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1

Executive Summary

1.1.1

WYG Management Services have been commissioned by Scarborough Borough Council (SBC) to
provide consultancy services in respect of possible new services / utilities connections and site
infrastructure to facilitate the proposed improvements, link up of existing road network and
extension of the Whitby Business Park (WBP) development.

1.1.2

The WBP has been developed in a piecemeal fashion since the original units constructed in
1966/67. The area contains a number of mixed use industrial and semi retails units of differing
sizes and types. The overall site footprint extends onto existing farmland to the north of the
industrial area.

1.1.3

If the WBP is to prove to be a sustainable development opportunity for the SBC and any
Developers, then it will need to reduce its reliance on utility services and look to maximise
alternative sources of energy to meet its future demands.

1.1.4

The future Energy Strategy proposals at this stage are unknown however details will have to be
developed to provide a realistic way forward that will enable the stakeholders and prospective
tenants to meet their energy needs both today and in the future, and in manner that is both
pragmatic in terms of annual carbon emissions, and is commercially viable and attractive to the
marketplace in terms of energy consumption costs.

1.1.5

This section of the report does not identify any alternative methods of sourcing energy in addition
to primary utilities connections to local supply networks however details are included within the
Low Carbon and Renewable Energy Report produced by WYG Future which is an appendix to the
master feasibility report.

1.1.6

In terms of meeting the requirements for obtaining outline planning permission associated with
the potential future development and utility services and connections, this document identifies the
relevant works involved and makes recommendation accordingly.

1.1.7

In terms of the WBP development improvement options and the possible extension footprint itself,
current masterplan/layout proposals will necessitate a number of possible diversions and
extending the existing utility services within the existing Fairfield Way, Chorley Way and
Enterprise Way. Detailed costs for diversions and extending the existing services are not possible
at this stage and further contact will have to be made with the relevant utility companies with
existing infrastructure in place.

1.1.8

We have been advised by the utility service providers that reinforcement of existing infrastructure
may be required to establish Electricity, Gas and Water load capability to WBP, again the exact
budget costs for which are unknown at this early stage of the project, however indicative costs
have been obtained.

1.1.9

There are specific areas for future expansion that have been identified by the client and
development team to date: the area of land to the north of the WBP site, bordered by a stream
and the fields to the north, east and west of the site.
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1.1.10

There is an existing 11kV Over Head Line to the North East side of the proposed Business Park /
development. The OHL which can be potentially diverted depending upon the development of any
proposed masterplan.

1.1.11

An initial budget indication estimate has been obtained from Northern Gas Networks to provide a
new Gas Service to the development plots.

1.1.12

Yorkshire Water (YW) have initially advised WYG that there is spare capacity within their network
for a peak demand of 5l/s can be provided, without having to undertake reinforcements works.
For 10 l/s there is likely to be a reduction in pressure in the area and therefore YW would require
more accurate demand requirements to fully ascertain the need for reinforcement.

1.1.13

The exact telecommunication requirements will have to be confirmed and detailed as the project
develops as BT will not provide any budget costs without a master plan of development.

1.1.14

There is currently no existing fibre optic infrastructure in the vicinity of the WBP site. Therefore it
is Scarborough Borough Council intention as part of the improvement and further development
works to provide a high capacity broadband via a service provider.

1.1.15

It is recommended that as the project develops an External Lighting & Visual Environment
Lighting Masterplan report / design document is undertaken. For the initial purpose of this
Feasibility Report indicative costs have been included for both, the provision of new Street
Lighting columns on the developed highways Options B, C and D. and the replacement of the
existing Street Lighting Columns on the Business Park.
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2

Introduction

2.1.1

WYG Management Services have been commissioned by Scarborough Borough Council (SBC) to
provide consultancy services in respect to establish the issues which currently exist which restrict
the efficiency of the Business Park and to consider options for improving the way in which the
Park operates. This report should be read in conjunction with the following which form part of the
overall Feasibility Study:
•
•
•
•
•

Main Feasibility Report.
Highways Issues Report.
Drainage Constraints Report.
Ecology and Landscape Management Report.
Energy and Renewable Strategy Report.

The Existing Services and Utilities report specifically provides details of possible new services /
utilities connections and site infrastructure to facilitate the proposed improvements, link up of
existing road network and extension of the Whitby Business Park (WBP) development.
2.1.2

The WBP has been developed in a piecemeal fashion since the original units were constructed in
1966/67. The area contains a number of mixed use industrial and semi retails units of differing
sizes and types. The overall site footprint extends onto existing farmland to the north of the
industrial area. Any proposed development will require an outline planning application to be
submitted.

2.1.3

Within the SBC scope of services for this feasibility study it is a requirement to ‘Make enquiries
with Statutory service authorities and obtain details of supplies to the buildings and plans of
services within the site area’. This report provides details associated with Existing and potential
new Services / Utilities on the Business Park, which are summarised as follows:
• Existing Site Services and Utilities Report & Site Energy Strategy.
• Contact with Utility company’s record offices to obtain existing infrastructure Mapping Data.
• Discussion with the Utility providers to request quotations for any diversionary works and
new supply capacities.
• The provision of high speed Broadband to the business park.
• Outlined recommendations have also been included for an External Lighting & Visual
Environment Masterplan design report for the Business Park.

2.1.4

The purpose of the report is to enable SBC to make a funding application for the development and
to submit an outline planning application for the proposed development including adoptable
highways. In addition it will influence any future construction of the development plots (which
although not part of this commission, will be a major factor in terms of energy consumption) and
will assist in establishing the relevant divisions of responsibility between adoptable highway and
development plot boundary.

Page 3 of 38

creative minds safe hands
www.wyg.com

Arndale Court, Otley Road, Headingley, Leeds LS6 2UJ

Whitby Business Park

2.1.5

Originally, seven new highways infrastructure options were considered to improve the internal
linkages across the site and open up future development sites, of which three preferred options
were identified as being most likely to improve the Business Park. The details of the existing site
services and utilities for the Business Park are therefore based upon these three options only.

2.1.6

This report also includes high level details regarding the principal utility/services requirements of
the WBP development and proposes a strategy for achieving those requirements that is not only
sustainable, but also looks to reduce the level of dependency on utility provision and is
considerate of the requirements of impending legislation. It is also intended that this report forms
an integral part of any plot development guide issued to developers as a basis for all future plot
construction.

2.1.7

Wayleaves and Easements are legal rights of access over another persons land. They provide the
Service / Utility companies with the right to locate and operate their equipment or assets on a
third party’s property. ‘Wayleaves’ typically indicate that above ground supply equipment is
located within the Wayleave area, whereas an ‘Easement’ would indicate that below ground
services are present. The exact legalities and details of any service diversions and provision of
new services on the potential development land will have to be further investigated as the project
develops following response from the Utility Company.
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Site Characteristics & External Influences

3.1

Site Characteristics

3.1.1

The WBP has been developed in a piecemeal fashion since the original units were constructed in
1966/67. The area contains a number of mixed use industrial and semi retails units of differing
sizes, uses and types. The site footprint extends onto existing Agricultural land to the north of the
existing industrial area. Any development will require an outline planning application to be
submitted.

3.1.2

Brief examinations of Average Annual Weather Data produced by the Met Office reveals that
above average sunshine and below average rainfall are experienced for the site, while minimum
and maximum temperatures are comparable with National averages. In addition, it should be
noted that east coastal regions can be prone to sea mist which can result in saturated air
conditions.

3.2

External Influences

3.2.1

Development on the proposed WBP site has the potential to be influenced by existing facilities in
the local area. These include, but are not limited to:
•
•
•
•
•

Local and Adjacent Farms:
Local Refuse Transfer Plant:
Whitby Abbey:
YW Sewage Treatment Works:
Local RAF Communications:

Odour, subject to prevailing wind
Plant noise and odour, subject to prevailing wind
Historical Site
Odour, subject to prevailing wind
Radar and radio communications requirements
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3.2.2

In particular, the noise, and odour sources highlighted above have the potential to influence any
natural ventilation strategy that may be considered during the design process for a building on
the site, and could therefore influence energy use.

3.2.3

It is recommended that issues regarding the potential for light pollution are prepared under a
separate WYG Lighting Masterplan document as this project develops.
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3.3

Existing plan of the Business Park & Possible Future Expansion

WYG Management Services

part of the WYG Group
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3.3.1

It is acknowledged by the project team that the construction phasing/ordering of WBP will be
ultimately driven by market requirements. However, following the initial establishing of principal
roads and the adjacent development plot boundaries, it is envisaged that construction of the
development plots will commence from the northeast corner of the site i.e. Yorkshire Forward
Site, then potentially continue clockwise until the site footprint is completed.

3.3.2

As part of the report deliverables WYG Management Services commissioned Adien to carryout
Topographical Survey’s and Utility Mapping of certain areas around the Business Park, (please
refer to Appendix A for the drawing details which indicate the existing services located by the
survey). The information form the surveys will be extremely beneficial to determine potential
service / utility diversions, possible future connections etc as the project develops.

3.4

Potential Future Development

3.4.1

There are specific areas for future expansion that have been identified by the Client and
development team to date, specifically the area of land to the north of the WBP site, bordered by
a stream and the fields to the north, east and west of the site.

3.4.2

The existing fields to the north and south of the WBP site have been highlighted as an area for
potential future expansion, although it is believed that no attempts to purchase this land have
been made at present.

3.4.3

We are given to understand that O’Neil’s Associates on the behalf of Keyline Developments Ltd
have submitted initial outline proposals to SBC regarding the development of the land to the south
of the site i.e. A171 Stainsacre Lane for a potential Park & Ride site and area identified for mixed
use employment and retail.

WYG Management Services

part of the WYG Group
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4

Grid Electricity

4.1

Existing Network Geography

4.1.1

The Regional Electricity Company (REC) Northern Electric Distribution Limited (NEDL) have
advised us that they have existing ExtraHigh Voltage (EHV), High Voltage (HV) and Low Voltage
(LV) infrastructure located within the existing Business Park and the vicinity of the proposed
development sites.

4.1.2

Whitby High Voltage primary substation is located adjacent to the Main Bridge on the A171
(Helredale Road) off Larpool Lane, to the East of Whitby Town Centre approximately 1Km from
the Business Park. HV distribution cabling is located underground around the Business Park, which
forms part of the local network providing supplies to existing commercial sites.

4.1.3

In accordance with the works brief, at this stage of the project the electric supply for the
proposed development area is to be primarily sourced from the Regional Electrical Company.

4.1.4

LV distribution cabling is also present underground in Stainsacre Road (A171) as part of the local
network, providing final power supplies to smaller commercial customers, the water authority
pumping station on the west side of the WBP site and dedicated circuits for highway authority
street lighting.

4.2

Diversions & Relocations

4.2.1

With the proposed site layout of WBP changing, some of the existing electrical cables may require
diverting, the exact details of any recabaling works is to be confirmed as the project progresses.

4.2.2

WYG have been informed by NEDL that they have indefinite legal rights of access under the
‘Closure of Road’ to the existing cables if they remain insitu. The client/development team will
need to make a formal request to NEDL themselves (via WYG) for the removal of the existing
cables from their existing location, and for their reprovision within the footprint of the new
road/footpath construction, the cost of which would need to be met by the project.

4.2.3

There is an existing 11kV Over Head Line to the North East side of the proposed Business Park
development. The OHL which is to be diverted (please see identification plan in Appendix B) is
known by NEDL as the Stainsacre Pioneer (pole 7) pole mounted substation to Hawsker Lights
Sw (Pole 11). A budget estimate for the possible diversion to an underground cable installed in
the footpaths of the new site access roads and modifications to NEDL’s equipment has been
obtained. Please refer to Appendix C for correspondence and costs.
•
•

Budget Cost  £33,000 Exc VAT and £38,775 Inc VAT
Survey Works  £1500 Exc VAT and £1762.50 Inc VAT

WYG Management Services

part of the WYG Group
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4.3

Wayleaves & Easements

4.3.1

There is overhead line equipment and underground cabling present within the extent of the WBP
site footprint and proposed development land, therefore existing wayleaves are in place and by
the same token existing easements are believed to affect the site. It should be noted however,
that should future development of the WBP site extend its footprint to the North, then a easement
agreement may be required for the possible diversion of the existing overhead line to an
underground cable.

4.3.2

The requirement for a 6metre wide easement for existing HV cabling across the proposed
development site may be required and will only be invoked if the existing OHL is diverted to an
underground cable. Such a legal right would preclude deeproot planting and/or building over the
top of existing underground equipment within this designated zone, which may affect the
development proposals for the site.

4.4

Supply Availability

4.4.1

NEDL have initially advised WYG that there is spare capacity at Whitby Primary SubStation and
they can supply additional load at 11kV to the existing and future development sites. This could
be achieved in a number of ways, subject to how NEDL wish to reconfigure their existing WHV
supply network, based on existing load demographics, legal requirements for health & safety and
maintenance, other proposed additional load commitments, and future capacity/ diversification. If
all of the sites identified were potentially developed then an additional electrical load in the region
of above 5 MVA would be required (depending upon exact details of the building types, usages
and power requirements). The following option has been highlighted in discussions to date:

4.5

Supply Option – Upgrade of Existing Whitby Primary Substation

4.5.1

NEDL have verbally advised that there is currently spare load capacity on the existing Whitby
Primary SubStation (exact capacity has not been confirmed at this stage), which will not
necessitate an upgrade of this facility in order to serve the additional load requirements of WBP
from a connection to the grid network at this location.

4.6

Supply Procurement & Timescale Requirements

4.6.1

The continuing Programme for the procurement of NEDL Infrastructure and connections for a firm
quotation is 90 days and lead in time up to 6 months after acceptance of a firm quotation before
a connection can be provided.

4.6.2

In order to procure a new power supply for WBP, a further design period of up to 3months would
be required by NEDL to enable them to satisfy themselves that they can electrically accommodate
the new additional load and that existing protective devices on the network will operate as
proposed. Further to this period, any financial and legal exchanges must be concluded before the
procurement periods described may commence.

WYG Management Services

part of the WYG Group
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4.6.3

It is accepted that whilst the WBP site as a whole will necessitate a power supply from the local
REC, this will only be required at a time when the site is fully developed and occupied.

4.6.4

In terms of timescale, to procure a new HV supply provision would take anything from 12 to 36
months from REC receipt of payment, whilst to procure an initial supply up to 1MVA from the local
LV network would take approximately 6months from REC receipt of payment.

4.6.5

There is therefore a critical path and a critical point in terms of the WBP development programme,
resulting from the procurement of electricity supplies. The critical path requires a nominal 6
month lead in period to enable an initial power supply capability to be established on the site, and
then the timing/availability of any increase into the existing power supply, provision must tie in
with the development programme at the point where ongoing development plot construction is
completed and the operational site load requirement increases.

4.6.6

Such a threshold being influenced as a function of either completion of development plots and/or
tenant business/electrical load requirements. It should be noted that at such times when the REC
are able to give a more definite timescale for the availability of a new supply provision, these
timescales are still subject to planned and/or unforeseen reactive maintenance works the REC
may need to undertake on their network.

4.7

New Connections

4.7.1

NEDL have indicated the following permissible connection formats, particular to the individual final
load requirement of each tenant/development plot on the site:

Supply Capacity

Connection Format that would be provided by NEDL

Up to 300kVA
From 300 to 460 kVA

A LV connection from the REC local LV network
A LV connection from a REC stepdown transformer fed from the REC local HV
network*
A HV connection and dedicated stepdown transformer fed from the REC local HV
network*

Above 460kVA

* Transformers would be located within the location of the respective development plot – nominal footprint 4m x 4m required.
4.7.2

The potential development programme and construction phasing of WBP will dictate the ultimate
route of new underground cabling and the quantities and locations of new HV:LV transformers
required to supply customers. This will be based upon a proposed / indicative master plan as the
project develops.

4.8

Metering Proposals

4.8.1

New customers will be metered at LV, with the exception of larger users who have a dedicated
transformer, who will be metered at HV. Customers will have the freedom to choose which
company supplies them with electricity in the normal way, however, if the electricity from a local
shipper is a viable option, then an agreement for exclusivity may be required.

4.8.2

For the smaller, potential multitenanted Offices and Industrial Starter Units, it is envisaged that
NEDL would bring a single supply cable into the building that would then feed a distribution board
that would establish individual supplies to each respective office/unit, with a dedicated meter

WYG Management Services

part of the WYG Group
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provided for each one. Physical space and access requirements for such equipment would
therefore need to be an integral element of any core/common area design solution for these
building types.

4.9

Security of Supply

4.9.1

As a distribution principle, HV cabling would be undertaken in the form of ring main circuits both
on and offsite, thus providing an alternative supply route/direction in the event of loss of one leg
of the ring. Alternative methods of supply would be afforded by the REC during any maintenance
or other essential downtime periods associated with their local area network.

4.9.2

It is assessed that supply system failure is unlikely, with a more likely cause of any supply
interruption being adverse weather conditions.

4.10

Future Expansion

4.10.1

Any future expansion of WBP itself to the south and east would need to be assessed on its own
merits at that time. Depending on the tenant/business type that WBP has when at maximum
occupation, it may be that the existing WBP power supply infrastructure can accommodate
additional loads proposed, equally, new HV infrastructure may be necessitated. However, it is
impossible to predict the outcome at this time, and NEDL would not comment until such times as
a formal application for additional load capacity is made.

4.11

Grid Interface

4.11.1

Any private electricity generation to, or in parallel with the national grid, requires appropriate
agreement with the local REC to ensure adequate fault protection is afforded. Upon application to
NEDL for a generator connection, NEDL will undertake an initial assessment to establish whether
an impact study is required. Should an Impact Study be required then a charge of approximately
£15,000 would be made to the applicant, in order to cover the costs incurred by NEDL.

4.11.2

The findings of an Impact Study may show that a generator connection necessitates major
electrical protection works to the existing REC infrastructure in order to accommodate such a
connection, and the costs associated with any such works would be charged directly to the
applicant. Any subsequent design work undertaken by NEDL in respect of a new generator
connection would incur a direct cost however any such costs would be offset against the cost of
any capital works if the project were to go ahead.

WYG Management Services

part of the WYG Group
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5

Gas Supply

5.1

Existing Network Geography

5.1.1

The national gas distribution network provider Northern Gas Networks (NGN) / United Utilities
(UU) have advised us that they have existing Medium Pressure (MP) and Low Pressure (LP)
pipework infrastructure located within WBP site.

5.2

New Gas Supply

5.2.1

An initial budget indication estimate has been obtained from NGN to provide a new Gas Service to
the development plots. UU have stated that the existing service will have to be reinforced
(approximately 1244m) and approximately 2380m of new MP and LP Gas mains would potentially
be installed to serve the development plots. (Refer to Appendix D for drawing details of the
Reinforcement and new mains infrastructure).

5.2.2

UU have provided a cost indication of £421,484.46 (+/ 10%) as a budget quotation for a Gas
supply to a fully developed site (please refer to NGN Quotation Ref 490000074892 in Appendix E).

5.2.3

Exact details will have to be formulated as the project develops, following response from the
Utility Company.

5.3

Supply Availability for Future Development

5.3.1

To obtain an initial cost from NGN for the full development of the identified sites an indicative load
/ peak flow rate of approximately 1500m3hr1 was calculated and submitted to NGN as part of the
budget request. Exact details of the building types, usages and gas loads will have to be
formulated as the project develops and the supply availability confirmed following response from
the Utility Company based confirmed loads of the proposed development site.

5.4

Supply Procurement & Timescale Requirements

5.4.1

Supply to the development site may be procured from NGN or an approved Gas supply installer
for Example Fulcrum.

5.4.2

Exact details will have to be formulated as the project develops following response from the Utility
Company. A detailed quotation and any design work required from the utility provider can take
anywhere between 3 to 6 months form receipt of the formal application.

5.5

Gas Supply for Development

5.5.1

NGN have stated that this project is classed as a Sufficiently Complex nature that would incur a
Design Study Charge and due to the high costs i.e. connection costs over £100,000 and
reinforcement costs over £250,000 if a request for a firm cost is submitted.

WYG Management Services

part of the WYG Group
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5.6

New Connections

5.6.1

The provision of a new Gas supply will only include for main infrastructure within the new
highways constructed. The exact details of connection to potential new buildings and facilities will
have to be formulated as the project develops following response from the Utility Company.

5.7

Metering Proposals

5.7.1

New customers will be metered at individual meters, with the exception of larger users who have
a dedicated Gas Governors, who will be metered separately. Customers will have the freedom to
choose which company supplies them with Gas in the normal way, however, if the Gas from a
local shipper is a viable option, and then an agreement for exclusivity may be required.

5.7.2

For the smaller, potential multitenanted Offices and Industrial Starter Units, it is envisaged that
Northern Gas Networks would bring a single supply service into the building that would then feed
individual supplies to each respective office/unit, with a dedicated meter provided for each one.
Physical space and access requirements for such equipment would therefore need to be an
integral element of any core/common area design solution for these building types.

5.7.3

Exact details are to be formulated as the project develops following response from the Utility
Company.

5.8

Security of Supply
Exact details will have to be formulated as the project develops following response from the Utility
Company on submission of a formal application.

WYG Management Services

part of the WYG Group
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6

Water Supply & Water Storage

6.1

Existing Network Geography

6.1.1

The local water supply company Yorkshire Water (YW) have advised WYG MS that they have
existing pipework infrastructure located within the existing WBP site, (please refer to existing
Water Main Infrastructure drawings provided by Yorkshire Water in Appendix F). There is an
existing 12 inch Diameter Asbestos Cement (AC) Water main traversing along the north side of
the A171 from this main there are the following connections into the Business Park.
•
•

•

An existing UPVC 6 inch dia water main traversing along the south footpath of Cholmley
Way
An existing 150mm dia main is located within Fairfield Way which serves the majority of
the site. There is also a private water main connection identified on the Yorkshire Water
drawings that traverses in a North  South direction.
An existing UPVC 6 inch dia water main traversing along the north footpath of Enterprise
Way serving the majority of the existing building to the south of the business park.

6.2

Diversions & Relocations

6.2.1

For the options identified as part of this feasibility study and the existing water infrastructure
mapping details obtained via YW and the site surveys it is initially thought that minimal or no
diversions will be required. However exact details will have to be formulated as the project
develops following a response from the Utility Company and submission of a formal application.

6.3

Supply Availability for Future Development

6.3.1

To obtain an initial cost from YW for the full development of the identified sites, an indicative load
/ total site demand peak flow rate of approximately 35ls1 was calculated and submitted to YW as
part of the budget request. The calculation of potential water load at this stage of the project is
extremely difficult estimate due to lack of details associated perspective development population
numbers are not known at this stage.

6.3.2

However based on advice from YW they have stated that 35 l/s is an incredibly high figure. Based
on YW routine monitoring of demand they generally use a figure of 1 l/s peak instantaneous flow
for every 100 domestic properties. YW also noted that Nondomestic demand cannot be estimated
in the same way but water demand on Business Parks of B1 and B2 type development is often
very similar to domestic. Yorkshire Water (YW) have initially advised WYG that there is spare
capacity within their network for a peak demand of 5 l/s can potentially be provided, without
having to carry out reinforcements.

6.3.3

For 10 l/s there is likely to be a reduction in pressure in the area and therefore YW would require
more accurate demand requirements from the project team / potential developer to fully
ascertain the need for reinforcement.

6.3.4

This could be achieved in a number of ways, subject to how YW wish to reconfigure their existing
network, based on existing load demographics, legal requirements for health & safety and
maintenance, other proposed additional load commitments, and future capacity/ diversification.
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6.3.5

The supply availability is therefore to be formulated as the project develops and following
response from the Utility Company.

6.4

Supply Procurement & Timescale Requirements

6.4.1

The continuing Programme for the procurement of Water Infrastructure and connections for a
firm quotation is 28 days from submission of the ‘Application for Water connection to a mixed use
development’. The cost of the application is £94. (Please refer to Appendix G for a copy of the
application form).

6.4.2

YW will determine how the site will be connected to the existing network and the length of main
required. YW will also design the route of the mains and connections.

6.4.3

YW will provide estimated costs for three main laying options for installing new water mains and
services available to the client / customer these are as follows:
−

Option 1 – Yorkshire Water to Lay Water Mains Only.
Within the site YW will lay the water main in the trench excavated by the developer. The
developer will be responsible for backfilling and reinstatement of the trench. Outside the
site (on the public highway). YW will excavate the trench, lay the main and reinstate the
trench.

−

Option 2 – Yorkshire Water to Excavate and Lay Water Mains.
Within the site, YW will excavate the trench, lay the water main and backfill the trench the
developer will be responsible for all final reinstatement. Outside the site (on the public
highway). YW will excavate the trench, lay the main and reinstate the trench.

−

Option 3 – Developer to employ SelfLay Operator to Lay Water Main.
The developer appoints a selflay operator to lay the water main on site. YW will lay the
water mains outside (on the public highway), and chlorinate test and connect the main laid
by the self lay operator. Once the Main is live and adopted, YW will pay an asset value to
the developer.

6.4.4

Exact details will have to be formulated as the project develops and following response from the
Utility Company.

6.5

New Connections

6.5.1

The provision of a new Water supply will only include for main infrastructure within the new
highways constructed. The exact details of connection to potential new buildings and facilities will
have to be formulated as the project develops following response from the Utility Company.

6.6

Metering Proposals

6.6.1

Exact details will have to be formulated as the project develops and following response from the
Utility Company.
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6.7

Security of Supply

6.7.1

Exact details will have to be confirmed / formulated as the project develops and following
response from the Utility Company.

6.8

OnSite Storage

6.8.1

It is envisaged that water storage would be provided for nonpotable supply requirements within
each of the development plot buildings. Storage tanks would be sized to suit water
consumption/demand and to provide an agreed minimum number of hours standby provision, in
the event of interruption of mains supply.

6.9

OnSite Recycling & Management Opportunities

6.9.1

In an effort to manage water consumption across the WBP site, it is assessed that the following
water recycling and management opportunities exist and should be embraced:
•
•
•
•

Rainwater Harvesting from rooftop collection for use in flush toilets etc – subject to site
drainage strategy
Any developments of Car Showroom Car Wash Plant – promote recycled water systems
employing dedicated storage tanks
Pointofuse Restrictors – for all ablutions facilities, employ lowflow outlets, automated
flushing, etc
Site Water Features – promote recycling systems with water dedicated storage, and
establish appropriate fill strategies
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7

Telecommunications

7.1

Existing Network Geography

7.1.1

WYG MS have been advised by British Telecom (BT) that they have existing infrastructure in and
around the WBP site. These details are indicated on the utility mapping dwg (please refer to
Appendix A). For the options identified as part of this feasibility study and the existing BT
infrastructure mapping details obtained via BT and the site surveys it is initially thought that
minimal diversions or protection of existing services will be required. However exact details will
have to be formulated as the project develops following a response from the Utility Company and
submission of a formal application.

7.2

Diversions, Relocations and Provision of New Supplies

7.2.1

For the options identified as part of this feasibility study and the existing BT infrastructure
mapping details obtained via BT and the site surveys it is initially thought that minimal diversions
or protection of existing services will be required. However exact details will have to be
formulated as the project develops following a response from the Utility Company and submission
of a formal application.

7.2.2

BT will not provide any budget costs or details without a master plan of development. However on
new developments it is generally the rule that BT will provide the contractor / developer with free
issue ductwork for installation as the works progress. Therefore an allowance has been made in
the Main Feasibility Report cost plan. Upon completion of the infrastructure and development of
the site, individual buildings and facilities will have to request a Telecommunications connection
from BT and the necessary hard or fibre option service will be installed by BT.

7.2.3

The exact details regarding the following items will have to be formulated from the Utility
Company as the project progresses.
•
•
•
•
•

Network Capacity
Connection Procurement & Timescale Requirements
Provision for Construction
New Connections
Future Expansion
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8

Broadband

8.1.1

WYG MS have been advised by British Telecom (BT) that they do not have any existing fibre optic
infrastructure in the vicinity of the WBP site. Therefore it is Scarborough Borough Council
intention as part of the improvement and further development works to provide a high capacity
broadband via a service provider. Meetings have been held with NYnet and Save 9 regarding this
possibility. Further investigations will have to be undertaken to obtain budget costs, technical
proposals and programme details as the project develops for this service. There is also a National
Grid mast / tower to the north west of the site which could potentially be used as a platform for
the installation of equipment to provide hi speed internet connections to the business park.
Further details and investigations will have to be explored with National Grid. The details of
providing Fibre and WiMAX have been issued to the project team by Save 9 and the information
and details provided are described below.

8.1

Fibre Internet

8.1.2

Fibre has long been viewed as the next step in broadband because it provides lightspeed access
speeds beyond that available through slower cable or DSL connections. Speeds can range from 1
megabits per second up to 1000 Mbps. The financial gains from Fibre internet connectivity can be
immediate. Fibre enables a business to reach more customers whilst reducing telecoms costs and
increasing the agility of business operations.

8.2

NYnet  Europe's biggest public sector broadband initiative

8.2.1

Service providers such as NYnet or Save 9 provide high capacity, resilient and cost effective fibre
network that were initiated to alleviate the problems the public sector were experiencing in terms
of connectivity. This network is now available to business parks and managed workspace through
collaboration with the owners, landlords and IT providers of parks and workspaces.

8.2.2

The top 6 business benefits of fibre optic broadband
•
•
•
•
•
•

8.2.3

VoIP  extremely low telephone call costs and zero line rental.
Disaster recovery  remote offsite backups are now a reality because of the fast upload
speed that fibre provides.
Hosted applications – fast Internet speeds means fast access to application servers off
site.
Faster downloads & uploads – fibre networks are light years ahead of copper based
networks.
Remote access – remotely connecting to the office from home or from a customer/supplier
site can be a painfully slow experience on ADSL.
Video conferencing – ‘blue sky’ for most organisations up until now. The practical and
commercial benefits for reducing travel costs and the time taken to get together (without
losing the undisputed value of a facetoface meeting) is within easy reach.

Unlike ADSL Broadband, a copperwire based technology originally designed for web browsing
and email, fibre offers optical telecommunications with much faster speeds and guaranteed
performance for both uploads and downloads. Companies that need to be more competitive in the
digital age need fibre communications because they can utilise a single fibre connection to handle
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simultaneous telephone calls to their customers and suppliers, provide reliable remote worker
access to company systems whilst handling growing email and web browsing traffic – essential for
a modern business.

8.3

Optical Fibre Technology

8.3.1

The advantages of fibreoptic technology offers are listed below:
•

•

•
•
•

•

Enormous potential bandwidth  the optical carrier frequency of fibre offers bandwidth
way beyond what can be obtained using copper cable or radio telecommunications systems.
This enables fibre to simultaneously transmit voice, data, images and video signals.
Small size and weight  an optical fibre strand is often no wider than the diameter of a
human hair; even after applying protective layers they are far smaller and much lighter than
corresponding copper cables. This is a tremendous advantage to alleviate congestion of
underground ducting in towns, cities and business/industrial parks.
Immunity to interference and cross talk  fibreoptic cables are dielectric and therefore
are free from electromagnetic interference.
Signal security  as light from a fibre does not radiate significantly, a transmitted optical
signal cannot be intercepted noninvasively, thus ensuring a high degree of signal security.
Low transmission loss  with attenuation (also known as transmission loss) as low as 0.2
dB/km, this feature alone has become a major advantage of optical fibre  as extremely wide
spacing is possible between repeaters (70 to 100km) making fibre ideal for longhaul
communication links. This in turn reduces both system cost and complexity.
System reliability and ease of maintenance  due to the low loss property, system
reliability is generally enhanced in comparison to conventional electrical conductor systems.
Furthermore, reliability of optical components have predicted lifetimes of 20 to 30 years.
These factors reduce overall maintenance time and costs.

•

8.4

WiMAX (wireless town/rural projects)

8.4.1

Due to the rural location of Whitby Business Park the possibility of providing a wireless broadband
should be further investigated.
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8.5

WiMAX  highspeed networking without wires

8.5.1

WiMAX is the nextgeneration of wireless technology designed to enable pervasive, highspeed
mobile internet access to the widest array of devices including laptops, handsets, smartphones
and consumer electronics such as gaming devices, cameras, camcorders, music players and more.

8.5.2

WiMAX delivers lowcost, open networks and is the first all IP mobile internet solution enabling
efficient and scalable networks for data, video and voice. As a major driver in the support of
WiMAX, Save9 offers WiMAX solutions in a variety of deployments  such as FTTA (Fibre Through
The Air) for extending fibrenetworks (e.g. NYnet & BTnet) without the associated high cost of
civilengineering to install fibre plus integrated WiFi & WiMAX zones; the future of highspeed
broadband onthego.

8.5.3

WiMAX combines the familiarity of WiFi with the mobility of cellular that will deliver personal
mobile broadband that moves with you. It will enable the client / user to get connected to the
Internet, miles from the nearest WiFi hotspot. Mobile WiMAX will blanket large areas 
metropolitan, suburban, or rural, delivering mobile broadband Internet access at speeds similar
to, and frequently faster, than existing broadband, utilising NLOS (nonlineofsight) technology.

8.5.4

The advantages of WiMAX technology offers are listed below:
•
•
•
•

Open standardsbased, interoperable technology built from the ground up for the Internet
fosters innovation and competition.
Vibrant, growing ecosystem of industry leaders such as Intel, Motorola, Samsung, Nokia,
Cisco, and hundreds of other companies.
Global economies of scale and more attractive intellectual property environment that
enable lower costs compared to other wireless technologies.
Advanced wireless technology that enables a faster wireless broadband solution for doing
more on the go.
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9

External Illumination Requirements

9.1.1

It is recommended that as the project develops an External Lighting & Visual Environment
Lighting Masterplan report / design document is prepared to facilitate the future design of
stimulating and visually comfortable visual environments to suit a variety of building types and
styles, spaces, vistas, landscaping and the visual tasks that will be performed at Whitby Business
Park.

9.1.2

All external illumination shall be in accordance with the requirements of the WBP Lighting
Masterplan, with designs submitted to the local authority for approval prior to installation, as
required.

9.1.3

The document will be formulated to instruct and to guide the lighting designer, as well as to
inform the site planners, designers, and users alike about the relevant aspects of light and the
effect on the visual environment of other decisions taken during the design and construction
processes.

9.1.4

In addition to external lighting requirements during the hours of darkness, this document will also
offer design guidance in respect of the external visual environment during the day. Whilst this at
first may be deemed unnecessary, there are various aspects of the daytime visual environment
whose careful consideration will benefit the Whitby Business Park development.

9.1.5

The document will provide the lighting designer with a coherent framework from which to design,
whilst establishing a design methodology for the buildings, public realm and landscape that will
form Whitby Business Park.

9.1.6

It will define why we light and poses the question ‘what is good lighting’? The document makes
reference to both qualitative and quantitative guidance to the designer in order to not only
establishes, but also to maintain visual principles and standards throughout the life of Whitby
Business Park. Guidance is also given on light planning and equipment selection, together with
minimum requirements for design submissions made as part of the design stage of any project
development.

9.1.7

The Local Planning Authority requires to approve designs prior to works commencing on site.
Lighting to Adopted Highways shall also require the approval of the SBC Highway Lighting team,
again, prior to works commencing on site.

9.1.8

For the initial purpose of this Feasibility Report costs have been included in the cost section of the
main WBP Summary Feasibility Report for both of the following:

9.1.9

•

The provision of new Street Lighting columns on the developed highways Options B, C and
D.

•

Also the replacement of the existing Street Lighting Columns on the business park.

Installations will need to be to an adoptable standard, and shall establish a themed standard that
immediately identifies the WBP development. In principle, installations will comprise 810m high
columns utilising Metal Halide discharge light sources, fed from local REC supplies. Column
mounted banners may be incorporated at the discretion of SBC to brand the development site.
Lanterns shall emit zero upward light, and shall compliment the family of luminaries proposed for
the WBP site itself.
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9.1.10

It is initially proposed to provide dedicated illumination of roadways, and illumination along
primary routes will be afforded to cycleway and adjacent pedestrian walkways only. Lighting
solutions shall be developed in association with generic Landscape and Utility Services details.

WYG Management Services

part of the WYG Group

creative minds safe hands

Page 23 of 38
Arndale Court, Otley Road, Headingley, Leeds LS6 2UJ

www.wyg.com

Existing Site Services & Utility Report

10
10.1

Budget Cost Estimates
Introduction

10.1.1

The following information and tables have been included as a indicator (and aide memoir) of what
budget costs from service providers / utility companies will have to be formulated for the utility
connections and services provisions as the project develops and development occurs:

10.2

Diversionary Works if required.

Electricity Supply

Existing cable’s both UG and OHL

Subject to NEDL Quotation

Gas Supply

Existing main relocation

Subject to Northern Gas Networks

Water Supply

Existing main relocation

Subject to YW Quotation

Telecommunications

Existing BT cabling relocation

Subject to BT Quotation
Total

10.3

£

OffSite or On the existing Business Park Utility Infrastructure
Upgrade Works

Electricity Supply

NEDL minimum cost option to provide the required
capacity

£ TBA

Gas Supply

UU / NGN existing main upgrade and site connections

£ TBA

Water Supply

Yorkshire Water existing main upgrade and site
connections

£ TBA

Telecommunications

BT and Ducted Containment Systems Provision

£ TBA

Broadband Provision

SBC System Operator Ducted Containment System
Provision

£ TBA

Total  £
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10.4

New Development Site Infrastructure Works – Adoptable Highways

Electricity Supply

NEDL HV Cabling Network Provision

£ TBA

Gas Supply

UU / NGN  Ring Main & plot connection provision

£ TBA

Water Supply

Yorkshire Water Pipework
connection provision

plot

£ TBA

Telecommunications

BT and Cable & Wireless Ducted Containment
Systems Provision

£ TBA

Street Lighting

New road lighting and associated power supplies

£ TBA

Broadband Provision

SBC System Operator Ducted Containment System
Provision

£ TBA

Ring

Main

&

Total  £

10.5

Exclusions
•
•
•
•
•
•

VAT
Any deviation in Detailed Quotations from Service Providers formulated at the time of
placement of order for new supply
Builderswork in Connection – except where detailed
Incoming ducting with easy bend, draw rope and sealing upon completion for service media
entering/exiting a building
Cost Escalation  due to external factors such as copper market prices, changes in legislation,
annual cost increase etc
Legal and/or financial negotiation costs between SBC and electricity shipper/heat source
provider
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10.6

Cost Clarifications
•
•
•

Costs for service provisions/capacities for individual Development Plots are based upon the
WBP illustrative Masterplan.
Costs associated with Services within individual Development Plots are also based upon the
WBP illustrative Masterplan.
Communication ducting for BT Network cabling would be provided freeissue to the installing
contractor.

WYG Management Services

part of the WYG Group

creative minds safe hands

Page 26 of 38
Arndale Court, Otley Road, Headingley, Leeds LS6 2UJ

www.wyg.com

Existing Site Services & Utility Report

11

Recommendations

11.1.1

Exact details to be formulated upon receipt of remaining Utility Company information regarding
new supplies to the development sites and any diversions that may be required.

11.1.2

Adoption of energy strategy for the existing facilities on the Business Park and the new
development Masterplan.

11.1.3

Feasibility into various alternative energy sources, please refer to the Energy and Renewable
Strategy Report.

11.1.4

Works outside boundary i.e. potential Highway 278 works to be confirmed and programmed as
the project develops

11.1.5

External Lighting & Visual Environment Lighting Masterplan report / design document to be
prepared and implemented into the overall Masterplan as the project develops.
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Appendix A
Topographical and Utility Mapping
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Appendix B
Route indicating the potential diversion of the existing NEDL OHL

WYG Management Services

part of the WYG Group

creative minds safe hands

Page 29 of 38
Arndale Court, Otley Road, Headingley, Leeds LS6 2UJ

www.wyg.com

Existing Site Services & Utility Report

Appendix C
NEDL Budget Quotation for the diversion of the OHL
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Appendix D
NGN Drawing indicating potential reinforcement and new Gas
supplies
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Appendix E
NGN – Budget Quotation
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Appendix F
YW Existing utilities dwg and email correspondence indicating
budget quotation
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Appendix G
YW Application Form for a new supplies to a mixed use
development.
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