Veolia/Affinity Water are the incumbent potable water operator for the Site .  The following provides a summary of the 

existing water infrastructure. 
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Two 6ò and 12ò water mains run in parallel across the Site  from Booth Road in the west to Sheaveshill Avenue.  

These two mains merge into a single 15ò main when passing under the existing buildings within the Site, and then 

separate into separate pipes again before exiting the Site .  

A 4ò water main runs north south from Aerodrome road to Cottenham Drive.   

3.5 Fixed Telecommunications 

Mapping sourced during previous utility searches identified existing fixed telecommunication infrastructure deployed 

by two operators (BT Openreach and Cable & Wireless) in the vicinity of the Site . 

It is assumed that existing fixed telecommunication routes navigate the Site  in order to interconnect the existing 

Metropolitan Police buildings to the incumbent operatorôs off-site infrastructure via a network of privately owned 

underground cable ducts, in a similar vein to the CCTV provision.  

BT Openreach  

Existing BT Openreach infrastructure has been identified entering the Site at several locations along Aerodrome 

Road, as well as on Colindale Avenue, Rowan Drive and Cottenham Drive.  These legacy points of entry appear to 

have been deployed in support of specific buildings, presumably enabling BT Openreach cabling to enter said 

buildings and terminate on equipment located in dedicated telecommunication rooms.  

Cable & Wireless 

Utility searches carried out in support of the previous masterplanning exercise on the Site in 2012 identified existing 

fixed telecommunication infrastructure owned by Cable & Wireless running adjacent to the Northern perimeter of the 

Site , with several points of entry from Aerodrome Road, supporting existing Metropolitan Police buildings.  

The latest utility search carried out through this study has not identified infrastructure owned and operated by Cable & 

Wireless and it is therefore assumed any Cable & Wireless asset previously deployed has been disconnected and 

recovered. 

3.6 Cellular Mobile Telecommunications 

The recent utility searches conducted during production of this report identified two network operators (02 & 

Vodafone) with cellular mobile assets deployed in 2 locations in the vicinity of the Site . 

These assets consist of street side cabinets, masts and antenna deployed on Aerodrome Road outside the Site  and 

as such they pose no constraint to the proposed development. 
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4 Diversions and Disconnections  

The existing utility infrastructure has been reviewed against the Proposed Development which may necessitate 

diversions.  Diverting utility apparatus owned by the Statutory Authorities to accommodate development is a regular 

occurrence within the industry.  Consultation with each Authority will be required to determine the exact extent, 

methodology and cost of any required diversions. This consultation is currently underway. 

4.1 Electricity  

4.1.1 Diversions 

It is proposed to construct two new road junctions from Aerodrome Road to access and egress the Proposed 

Development.  In constructing the junctions it may be necessary to introduce protection measures or, in the worst 

case scenario, to divert the HV circuits.  

Further survey work will be undertaken to confirm the position / depth of the existing services and the impact on the 

construction of the proposed accesses from Aerodrome Road in accordance with the Section 278 works.  

Diversions of LV and street lighting circuits may be required to accommodate the Proposed Development and any 

associated footways modifications. Diversions will be required during the construction of the Proposed Development.  

4.1.2 Removals 

Removals of HV infrastructure may be required to accommodate the Proposed Development and any associated 

footways modifications. In particular, the following substations are likely to be affected: 

1. Police Cadet School S/STN ï south western corner in the proximity of Colindale Avenue (within 

Stage2); 

2. Hendon MPS S/STN ï southern boundary in Cottenham Drive (within Stage2); and 

7. Peel Dr. S/STN ï north eastern boundary (within Stage3). 

4.2 Gas Diversions  

4.2.1 Diversions 

In constructing the proposed new junctions with Aerodrome Road it may be necessary  to introduce protection 

measures or, in the worst case, divert the gas mains.  

Further survey work will be conducted to confirm the position / depth of the existing services and the impact from 

constructing the proposed new accesses in accordance with the Section 278 works.  

4.2.2 Removals 

On the basis of the desk-top study, it may be necessary to remove LP mains in order to accommodate the Proposed 

Development and any associated footways modifications. This may in particular affect the LP main located in Rowan 

Drive as well a number of connections in the northern boundary. 
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4.3 District Heating  

Removals of local heat networks and energy centres/boiler house  may be required to accommodate the proposed 

development site. An existing energy centre has been visually identified in the north east corner of the Site. This 

energy centre and the associated heating network will require removals to accommodate the proposed development.   

4.4 Potable Water  

The line of the existing water mains on site will clash with the buildings of the Proposed Development, it is likely 

therefore that diversions of these services will be required.  To the east of the Site  Plot T will clash with the existing 

Affinity water main and will need to be diverted into the proposed new road alignment for the Site .  The mains to the 

west of the Site  will clash with Plots A and D, they pass through the Site  and go on to serve other properties, 

maintaining connectivity throughout construction will therefore need to be considered.    

4.5 Telecommunications 

The recovery of telecommunication infrastructure and cabling currently deployed in support of the various existing 

buildings due to be demolished will be identified within a schedule of utility disconnections, developed in support of 

detailed design. 

BT Openreach  

Figure 3-1 below highlights the extent of BT Openreach network spurs (marked in red) that are assumed to enter the 

Site  in order to interconnect Metropolitan Police to BTôs off site network. This infrastructure will need to be 

decommissioned and recovered, requiring liaison with BTôs Network Relocation team and in the case of any retained 

buildings the Metropolitan Police estates management team.. 

Figure 4-1 below also highlights a fixed telecommunication route (blue line) that bisects the site and interconnects 

several building entry points with BT civil infrastructure on Aerodrome Road & Cottenham Drive.  As previously 

discussed, it is assumed this route is privately owned and, as such, BT would require a way leave agreement in order 

to use this route to interconnect infrastructure adjacent to the Proposed Development.  

The BT Openreach Archive team has confirmed no wayleave records are held for the Site . 
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.  

Figure 4-1. Exisitng BT Openreach - Exisitng routes 
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5 Utility Demands   

5.1 Introduction  

A load profiling exercise has been undertaken to understand the load requirement of the Proposed Development and 

the impact on the existing utility infrastructure.  Load profiling provides an estimate of the maximum peak daily utility 

demand (and provides a worst case) for electricity, gas, fixed telecommunications and potable water services. 

5.2 Electricity  

Electricity load profiling estimates the peak electrical demand for the Proposed Development, and hence determines 

the likely electrical infrastructure required.  The load profiling exercise is based on baseline figures from industry 

guidance. Table 5-1 shows the benchmarks and design factors considered.  
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1&2 bedrooms apartment  1.8 Commercial 43.5 

3 bedroom apartment 2 Retail 80 

4 bedroom apartment  2.2 School 25 

Townhouse 3     
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Landlord's connection uplift 30% 

Infrastructure uplift 10% 

Power factor (kW to KVA) 0.9 

Table 5-1. Electrical Benchmarks (diversified) 

  



Buro Happold 

Peel Centre: Hybrid Planning Application   Revision 02 
Utilities Strategy 20 August 2014 
Copyright © Buro Happold Limited Page 27 

Table 5-2 summarises the peak electrical load for the Proposed Development. 
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  Block 
Total: Residential, 

commercial, retail & 
school (KVA) 

Stage1 

H 365.76 

J 201.28 

K 195.56 

L 64.51 

M 203.72 

N 64.51 

P 292.14 

Q 285.78 

R 182.72 

S 180.50 

T 209.10 

U 416.31 

School  126.50 

Total - Stage1  2,788.38 

Stage2  A, B, C, D, E, F and G 4,338.25 

Stage3  V, W, X, Y and Z 2,485.98 

Total  (kVA)   9,612.61 

Note: these loads do not include cooling loads.  

Table 5-2. Electrical peak load (diversified)  

5.3 Gas 

Gas load profiling estimates the peak gas demand for the Proposed Development, and hence determines the likely 

gas infrastructure required.  The load profiling exercise is based on baseline figures from industry guidance and Buro 

Happold experience from similar developments. 

Typology 
Benchmark 
(W/m2) 

Diversified 
benchmark 
(W/m2) 

Benchmark Source 

Business 70 56.00 BSRIA 2011 

Apartments 60 16.88 BSRIA 2011 

Townhouses 60 33.80 BSRIA 2011 

Leisure 40 32.00 BH past project 

Retail 100 80.00 BSRIA 2011 

School 87 69.60 BSRIA 2011 Education 

Table 5-3. Gas Benchmarks 
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Table 5-4 summarises the peak gas load for the Proposed Development. 

Phase Plots 
Peak Gas  
Diversified 
Demand (kW) 

Stage1 

H 168 

J 120 

K 121 

L 28 

M 143 

N 28 

P 170 

Q 170 

R 83 

S 74 

T 96 

U 198 

School  288 

Total Stage1   1,687 

Stage2  A, B, C, D, E, F and G 2,392 

Stage3  V, W, X, Y and Z 1,336 

Total    5,415 

Table 5-4. Peak heating and gas demand 

5.4 Potable Water  

Potable water load profiling estimates the potable water demand for the Proposed Development, and hence 

determines the likely potable water infrastructure required.  The load profiling exercise is based on baseline figures 

from industry guidance.  

Typology Benchmark Benchmark Source 

Residential 
105 
l/person/day 

LBB SPG 

Commercial/Retail 2.5 l/m2/day EA Water Consumption Guidance 

School 1 l/m2/day EA Water Consumption Guidance 

Table 5-5. Potable Water Benchmarks 
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The following table summarises the water load for the Proposed Development. 

Phase Plots Land Use 
No. 
Units 

Occupants 
Peak Water 
Demand (m3/d) 

Daily 
Average 
Demand 
(m3/d) 

Stage1 

H Residential 126 277 36.4 28.9 

J Residential 66 145 19.1 15.2 

K Residential 64 141 18.5 14.7 

L Residential 22 48 6.3 5.1 

N Residential 22 48 6.4 5.1 

R Residential 63 139 18.2 14.6 

S Residential 62 136 17.9 14.3 

T Residential 72 158 20.8 16.6 

M Residential 62 136 17.9 14.7 

P Residential 96 211 22.2 27.7 

Q Residential 96 211 22.2 27.7 

U Residential + Town Centre 137 301 45.0 33.7 

Total Stage1      261.8 218.4 

Stage2 

  A, B, 
C, D, 
E, F 
and G 

Residential + Town Centre   

403.3 

295..3 

Stage3 

V, W 

Y, Z 

and 

School 

Residential + Town Centre   

251.5 

201.2 

Total       916.6 714.9 

Table 5-6. Potable Water Demand 

5.5 Telecommunications  

A series of estimates have been developed based upon the speculative bandwidth requirement associated with 

deploying a gigabit passive optical network (GPON) for the Site. 

The below assumptions were made when estimating bandwidth requirements for the Site. 

General Assumptions  

¶ Minimum connection per residential dwelling 70 Mbps; 

¶ Unit & work area spatial estimates based on net let able areaôs (NLA) derived from the GFA; 

Assumptions for Residential Areas  

¶ PON topology e.g. ITU G.984 GPON; 

Assumptions for Commercial Areas 

¶ One active data outlet per work area; 
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¶ Commercial requirements a mix of PON and ópoint to pointô topology; 

The assumptions outlined above were aligned with the industry best practice, encompassed in Table 5-7, in order to 

estimate bandwidth requirements on a per block basis. 

Use 
Unit Size/ Work 
Area SQM Mbps Contention 

Residential Dwelling NA 70 per dwelling 

Commercial (Office) 12 1.5 per 10 outlets 

Table 5-7 Telecommunications Bandwidth Demand 

The following óheat mapô is an illustrative representation of the internet bandwidth estimates developed utilising the 

assumptions and table set out above and based upon the final development schedule. 

 

Figure 5-1 Heat map Internet Bandwidth Demand 

The information presented in the óheatmapô will inform design in respect the potential size and location of key plant 

which will be positioned close to the buildings with the highest demand in order to reduce the physical infrastructure 

deployed in the public realm. 
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6 Off-site Reinforcement  

Off-site reinforcement means the upgrades required by the Statutory Authorities to supply the demand of the 

Proposed Development.  Utility stakeholders have been consulted in regards to these upgrades, along with 

assumptions made in order to assess the impact of the demands on existing networks, identify new points of 

connection and any reinforcement requirements.  It should be noted that provisional advice provided by the utility 

service providers may be subject to change due to the dynamic nature of the utility networks.   

6.1 Electricity  

Formal communication has been established with UKPN to understand the strategy of the off-site electricity 

connection for the Peel Centre Masterplan. UKPN has provided with a budget estimate (2nd July 2014) which is 

summarised below.   

To provide a total capacity of circa 9,671kVA at the Site it will be necessary to; 

1. Extend the 11kV switchroom at the Colindale Grid substation to make way for extending the 11kV 

switchboard. 

2. Extend the 11kV switchboard at Colindale Grid substation by two circuit breakers. 

3. Install two 11kV cables from the circuit breakers to the Peel Centre site, a route length of approximately 

2.3km. 

Items 1 & 2 are non-contestable and are charged at full cost. 

Item 3 is contestable and is charged at full cost. 

The budget estimate from UKPN to provide the above is £1,200,000.00 plus VAT. 

Please note that this budget estimate has been provided based on a number of assumptions and created from a quick 

desk top assessment only. It should be used for guidance only and does not constitute a formal quotation and neither 

does it reserve any capacity on UK Powerôs network. UKPN has stated that the accuracy of the budget estimate is 

limited as described below and may vary considerably from UKPNôs formal connection offer. 

The figure below shows the most likely 11kV cable route. The shorter cable route along Colindale Avenue is subject to 

engineering difficulties due to the width limitation on the bridge at Colindale Underground Railway station. Previously 

four cables had to be installed on the longer route due to insufficient room in the bridge. However this needs to be 

investigated hence the budget cost is based on the worst case scenario. It is recommended that a cable route 

feasibility study be undertaken to confirm the actual requirements.  

The onsite costs have not been included in this budget cost. UKPN has based the budget estimate on the following 

assumptions: 

¶ They have estimated the likely cost of the work on the basis of their current policy and the network conditions 

that exist at the date of 19th May 2014. 

¶ The budget cost does not include the Site ôs 11kV infrastructure. 
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¶ All necessary easements, wayleaves and statutory consent can be obtained on usual terms and without 

undue delay. 

¶ No other new load or generation connection is accepted on the same part of the distribution system. 

¶ There are no unusual circumstances concerning the proposed installation, which are not yet apparent. 

¶ No unusual/unexpected ground conditions exist. 

¶ All the work can be carried out within their normal working hours and their existing cost rates for labour and 

materials are unchanged at the time UK Power Networks works are carried out. 

¶ No contingency has been taken into account for future increases in cost of raw materials required in the 

manufacture of materials such as EHV cables. 

¶ The highway authority will give consent to the proposed cable route. 

¶ Planning consent would be granted for the proposed primary substation on site. 

Figure 6-1 illustrates the current strategy stated by UK Power Networks in their budget estimate 

 

Figure 6-1. Main HV external connection to the Site 
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Figure 6-2. MP gas connection strategy 

6.3 Potable Water  

Two connections are proposed to the existing Affinity potable water mains running through the Site, both on the 

southern border of the Site.  There is potential to make a third temporary connection during the construction of stage1 

to increase resilience.   

Affinity water have been contacted about capacity within their network to support the Proposed Development and are 

currently undergoing modelling work to establish the likely impact and what, if any, off-site reinforcement is required.   

Consultation with the local fire authority will be required with regard to fire fighting provision for the proposed 

development, and infrastructure designed accordingly, at the detailed design stage. 

6.4 Telecommunications  

There is no information currently available from BT Openreach to determine the physical or logical capacity of the 

operators existing telecommunication infrastructure deployed adjacent to the Site.  

In Buro Happoldôs experience, BT Openreach do not  normally have issues with network capacity particularly where 

the developer is willing to accommodate equipment on site to reinforce the required infrastructure.   

As detailed design progresses the project  team will  enter into consultation with BT Openreach who will be required to 

confirm the availability of sufficient capacity in their networks. 
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The provision of offsite fixed telecommunication connectivity to the Proposed Development should encompass 

implementation of a scalable and resilient solution linking the development to existing regional and national 

telecommunication infrastructure. 

Buro Happold recommend the provision of fixed network connectivity to the Site by multiple telecommunication 

operators in order to further improve resilient network connectivity.  

Appointed network operators will be encouraged to provide a minimum of two physically cabled connections to the 

Site with an agreed minimum distance between telecommunication routes. 
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7 On-site Utility Distribution  

7.1 Electricity  

The HV 11kV route form Colindale grid substation will enter the Site from Aerodrome Road connecting across the Site 

in a ring configuration. This HV 11kV ring main will distribute electricity across the Site, serving the secondary local 

substations to drop the voltage down to LV for final consumers. The 11kV network will expand as the Site is 

developed with the indicative development phasing as shown in Figure 7-1.  

The connection installers will usually provide direct LV (400V) connections up to around 400-500kVA. Above that, 

either the consumer will choose to take a supply at HV (11kV) or they may still take a supply at LV but may have to 

accommodate some of the network operatorsô equipment and distribution equipment in a substation.  

Stage1 
 

As demonstrated by Table 5-2, the total estimated electricity load of the proposed blocks in Stage1 is relatively low 

(lower than 400kVA ) and as such, for single final consumers with low power peak demand, LV supply will be 

sufficient to meet their electricity demands.  

Secondary substations will be strategically located as closely as practical to the major load centre, at ground floor 

level and with 24 hour access.  Typical sizes of the secondary substations (UKPN) are: 500kVA, 800 kVA and 

1,000kVA with an indicative footprint of 5m x 5m (plus additional cable management zone and access).  

Stages 2 & 3 
 

The calculated power load for most of the blocks in Stages 2 & 3 are generally higher than 400-500kVA. Therefore,  

supply at 11kV (HV) will be available. In order to drop the voltage down to LV, integral secondary substations will be 

required inside the building envelope. The optimum and preferred location for a 11kV substation is a room facing onto 

the street at ground floor level. This affords the best ventilation, access and reduces risk of flooding. Alternatively, if 

direct LV supply is the preferred option, exterior local substations  will be required for stages 2 & 3 as per stage1.  

Figure 7-1 illustrates the distribution strategy for the Site. 
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Figure 7-1. Electric distribution strategy 

Regarding the power network (LV and HV), it is common practice in new development sites for underground cables in 

footpath and unmade land to be laid directly in the ground. There are however some situations where installation in  

ducts is required, including:  

ü Road crossings.  

ü Across bridges.  

ü Rail crossings.  

ü Paved pedestrian areas.  

ü Town centre locations where future excavation may be difficult because of traffic management issues.  

ü Any other location where it is realised that future excavation will be difficult and/or expensive.  

It should however be noted that, when a cable is installed in a duct, its rating can reduce by more than 33% and a 

larger size cable may be needed to accommodate this. In general, new HV cables should as far as possible follow the 

same routes as the new LV distributors, to minimise excavation cost. 

LV cables will be Aluminium in the range of 95mm
2
 to 300mm

2
 with a minimum bending radius of 550-850mm. When 

ducted, the typical minimum duct size will be 100mm internal diameter.  

All Low Voltage (LV) cables shall be installed to the following minimum depths, whether they are laid direct or installed 

in suitable ducts:  

 




















