PETERBOROUGH EMBANKMENT MASTERPL AN
FEASIBILITY STUDY JANUARY 2021

THE
TIME IS
NOW

FEASIBILITY STAGE

STRATEGIES & TESTING

DESIGN DEVELOPMENT

CONSULTATION

PETERBOROUGH:
THE CITY OF
OPPORTUNITY

TECHNICAL DESIGN

CONSTRUCTION

the complete
A Key Diagram
picture
A Key Diagram


s The Puzzle
Feasible?
 FEASIBILITY
STUDY - JANUARY 2021



3

>> INTRODUCTION
WSP is commissioned by Peterborough City Council to undertake
a feasibility study to determine the capacity for development on
the northern embankment to the River Nene, Peterborough. This
feasibility study is an analysis of the relevant factors to assess the
practicality of a proposed plan or project, and to ascertain the
likelihood of completing that project successfully. In this instance, the
project is defined as a masterplan for the embankment comprising
the following key elements:


Anglia Ruskin University Campus



Riverside walkway and public realm



Open green space



Retained assets such as the Lido and Key Theatre



Potential site for Peterborough United FC Stadium

The study is co-funded in partnership between the Cambridgeshire
and Peterborough Combined Authority (CPCA), Peterborough
United Properties (PUP), and Peterborough City Council (PCC), and
consequently the objectives, scope, key findings and next steps are
defined by the following conributors:

Lead consultant for the overall study
to Peterborough City Council
Architect consultant for the campus
to Anglia Ruskin University
Consultant for the stadium
to Peterborough United Properties
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>> BACKGROUND
To enable this study, WSP has undertaken preliminary assessments
and made available information to establish the concept masterplan
upon which this study is based.
That information is drawn from a range of sources to create the
background that informs the basis for the objectives of this study and
the context for the embankment masterplan. Reference material
specifically includes but is not limited to the following:



Combined Authority Business Plan 2019-20



Cambridge & Peterborough Independent Economic
Review (CPIER) September 2018



Peterborough Economic Intelligence Report 2019



Peterborough Local Plan Adopted July 2019



Peterborough Development Brochure – The Time is Now

The overarching narrative that each of these documents share is whilst
Peterborough is a thriving multicultural city, it is one of the fastest
growing cities in the UK and set to be a driving force within one of the
most innovative and creative areas nationally.
The adopted local plan strengthens this position with a very progrowth strategy that underpins the ambition to deliver significant
levels of housing, commercial space, supply of employment land and
to benefit from transformational economic growth across the OxfordCambridge Arc.
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For clarity, this study does not consider
the future uses of the Regional Pool
given it is likely to be replaced by a new
leisure pool at Pleasure Fair Meadow
(now approved by committee) and the
suitability of the existing building to be
repurposed is unknown. Middleholme
is excluded at this stage due to its
allocation for housing and the sensitivity
of landscape character along the Nene
Washes.
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To achieve this vision, the development
framework identifies eight opportunity
sites that are essential components of
the growth strategy. In isolation each
site is a fundamental contributor to
the vision, but the inter-dependency
created by the collective is a significant
factor to the success of the city.
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Together with the ambitious strategy
for growth is a development framework
that identifies a select number of city
centre opportunity sites that reflect the
level of investment to date and planned
to deliver in accordance with the vision
of the adopted local plan; by 2050, to be
recognised as the environment capital
of the UK, leading the way in approaches
to smart growth and sustainable living.
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>> OBJECTIVES
The aim of this feasibility study is to confirm the suitability in principle
for development at the embankment, and to establish the parameters
for future land uses. To achieve this, the objectives are as following:

For the purposes of this study, the following opportunity sites
highlighted in red are specifically considered in relation to the
embankment masterplan albeit in context with the remaining five
sites and adjacent established parts of the city:

Determine the capacity for development of the university
campus and a stadium events facility
Define the extent for improvements to the riverside and



1. Station Quarter



2. North Westgate



3. Northminster



4. Rivergate



5. University



6. Embankment



7. Middleholme



8. Fletton Quays

open space for public enjoyment
Identify the scope for integration of retained assets and
features
Establish the suitability for development in principle and
outline the benefits arising from investment
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>> SCOPE
In addition to the background research identified earlier, WSP has
previously undertaken a site selection and high-level transport
planning study to input to the concept masterplan, and to provide
justification for the selection of the embankment as the most suitable
relocation site for Peterborough United FC. This information and
guidance within the local plan and its policies provide the baseline
against which the scope is defined as follows:

1

Analyse the access, movement
and parking requirements in
aggregate

2

Assess the environmental
conditions and outline
necessary mitigation

The site is in the Riverside North Policy Area is described as a protected
area of open space with the regional pool and athletics track to the
north of the policy area and includes the Key Theatre and Lido. This
area is described as being a secondary part of the city centre due
to poor links and connectivity with the city core and the adjacent
riverside areas to the south. Consequently, the open space is relatively
underused and generally of poor quality for such a prominent location
with riverside frontage. It is recognised that the use of this space
for large formal events is positive, and that ore should be done to
encourage wider improvements and better use of the space.
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Local Plan Policy LP51: Riverside Policy Area states the area will
remain a predominantly open area for social, recreational, leisure
and cultural uses. Any built development will be confined to the
northern half of the site, in this case the reference is specific to the
university campus with an option for residential development should
the university not come forward.

3

Undertake a high-level urban
design assessment

4

Propose a concept
land-use masterplan

The policy continues to state that elsewhere in this policy area,
new development must be of high-quality design and improve the
pedestrian and cycle links to the city core policy area and to Fletton
Quays, to include a bridge over the River Nene. Further, proposals
that improve and enhance the Key Theatre will be supported by the
council.
Finally, the policy states that views of the Cathedral from the south
and south-east and the settings of the Lido and Customs House
should be preserved or enhanced where appropriate. It is against
this context the parameters and capacity for development has been
assessed to inform the concept masterplan that forms the basis for
this feasibility study.
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>> TRANSPORT AND MOVEMENT






Sustainability

Sustainability is at the heart of the Embankment Masterplan, and the
transport strategy for the area’s redevelopment focuses on encouraging
green travel to Peterborough’s green heart. The site’s central location
within the city means that an estimated 150,000 people live within
20 minutes’ cycle ride of the Embankment. The proposed stadium
sits at the heart of an iconic green space, and enhanced wayfinding
and publicity for off-road and quiet walking and cycling routes will
help prioritise sustainable travel across all demographics.



Connectivity

While sustainable travel will be promoted as part of the Masterplan,
it is recognised that there will be a need for some vehicular access
including for servicing as well as visitors with reduced mobility. The
Embankment is adjacent to Frank Perkins Parkway, and new on/
off slip roads are under consideration to enable access to Bishop’s
Road for vehicles to and from the south, thereby reducing the need
for vehicles to travel along local roads. A number of parking locations
have been identified around the edge of the Embankment for visitors,
event VIPs and matchday coaches.

The Masterplan for Peterborough Embankment will seek to capitalise
on the excellent transport assets which the site offers.



Centrality

The Embankment is a stone’s throw from Peterborough city centre,
and the Masterplan seeks to maximise its connectivity with the
retail and commercial centre of the city while maintaining the
Embankment’s unique character. Around sixty food and drink outlets
are located along or close to the main walking route from the station
to the Embankment, and the site’s accessibility would therefore
also offer excellent economic opportunities on event days, as well
as encouraging visitors to experience both the city centre and the
Embankment whilst visiting Peterborough.
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Creativity

The Station Quarter and a number of city centre car parks are already
earmarked for redevelopment, and the Embankment Masterplan
will further support the innovation taking place in the city’s transport.
Subject to the outcome of e-scooter trials taking place in the city, the
Embankment could become a key location within Peterborough’s
micromobility network given its excellent connectivity via local roads.
Shared dockless bikes would also be well suited to use in the area,
and first-time visitors to Peterborough could use these micromobility
modes to reach the city centre from the stadium. Finally the
Masterplan will capitalise on the excellent asset which is the River
Nene, encouraging walking and cycling along its banks and with the
potential for a river taxi running to Nene Park.
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>> TRANSPORT AND
MOVEMENT DIAGRAM
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>> ECOLOGY
PLANNING CONTEXT
Local Plan, Policy LP28 – Biodiversity and Geological Conservation:
‘Through the development management processes, management
agreements and other positive initiatives, the council will:


Aid the management, protection, enhancement and creation
of priority habitats...



Promote the creation of an effective, functioning ecological
network



Safeguard the value of previously developed land

Section 6.23 of the Peterborough Local Plan states:


New development should ensure no net loss in biodiversity
and provide a net gain where possible, through the planned
retention, enhancement and creation of habitats and wildlife
features;



Development should avoid any adverse impact on biodiversity
and geodiversity. If impacts cannot be avoided then suitable
mitigation is required.
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The site primarily consists of large swathes of amenity grassland
with patches of semi-natural broadleaved woodland in the northern
and eastern areas. The key ecological features identified were native
boundary hedgerows (some incorporating trees) and semi-natural
broadleaved woodland.
The Site is 170m from the Nene Washes, a 1,522 hectare biological
Site of Special Scientific Interest as well as a Ramsar internationally
important wetland site, a Special Area of Conservation, a Special
Protection Area and a Nature Conservation Review site - Natural
England will need to be consulted.
The River Nene CWS runs adjacent to the southern boundary of the
Site but with adequate controls in place it is considered unlikely that
the Proposed Development will have any foreseeable significant
impacts on the River Nene CWS.
It is considered highly unlikely the following nearby site will be
affected;


Orton Pit SAC and SSSI



Dogsthorpe Star Pitts SSSI & LNR



Grimshaw Wood LNR



Woodston Ponds LNR & CWS



The Broadwalks LNR & CWS
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PRELIMINARY ECOLOGICAL
APPRAISAL (PEA) FINDINGS
The broadleaved semi-natural woodland
areas on Site were semi-mature / young
with a species-poor sparse ground layer.
However, the woodlands were considered
to have an elevated ecological value relative
to the other habitats on Site and should be
retained, protected, and enhanced where
possible within the Proposed Development.

It is likely that the woodland, scrub
and hedgerow habitats on Site, as
well as the River Nene directly to
the south, are of some commuting
and foraging value to bats.
Six active and two disused
badger holes were identified.
It is therefore considered highly
likely that badgers are using the
Site for foraging, commuting and
residence.
No records of Great Crested
Newts (GCN) have been recorded
within 2km of the Site.
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Amenity grass

Buildings

Poor grassland

Hard standing

Broadleaved woodland

Two active mammal holes

Scattered trees

Mature Tree with potential bat roosts feature
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>> CONSTRAINTS & OPPORTUNITIES DIAGRAM

Connect to
Central Park

Key:
Connect to
City Centre

Enhance pedestrian & cycle connection
Improve gateway
No build area
Elevated parkway
Intergrate existing cultural buildings
University development area
Integrate sports facility

Connect to
Fletton Keys

Connect to
Fletton

Connect to new development
Preserve cathedral views
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>> ANALYSIS
The embankment is circa 70 acres of strategic
open green space on the northern side of the River
Nene. It is accessible within a 5 to 10 minute walk
of the city centre and offers somewhere to go for
informal recreation and relaxation. It is occasionally
programmed for festivals and events as well as
providing limited spaces for overnight mooring on
the river.
The site is essentially two-halves, with the southern
half being predominantly open in character with
an open edge to the river and enclosed to the
north and east by established vegetation and the
Frank Perkins Parkway. The Lido Grade II open air
swimming pool and the 1973 Key theatre lie to the
west. The northern half is comprised of the Regional
Pool, Peterborough Athletics Club and facilities,
surface car parking, limited open space and a MUGA
equipped play. This part of the site is allocated for
development for the university campus.

POOL

TRACK

BEER FESTIVAL
LIDO
KEY THEATRE

FLETTON QUAYS

Whilst the embankment is a highly-valued open
space, it is also circa 30 acres of largely underutilised land and a prime location for a suitable form
of development to drive the pro-growth strategy
and contribute to the local economy. Alongside
the allocation for a university campus it has the
potential to accommodate a multiuse stadium with
outdoor event space and commercial opportunities.
Combined with an enhanced riverside walk
and better connections to the city centre and
surrounding areas, the opportunity becomes both
significant and compelling.
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>> EXISTING LAND USE



Car Parking / 5.5 acres

Total Site / 69.5 acres

Open space / 22.4 acres

Sport & Recreation / 15.2 acres

Trees & Buffer / 24.7 acres

Key theatre / 1.7 acres
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>> THE CONCEPT MASTERPLAN – CORE ELEMENTS
At the time of commencing this study, the emerging university campus
was already a well-established concept of a cluster of six buildings in
the northern part of the policy area to be phased over (to be defined)
years and a planning application being progressed for Building One.
Thus, the first element of the concept masterplan is the university.
In parallel but separate to, Peterborough United Properties were
developing the concept for a multi-use stadium on the southern part
of the embankment, which is within the policy area and compliant
with the overall policy intent for sport, social, leisure & recreation and
cultural uses but not in accordance with the definition to build only in
the northern part of the site. Essential to this is the statement at LP30
that in exceptional circumstances when there is no appropriate city
centre site due to the nature and scale of a proposed development
(for cultural, leisure and recreation uses), other locations will be
considered in accordance with a sequential approach to site selection.
Thus, the second element of the concept masterplan is the stadium.

This is generally perceived as the embankment protected open space
covered by policy LP30 to maximise the potential of existing assets such
as the river frontage and the embankment for future events, festivals
and concerts; and to promote the a regionally/nationally flexible multiuse venue to host a range of activities and large-scale events. Thus, the
retained open space and river frontage is the fourth element of the
concept masterplan.
It has been a long-held ambition of the city to have a pedestrian
river crossing to connect the north and south riverside policy areas of
Fletton Quays and the Embankment, and to maximise the economic
growth potential of the river corridor. Thus, connectivity through and to
adjacent areas is the fifth element of the concept masterplan.

>> SKETCH VIEW OF PHASE 1 ARU-PETERBOROUGH

Policy LP51 makes specific reference to the retention of assets such
as the Lido and Key Theatre, and where possible, actively encourages
the opportunity to enhance and improve those assets. Thus, the third
element of the concept masterplan is the retention of and the potential
to enhance important assets. The overall site area is approx. 70 acres of
which circa 25 acres is open space to the southern part of the site.
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>> CONCEPT MASTERPLAN – SCHEMATIC LAYOUT



WSP prepared an initial schematic layout comprising the elements
described to inform a series of three design workshops with project
stakeholders from Peterborough City Council, CPCA, Peterborough
United Properties, and Anglia Ruskin University invited to participate.
The objective was to test the principles of the schematic layout and
to engage the opinions of the investors and their advisory consultants;
MCW architects and Trivandi. For this to be effective, a large-scale
physical model with moveable parts was provided and participants
encouraged to review the site conditions, the proposals, and the
general arrangement of the elements. Substantial contributions were
received from MCW and Trivandi to produce a high-level collaborative
embankment masterplan comprising the following key components:



What has become clear from this feasibility study is that each of
the individual elements described previously require different
considerations in terms of their current and potential value, and
subsequently their priority for delivery, but the collective benefit
of enabling the proposed masterplan and the economic growth
potential it will generate will outweigh the harm due to loss of approx.
6-8 acres (circa 1/3-1/4) of underused open green space and potential
impact of views to the Cathedral from surrounding areas.

space and parking



New decked parking structure adjacent to the Key Theatre





A university campus with decked parking that retains the
existing running track, outdoor sports and play
PUFC multi-purpose stadium with associated outdoor event

Riverside Walk public realm and central green with pedestrian
routes and wayfinding
Footbridge over the River Nene linking from the embankment
to Fletton Quays

with direct link to the stadium
Opportunity for enhancements to the Key Theatre and Lido
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>> CONCEPT DEVELOPMENT

ATEGY

CONCEPT

Community events
Sports
Campus

STRATEGY

Plaza

Community events
Sports

Park

Campus

New development

Plaza
Park

Historic area

New development
Historic area

NECTIVITY

Pedestrian & Cyclists
Vehicles

CONNECTIVITY

Vehicles

Parking

Parking

ZONING

ING

Peterborough University
Stadium & Facilities
Courts/ Lido / Key Theater Sq

Pedestrian & Cyclists

Peterborough University
Stadium & Facilities
Courts/ Lido / Key Theater Sq
Parkland
Existing Fletton Quays

Parkland
Existing Fletton Quays
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>> ‘POINT IN TIME’ COLLABORATIVE WORKSHOP OUTCOME: SEPTEMBER 2020

THE
MASTERPLAN
 FurtherEMBANKMENT
development of the university campus
has been undertaken and can-beFEASIBILITY
viewed on the illustrative planSTAGE
shown on page 19.
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12 UNIVERSITY PHASE 3B BUILDING
13 UNIVERSITY PHASE 4 BUILDING
14 EXISTING COMMUNITY ATHLETICS

COMMUNITY

15 NEW COMMUNITY ACTIVE & PLAYFUL ZONE
16 NEW RIVERSIDE WALK & PUBLIC REALM
17 MIDDLEHOME - POTENTIAL OPPORTUNITIES
18 NEW EMBANKMENT ‘SQUARE’
19 EMBANKMENT LAWNS & EVENT SPACE
20 NEW PEDESTRIAN BRIDGE LINK
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>> BIRDS EYE VIEW OF THE EMERGING MASTERPLAN
1

University Campus

6

Parking
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Fletton Quays

2

Stadium

7

Outdoor Sports and Play

12

Middleholme

3

Central Green

8

Running Track

13

River Nene

4

Fletton Quay Bridge

9
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14
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5

Riverside Walk

10

Key theatre
11

4

5

13
10
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12
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9

1
8
14

7
6
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>> KEY FINDINGS
The outcome from this study is summarised in the following key findings:

1

The embankment is suitable in principle
to accommodate new development at the
northern part for the university campus,
 and at the southern part for the proposed
stadium. It has the capacity to receive
development as currently proposed and
to retain a proportion of valuable habitat
(see separate ecology section), open green
space for formal and informal recreation and
events, and provide a network of connectivity
across and through the site.

4

The river corridor is an untapped resource in
such a prominent city centre location, and
has the potential to drive economic growth,
provide a transit route connecting Nene Park

to Flag Fen and beyond, and become the
hub for a river taxi service as well as a vibrant
waterfront destination.
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2

The development proposed has the potential
to create a synergy between functions and
land uses, which in turn creates mutually
Latent energy
 beneficial dependencies.
produced from the University and Stadium
for example could provide heat and power
to the Lido to make it a 12 month operational
facility.

5

The northern embankment is an open
space in the context of existing, recent, and
proposed residential and infrastructure
developments that set the precedent for

consideration of appropriate development
in terms of scale, massing and land use.

3

There is a huge potential for bio diversity net
gain and net carbon zero credentials through
the delivery of smart buildings, sustainable
movement solutions and environmental
improvements to enhance the public realm
and access to useable open space.

6

The embankment provides an exceptional
opportunity to be a transformational
paradigm that makes a genuine statement
of intent and reflects the pro-growth strategy

of the local plan.
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>> NEXT STEPS
Arising from this feasibility study are recommendations for nine
next steps to progress the concept masterplan.
Each recommendation is specific to the overall masterplan as one
comprehensive development proposition, however, the focus is
on those requirements that either directly relate to works PCC can
instruct to progress and deliver or represent an intervention that
brings an early beneficial impact.

Masterplan design
development
Transport and
parking

The university campus and PUFC stadium are both self-contained
development projects with their own specific site layout, planning and
design requirements. Whilst they are independent developments
with separate funding, functions and user experience, both will share
common spaces and the benefit of the embankment public realm.
Both schemes have been developed in collaboration to avoid any
conflicts albeit more detail is required.

Improving and
integrating existing
assets

Cultural
heritage &
planning
Environmental
surveys

The following 9 recommendations broadly fall under the masterplan
design development stage to gain a better understanding of the next
level of detail required for surveys and data collection, analysis and
appraisal. Not least is the need to co-ordinate the on-site parking
requirements with the broader city parking strategy undertaken by
Royal HaskoningDHV.
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Services and
infrastructure
Engagement
and consultation
Stewardship,
operation and
maintenance

Project
governance
and risk
management
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recommendations

1. MASTERPLAN DESIGN DEVELOPMENT – REFINING THE PREFERRED OPTION:





— Creation of Riverside walk and the connection between Middleholme and the Key theatre



— Footbridge / connections / wayfinding (station - University – Fletton Quays)



— Mitigate and Improve greenspace and biodiversity



— Revitalise the River – Ecology / recreation / port / docking / E-ferries.



— Meanwhile uses for greenspace / space programming



— Flood risk management / SuDS / drainage strategies



2. IMPROVING AND INTEGRATING EXISTING ASSETS:


— Review of assets and the wider jigsaw - how do we best use and activate?



— Creation of public space between Lido and Key theatre, celebrating Art and Leisure



— Explore the role and opportunities to repurpose surface car parks, how best to tie into city wide parking strategy



— Explore options to improve the value of the Lido and Key theatre offer



— Create an integrated sports, play, recreation and arts strategy
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recommendations

3. TRANSPORT AND PARKING – A CITY AND SITE WIDE COORDINATED RESOLUTION:





— Traffic modelling: to test the impacts of additional development traffic on junction capacities along Bishop’s Road, as well as
potential on/off slips connecting Bishop’s Road to Frank Perkins Parkway



— Pedestrian strategy: this would identify the key pedestrian movements and recommend improvements to routes and
wayfinding



— Off-road cycling study: the Embankment has huge connectivity potential by bicycle. An isochrone study would help
identify where resolving existing gaps in the car-free network could increase cycling’s potential to serve the Embankment
redevelopment



— Event day management plan: identifying cross-disciplinary requirement to enable events to take place alongside the
Embankment’s other uses



— On-street parking beat survey: to complement the city centre parking study which has already been undertaken
comprehensively but which focused on off-street parking.



4. CULTURAL HERITAGE & PLANNING – ASSESSING THE BENEFITS AND ADDRESSING THE IMPACTS:


— Firm up the suitability of the stadium site in policy terms



— Undertake the socio-economic and community benefit case



— Demonstrate a range of benefits to the Nene Valley Policy area (Policy LP24)



— Explore social, recreational, leisure and/or cultural focus (Policy LP51)



— Package of benefits that can be demonstrated to outweigh harm and loss of open space
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— Explore possibilities for ERF and develop site services strategies



— Consult with statutory bodies



— Develop sustainability strategy



6. ENVIRONMENTAL SURVEYS – DETAILED ASSESSMENTS AND DEFINED MITIGATION:


— Ecology
- Bat surveys
- Breeding bird surveys
- Determine requirements for Habitats Regulations Assessment (HRA)



— Tree survey to BS5837



— Topographical surveys



— Hydrology/flood risk assessment



— Heritage assessments



— LVIA Baseline



— EIA screening



recommendations

5. SERVICES AND INFRASTRUCTURE – MEETING AND SETTING SUSTAINABLE TARGETS:
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— Set up key stakeholder groups



— Agree and implement community engagement/consultation strategies



— Explore further greenspace ‘meanwhile uses’ to activate and raise profile



8. STEWARDSHIP, OPERATION AND MAINTENANCE – LAND USE, OWNERSHIP, STEWARDSHIP:


— Legal searches, understanding ownership and restrictions



— Agree roles and responsibilities for taking elements forward



— Agree strategies and legal mechanisms for facilitating appropriate stewardship



9. PROJECT GOVERNANCE AND RISK MANAGEMENT:


— Set up project steering group



— Risk identification and management



— Project and design programme



— Preliminary cost plans



recommendations

7. ENGAGEMENT AND CONSULTATION – SOCIALISE THE PLAN:
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1

INTRODUCTION

1.1

INTRODUCTION

1.1.1.

WSP has been appointed by Trivandi LTD to provide transport consultancy advice in relation to the
Embankment Site in Peterborough, Cambridgeshire.

1.1.2.

Peterborough United Football Club (PUFC) has reached agreement with Peterborough City Council
(PCC) to find a suitable site to relocate their ground to in time for the 2022-23 season. The site will
principally host PUFC matches, plus conferences, concerts, exhibitions and other events.

1.1.3.

The wider proposed development at the Embankment Site will also include a university complex
comprising both faculty and student accommodation buildings, covering an area circa 13.5 acres.

1.2

REPORT PURPOSE

1.2.1.

This report has been written to provide a high-level transport planning input to the site masterplan, in
addition to providing justification for the selection of the Embankment Site as the most suitable
relocation site for PUFC.

1.3

BACKGROUND CONTEXT

1.3.1.

London Road, Peterborough has been the home of the League One side since the Club was formed
in 1934. The current ground, renamed the Weston Homes Stadium in June 2019 after a ten-year
sponsorship deal, holds a capacity of 15,314.

1.3.2.

However, a new 20,000 all-seater stadium has been a long-term vision of the club for several years,
supporting its aspiration to play at a higher level whilst providing a multitude of benefits to the local
economy.

1.3.3.

PUFC currently generates approximately £7 million for the local economy every year. It is envisaged
that the new stadium will in turn attract new businesses, tourism and further investment to the city.

1.3.4.

A “memorandum of understanding” has now been agreed between PUFC and PCC, with sites
including the city’s Embankment being considered for the new ground.

1.4

REPORT STRUCTURE

1.4.1.

This report is divided into two inter-linked sections to represent the transport planning input to a
larger report produced in collaboration with WSP Indigo. Chapters included within this report include:
1. Introduction
2. Input to Site Masterplan
3. Input to Site Selection Scope; and
4. Next Steps.
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2

INPUT TO SITE MASTERPLAN

2.1

INTRODUCTION

2.1.1.

This section explains the relevant policy context related to the construction of the new ground, in
addition to the existing conditions surrounding the Embankment Site including accessibility,
transport connections and car parking. A summary of other stadia recently constructed is also
provided to give an insight into the type and volume of parking provided at similar sites

2.2

SITE LOCATION

2.2.1.

The Embankment Site is located within Peterborough city centre, approximately 1.7km southeast of
Peterborough Station. The site is bounded by Bishop’s Road to the north, the A1139 to the east, the
River Nene to the south and London Road to the west. The Embankment Athletics Track is also
situated to the north of the site, and Peterborough Lido, which is Grade II listed, to the east.

2.2.2.

Figure 1 shows the local site context of the Embankment Site.
Figure 1: Local Site Context of the Embankment Site

2.2.3.

Public Rights of Way lie north of the site, circulating the recreation ground adjoining Bishop’s Road.

2.2.4.

The Embankment is also visible from Peterborough Cathedral which is a Grade I Listed Building
surrounded by an area of historic garden.
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2.2.5.

The site falls within the Riverside North policy area (LP51) and the Nene Valley policy area (LP24).
The site is a currently used as a playing field / picnic ground and is identified as other green space

2.2.6.

Figure 2 shows the existing conditions and site constraints within and around the Embankment Site.
Figure 2: Existing Conditions and Site Constraints at the Embankment Site

2.3

REVIEW OF PETERBOROUGH LOCAL PLAN PARKING STANDARDS

2.3.1.

Peterborough Local Plan (PLP) was adopted on 24th July 2019 and sets out the overall approach to
development in Peterborough to 2036 and beyond.

2.3.2.

A high-level review of the parking standards set out in the PLP was conducted to gain an insight into
the potential provision of car parking to be delivered at the Embankment Site.

2.3.3.

‘Policy LP13: Transport’ states that planning permission for new developments (within Use classes
A, B, C and D1), will only be granted if an appropriate and deliverable parking provision is proposed.
In addition, this provision should be in line with the Standards set out in the Local Plan, subject to
specific requirements for development in the city centre and City Core Policy area.

2.3.4.

The policy further states that for all other types of development, excluding the City Core Policy Area,
residential (use classes C3 and C4) proposals will be required to make use of existing public car
parks before the provision of additional car parking spaces will be considered. Furthermore, to gain
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approval from the council, the applicant will be required to provide a full justification for any
additional on-site or off-site parking need.
2.3.5.

The Local plan sets out parking provision standards for each Use Class in Peterborough. The
standards by Use Class relevant to this proposal are summarised in Table 1:
Table 1: Applicable Parking Standards by Use Class
Use

Car / Van

Cycle

A1 – Retail (excluding food stores)

One space per 20 sqm gross
floorspace

A1 – Retail (including food stores)

One space per 14 sqm gross
floorspace

One stand per 150 sqm gross
floorspace for staff and one stand
per 400 sqm gross floorspace for
customers

A2 – Financial and professional
services

One space per 20 sqm gross
floorspace

One stand per 150 sqm gross
floorspace for staff and one stand
per 400 sqm gross floorspace for
customers

B1 – Business

One space per 30 sqm gross
floorspace

One stand per 90 sqm gross
floorspace for staff plus one stand
per 200 sqm gross floor space for
visitors

C2 – Residential education
establishments – further / higher

One space per full time equivalent
staff plus one space per five
students

One stand per eight staff plus one
stand per six students

C2A – Secure residential institution

One space per full time equivalent
One stand per eight full time
staff, Visitor – on a case-by-case equivalent staff, Visitor – on a casebasis
by-case basis

2.4

REVIEW OF EFL AND FA POLICY

2.4.1.

The English Football League (EFL), of which the Club are a member, stipulates in its regulations
that a minimum of six parking spaces must be provided for directors of the visiting team, and that
safe parking must also be provided for match officials and for the visiting team coach.1

2.4.2.

The EFL requires a minimum of 2,000 tickets to be made available to visiting supporters for league
matches.2 The Football Association (FA), in its regulations for the FA Cup, stipulates that the visiting
club can claim up to 15% of the total match tickets for their supporters.

EFL Rules and Regulations Appendix 1 – Membership Criteria (Regulation 8) – Paragragh 23.1. https://www.efl.com/more/governance/efl-rules--regulations/appendix-1---membership-criteria-regulation-8/ accessed April 6th 2020
1

2

EFL Rules and Regulations Section 5 – Fixtures – Paragragh 34.2.1. accessed April 6th 2020
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2.5

EXISTING PUBLIC TRANSPORT ACCESSIBILITY
Bus

2.5.1.

A number of local bus services operate in close proximity to the Embankment Site, providing access
to a range of destinations within Peterborough. These routes can be accessed from numerous bus
stops within a 15-minute walk from the Embankment Site, as illustrated by Figure 3.
Figure 3: Public Transport Connections in Peterborough

2.5.2.

The closest bus stop to the Embankment Site – known as the “Lido” – is less than a 3-minute walk
from the site. It is primarily served by the Citi 4 service which runs between North Bretton and
Parnwell via Peterborough with a typical frequency of three buses per hour.

2.5.3.

A number of additional services operate from bus stops within a short walking distance from the site.
These are summarised in Table 2.
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Table 2: Timetable of Local Bus Services
Monday to Friday
Service

Citi 1

Operator

Stagecoach

Route Direction

Werrington –
Peterborough – Orton
Wistow
Rivergate
(Stops A
and F)
Orton Wistow –
Peterborough Werrington
North Bretton - Paston

Citi 2

Citi 3

Citi 4

Citi 5

Citi 6

24

Stagecoach

Stagecoach

Stagecoach

Stagecoach

Stagecoach

Stagecoach in
Peterborough

Local Stop

Paston – North
Bretton

Tesco
(Stops H
and T)

Stanground –
Peterborough – North
Bretton
Rivergate
(Stops B
and E)
North Bretton –
Peterborough Stanground
Parnwell –
Peterborough – North
Bretton
North Bretton –
Peterborough Parnwell

Lido (Stops
I and U)

Lynch Wood Peterborough

Rivergate
(Stops A
and F)

Rivergate
(Stops A
and F)
Peterborough – Lynch
Wood
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06:05 23:35
Every 10
Mins

Every 10 Every
Mins 15 Mins
06:12 23:40

Every 10
Mins

06:08 22:35
06:24 22:45

Every 12 Every
Mins 30 Mins

06:21 23:00
Every 10
Mins

Every 12 Every
Mins 30 Mins
06:26 23:24

Every 20
Mins

Every 20 Every
Mins
Hour
06:25 20:05

Rivergate
(Stops A
and F)
Welland, Belvior Road
– Yaxley, Lansdowne
Road

Peterborough –
Hampton College

Average First Last
Saturday Sunday
Frequency Bus Bus

06:47 22:25

Yaxley, Lansdowne
Road – Welland,
Belvior Road

Hampton College Peterborough

Weekend

06:35 22:18
Every 10
Mins

Every 15 Every
Mins 30 Mins
06:36 22:27

Every 20
Mins

Every 2
Hours

05:25 23:05
06:05 22:45

Every 20 Every
Mins
Hour

08:32 19:20
N/A

N/A

06:40 19:05
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31

33

36

60

61

Ramsey – Whittlesey Peterborough
Rivergate
Stagecoach in
(Stops A
Peterborough
and F)
Peterborough –
Whittlesey - Ramsey

Stagecoach in
Peterborough

Stagecoach in
Peterborough

Stagecoach in
Peterborough

Stagecoach in
Peterborough

InterConnect Stagecoach in
37
Peterborough

415

X4 Gold

Dews Coaches

Stagecoach
Northamptonshire

(Chatteris) – March –
Whittlesey Peterborough
Peterborough –
Whittlesey – March –
(Chatteris)
Thorney –
Peterborough
Peterborough Thorney

Every
Hour

Tesco
(Stops H
and T)

Every
Hour

Rivergate
(Stops A
and E)
Peterborough – Orton
Northgate

Peterborough –
Newark, Sainsbury’s
Spalding Peterborough
Peterborough Spalding
Upwood Peterborough
Peterborough Upwood
Northampton –
Wellingborough –
Kettering – Corby –
Peterborough
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06:30 18:30

Every 2
Hours

N/A

Every
Hour

Every
Hour

Every
Hour

N/A

Every 2
Hours

N/A

Up to
Every
Hour

N/A

Every
Hour

Every 2
Hours

N/A

N/A

07:05 18:50

Every 2
Hours

Lido (Stops I
Up to
and U)
Every Hour

Tesco
(Stops H
and T)

Every 30
Mins

Rivergate
(Stops B
and E)

1 Service
per Day

Rivergate
(Stops A
and F)
Peterborough – Corby
– Kettering –
Wellingborough Northampton

06:31 19:26

06:33 17:10

Rivergate
(Stops B
and F)

Orton Northgate –
Peterborough

Newark, Sainsbury’s Peterborough

Every
Hour

06:12 17:42
08:30 18:00
09:39 15:39
11:32 17:32
06:05 17:20
06:32 18:37
07:10 19:45
07:25 20:30
09:48
13:30

05:48 23:55
Every 30
Mins

Every 30 Every
Mins
Hour
06:44 21:20
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B

Stagecoach in
the Fens

Cambridge – St Ives –
Huntingdon Peterborough
Peterborough –
Huntingdon – St Ives Cambridge

06:35 23:25
Queensgate Every 15
Bus Park
Mins

Every 30 Every
Mins 30 Mins
06:31 20:06

Timetable information correct as of April 2020.

Rail
2.5.4.

Peterborough Railway Station is located approximately 1.7km northwest of the Embankment Site
and is accessible on foot and bicycle using the local footway and cycle routes / lanes / trails.
 Walking: 15 to 20 Minutes
 Cycling: 5 to 10 Minutes

2.5.5.

Peterborough Railway Station has car parking for 765 vehicles (charges apply).

2.5.6.

Peterborough Railway Station is managed by London North Eastern Railway. Services operating
from the station are summarised in Table 3:
Table 3: Timetable of Rail Services at Peterborough Rail Station
Operator

Great Northern
/ Thameslink

Cross Country

London North
Eastern
Railway

East Midlands
Railway

Route

Monday to Friday

Weekend

Frequency

First Train

Last Train

Sat

Sun

London Kings
Cross –
Peterborough

Up to 3 per
Hour

04:14

01:36

Up to 4 per
Hour

Up to 4 per
Hour

Peterborough –
London Kings
Cross

Up to 3 per
Hour

03:24

02:24

Up to 4 per
Hour

Up to 4 per
Hour

Birmingham –
Cambridge

Up to 2 per
Hour

05:19

20:24

Up to 3 per
Hour

Up to 2 per
Hour

Cambridge –
Birmingham

Up to 2 per
Hour

04:15

21:02

Up to 2 per
Hour

Up to 1 per
Hour

London Kings
Cross – Leeds

Up to 3 per
Hour

04:55

23:33

Up to 2 per
Hour

Up to 2 per
Hour

Leeds –
London Kings
Cross

Up to 3 per
Hour

04:05

20:45

Up to 2 per
Hour

Up to 2 per
Hour

Norwich –
Sheffield

Up to 1 per
Hour

04:50

16:56

Up to 2 per
Hour

Up to 2 per
Hour
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Sheffield Norwich

Up to 2 per
Hour

07:38

19:43

Up to 2 per
Hour

Up to 2 per
Hour

London Kings
London North Cross - York
Eastern
Railway
York – London
Kings Cross

Up to 2 per
Hour

05:15

23:00

Up to 2 per
Hour

Up to 2 per
Hour

Up to 3 per
Hour

03:40

22:25

Up to 3 per
Hour

Up to 3 per
Hour

Doncaster Peterborough

Up to 3 per
Hour

04:07

22:48

Up to 4 per
Hour

Up to 2 per
Hour

Peterborough Doncaster

Up to 3 per
Hour

06:47

23:58

Up to 4 per
Hour

Up to 4 per
Hour

Ipswich –
Peterborough

Up to 2 per
Hour

05:00

20:03

Up to 2 per
Hour

Up to 2 per
Hour

Peterborough Ipswich

Up to 1 per
Hour

07:49

21:47

Up to 1 per
Hour

Up to 1 per
Hour

Cambridge –
Birmingham
New Street

Up to 3 per
Hour

04:15

21:02

Up to 2 per
Hour

Up to 1 per
Hour

Birmingham
New Street Cambridge

Up to 2 per
Hour

05:19

20:24

Up to 3 per
Hour

Up to 2 per
Hour

Up to 2 per
Hour

05:15

19:30

Up to 2 per
Hour

Up to 2 per
Hour

Up to 2 per
Hour

04:40

19:36

Up to 2 per
Hour

Up to 2 per
Hour

Peterborough –
Lincoln Central

Up to 1 per
Hour

07:33

20:02

Up to 2 per
Hour

Up to 2 per
Hour

Lincoln Central
- Peterborough

Up to 1 per
Hour

07:30

20:25

Up to 3 per
Hour

Up to 2 per
Hour

East Midlands
Railway

Greater Anglia

CrossCountry

London Kings
Cross –
Edinburgh
London North
Eastern
Railway
Edinburgh –
London Kings
Cross

East Midlands
Railway

Timetable information correct as of April 2020.

2.6

EXISTING CYCLING PROVISION

2.6.1.

Peterborough offers a small number of local cycle routes, lanes and trails linking the city centre with
residential areas predominantly to the north of the cathedral. Local cycle routes also follow the
banks of the River Nene and extend eastwards towards the town of Whittlesey.

2.6.2.

On a larger scale, the principal cycle route which loops around the city and allows over 45 miles of
continuous cycling is the Green Wheel. Created as part of a Millennium project, the Peterborough
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Green Wheel uses a mixture of traffic-free paths, quiet roads and urban cycle lanes to enable
cyclists to enjoy attractions such as the River Nene and Ferry Meadows.
2.6.3.

The Green Wheel routes through a number of perimeter villages including Newborough, Chesterton
and Farcet as displayed in Figure 4. Collectively, the various local cycle routes within Peterborough
city centre, in addition to the Green Wheel, help establish a sustainable transport network within a
25-minute cycle ride from the centre of Peterborough.
Figure 4: Cycle Routes in Peterborough

2.7

EXISTING CAR PARK AVAILABILITY

2.7.1.

To investigate the existing levels of parking provision within Peterborough city centre, a review was
conducted of all car parks within a 15-minute walk of the Embankment Site. Figure 5 shows the car
parks identified, their capacity and their stay duration.
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Figure 5: Local Car Park Availability

2.7.2.

Three large car parks are located directly west of the site: Riverside car park, Car Haven car park,
Wirrina car park, collectively providing 771 parking spaces. In total, within a 15-minute walk of the
Embankment Site approximately 2,100 car parking spaces can be located.

2.7.3.

It is envisaged that some of the car parks identified in Figure 5 could be used for offsite car parking
on PUFC matchdays.

2.8

REVIEW OF OTHER STADIA

2.8.1.

To further consider the level of car parking which could be provided both on-site and offsite for
matchday visitors to the Embankment Site, a review was conducted of other recently constructed
stadia. All UK stadia constructed post-2005 were reviewed in terms of both their stadium capacity
and parking provision.

2.8.2.

As displayed in Table 4, the majority of recently constructed stadia provide very limited on-site
parking and instead advise visitors to park at designated offsite car parks.

2.8.3.

Of the two stadiums offering less-restricted on-site parking, Highbury Stadium and Stadium MK, a
total of 700 on-site spaces are provided at each stadium.
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Table 4: Recently Constructed Stadia and Associated Parking Provision
Stadia

Wembley Stadium

Constructed

2007

Capacity

Parking Provision

90,000

 Limited on-site parking
 5 offsite multi-storey car parks (Wembley Park)
located adjacent to the stadium offering up to
3000 secure spaces

American Express
Community Stadium
(Brighton and Hove)

2011

30,666

 Limited on-site parking
 Coaches and minibuses are permitted to park at
the stadium providing they have pre-booked with
the club

Keepmoat Stadium
(Doncaster Rovers)

2006

15,231

 Limited on-site parking
 No parking for away fans at the stadium itself

Emirates Stadium
(Arsenal)

2006

60,000

 Limited on-site parking
 Offsite coach parking along Queensland Road
and Hornsey Road

London Stadium (West
Ham)

2016

60,000

 Limited on-site parking reserved for Diamond
Club Members / Executive Box Holders

AESSEAL New York
Stadium
(Rotherham United)

2012

12,000

 Limited on-site parking
 Driving to the venue is actively discouraged

Montgomery Waters
(Shrewsbury Town)

2007

9,875

 Limited on-site parking
 An extensive Residential Parking Zone is put in
place in the area surrounding the stadium on
matchdays

JobServe Stadium
(Colchester United)

2008

10,105

 Limited on-site parking
 Offsite Parking at Westfield Shopping Centre"

Cardiff City Stadium
(Cardiff City)

2009

33,280

 Car parking at the stadium is for permit holders
only

Liberty Stadium
(Swansea City)

2005

21,088

 Limited on-site parking
 Open air car park on matchdays on the corner of
Main Street with the A630

Highbury Stadium
(Fleetwood Town)

2011

5,327

 Large onsite car park at the stadium (~700
spaces), however this is for permit holders only

Pirelli Stadium
(Burton Albion)

2005

6,912

 Limited on-site parking
 Offsite parking at the Meole Brace Bowling Club

Stadium MK
(Milton Keynes Dons)

2007

30,500

 Large onsite car park at the stadium (~700
spaces) which must be pre-booked
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3

INPUT TO SITE SELECTION SCOPE

3.1

INTRODUCTION

3.1.1.

This section provides an overview as to why the Embankment is a suitable site for the relocation of
PUFC’s ground.

3.1.2.

At present, the proposed stadium is envisaged to have a footprint of between 22,500sqm (5.5 acres)
and 25,000sqm (6.2 acres). The proposed development also requires a stadium apron of
approximately 7,000sqm (1.7 acres), therefore requiring a maximum footprint of 32,000sqm (7.9
acres).

3.1.3.

The proposed stadium must also be developed with a North – South orientation, whereby the site
can accommodate a stadium that is rectilinear and on the right axis. This is because:
•

Match participants, spectators, and media representatives must be protected as much as
possible from the glare of the sun, based on 3pm kick-offs; and

•

Shadowing should not adversely affect the game and the players’ ability to perform at the
highest level.

3.2

REVIEW OF PETERBOROUGH LOCAL PLAN: ADDITIONAL SITE
OPTIONS

3.2.1.

The Peterborough Local Plan was adopted in July 2019. It contains a number of policies relevant to
the provision of new and improved culture, leisure and tourism facilities.

3.2.2.

Policy LP30 states these facilities should make the most of existing assets including the river
frontage and embankment, without impacting negatively on designated sites. These facilities should
support the regeneration of the city centre and improve the evening and night time economy by
meeting the need of different communities and age groups such that they all feel safe and welcome
in the city centre.

3.2.3.

Policy LP30 goes on to state that only in exceptional circumstances, where no appropriate city
centre location is identified, should other locations be considered for the siting of cultural, leisure and
tourism facilities. Such an identification process would follow the hierarchical selection process using
policy LP12, which favours development within the city centre and subsequently district and local
centres. Sites should also not be detrimental to green spaces or landscape spaces as per policies
LP23 and LP27 respectively.

3.2.4.

The proposed stadium site is situated within the Riverside North Policy Area covered by policy
LP51. The area is to remain predominantly for social, recreational, leisure and cultural uses,
including a university campus. Development within this area should improve pedestrian and cycle
connectivity to the city centre and Fletton Quays, including through the provision of a new foot- and
cycle bridge over the River Nene.

3.2.5.

Figure 6 shows the indicative proposed stadium footprint on the Embankment Site, in addition to
other potential sites of equivalent land area located within a 0.5 mile buffer of the Peterborough city
centre Policy Areas boundary.
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Figure 6: Proposed Stadium Footprint on the Embankment Site and Other Sites with
Equivalent Land Areas

3.3

GEOGRAPHICAL REVIEW OF COMPETITOR CLUBS

3.3.1.

In order to conduct a high-level review of where matchday traffic could travel from on approach to
the Embankment Site, the geographical distribution of football clubs in the Championship, League
One and League Two was analysed. In total, the locations of 69 clubs were included in the analysis
as shown in Figure 7.

PETERBOROUGH UNITED FC RELOCATION
Project No.: 70071187 | Our Ref No.: 001
Trivandi LTD

CONFIDENTIAL | WSP
April 2020
Page 14 of 20

Figure 7: Geographical Distribution of Football Clubs in League One, League Two and the
Championship

3.3.2.

From this, it was possible to assign each club to one of three possible matchday approach routes
based on the shortest journey time route from the origin club to the Embankment Site.

3.3.3.

Figure 8 shows the proportion of competitor clubs approaching the Embankment Site via the three
identified routes.

3.3.4.

Based on the assignment of traffic from origin locations, Figure 8 shows that approximately 51% of
competitor clubs could approach the Embankment Site from the south, 48% from the west, and 1%
from the north. At the Nene Parkway/Fletton Parkway roundabout, the clubs approaching from the
south and the west would follow the same northbound route along the A1139 towards the Site.
Collectively, this could result in 99% of clubs approaching the new stadium from the south of the city
boundary, and only 1% of clubs approaching from the north of the city boundary.
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Figure 8: Assignment of Away Fan Traffic by Approach Route

3.4

TRIP GENERATION ANALYSIS

3.4.1.

The TRICS database has been used to consider the trip generation of the proposed development on
the Embankment Site. A high-level trip generation analysis was conducted for non-matchday land
uses and university land uses. These included the following TRICS land uses:





3.4.2.

Additional parameters used to filter the TRICS database in order to select appropriate sites include:





3.4.3.

Employment Offices;
Education (Universities);
Residential Student Accommodation; and
Leisure (Leisure Centre).
Survey Type = Multi-modal;
Location = Town Centre or Edge of Town Centre;
Dates = 2011 onwards; and
Sites within the Greater London region and other major cities (Manchester, Bristol etc.) were
excluded from the sites selected.

The person trip rates for each land use are shown in Tables 5 to 8. Typical weekday AM (08:0009:00), PM (17:00-18:00) and total daily period rates are provided.
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Table 5: TRICS Person Trip Rates – Employment Offices
AM Peak Hour

Person Trip Rate
(per 100sqm)

PM Peak Hour

Daily Period

Arrive

Depart

Total

Arrive

Depart

Total

Arrive

Depart

Total

1.135

0.076

1.211

0.061

1.048

1.109

8.536

8.418

16.954

Table 6: TRICS Person Trip Rates – Education (Universities)
AM Peak Hour

Person Trip Rate
(per 100sqm)

PM Peak Hour

Daily Period

Arrive

Depart

Total

Arrive

Depart

Total

Arrive

Depart

Total

1.258

0.307

1.565

0.471

0.827

1.298

9.521

9.415

18.936

Table 7: TRICS Person Trip Rates – Residential Student Accommodation
AM Peak Hour

Person Trip Rate
(per 100sqm)

PM Peak Hour

Daily Period

Arrive

Depart

Total

Arrive

Depart

Total

Arrive

Depart

Total

0.011

0.18

0.191

0.174

0.1

0.274

1.229

1.16

2.389

Table 8: TRICS Person Trip Rates – Leisure (Leisure Centre)
AM Peak Hour

Person Trip Rate
(per 100sqm)

PM Peak Hour

Daily Period

Arrive

Depart

Total

Arrive

Depart

Total

Arrive

Depart

Total

0.967

0.788

1.755

2.679

2.49

5.169

23.973

23.832

47.805

3.4.4.

Tables 5 to 8 show that the highest daily trip rate is generated from the Leisure (Leisure Centre)
land use, followed by Education (Universities), Employment Offices, and Residential Student
Accommodation.

3.4.5.

In order to determine the number of trips the Embankment Site development could generate, the
approximate floor areas for each intended land use would be required.

3.5

ISOCHRONE ANALYSIS AND POPULATION

3.5.1.

To consider the population characteristics of Peterborough in relation to distance from the
Embankment Site, isochrone analysis was conducted in the geo-spatial processing package
ArcMap. Cycling isochrones were created for 10-minute and 20-minute cycle rides from the
Embankment Site and overlain on population count data by ward from the 2011 census. The results
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show that approximately 150,000 people live within a 20-minute cycle ride of the New Stadium Site,
as shown in Figure 9.
Figure 9: Cycling Isochrones and Catchment Population Characteristics

3.5.2.

Measures could therefore be taken to introduce additional cycling infrastructure in the city centre,
such as secure cycle hubs, to encourage PUFC supporters travelling to home games to travel via
bicycle or other sustainable modes rather than by car.

3.6

LOCAL BUSINESS BENEFITS

3.6.1.

To consider the potential economic benefits of relocating the PUFC stadium to the Embankment
Site, a review was undertaken of all retail units located within a 2-minute walking buffer of key
walking routes to the site.

3.6.2.

The walking routes reviewed are detailed below:
 From Peterborough Station to the Embankment Site via both Bourges Boulevard and Cowgate /
Queen Street / Exchange Street / Cathedral Square / Bridge Street;
 From the Yard of Ale Pub on Oundle Road to the Embankment Site; and
 From The Queensgate Hotel on Fletton Avenue to the Embankment Site.
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3.6.3.

A total of 66 retail units were identified within the 5-minute buffer, consisting of 12 bars/pubs, 26
food/takeaway establishments, 19 restaurants and 9 supermarkets. All retail units identified are
highlighted in Figure 10:
Figure 10: Retail Units Located Within a 2-Minute Walking Buffer of Key Walking Routes to
the Embankment Site

3.6.4.

On matchdays, it is envisaged that any of the above businesses could experience increased custom
by supporters travelling on foot for the final part of their journeys to the stadium.
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4

NEXT STEPS

4.1

CONTINUATION OF WORK

4.1.1.

A Transport Assessment (TA) will be prepared as part of the planning application for the new
stadium and associated development. The university campus proposals and potential slip road from
Frank Perkins Parkway northbound onto Bishop’s Road may also need to be considered as part of
this assessment.

4.1.2.

The TA will set out the proposed transport infrastructure and measures proposed and demonstrate
how these align with local, regional and national policies. The matchday and non-matchday trip
generations and distributions will be forecast, together with an appraisal of the impact on transport
services, with mitigation and management measures proposed where applicable. The TA will also
include advice relating to the design and operation of parking and refuse facilities.

4.1.3.

Traffic modelling will be undertaken as per the scoping discussions to take place with the planning
authority. Additionally, pedestrian modelling of both normal matchday and evacuation scenarios will
demonstrate that the stadium can operate safely and efficiently at all times.

4.1.4.

The TA will be supported by the following documents:
 Travel Plan – this sets out the measures in place to achieve sustainable travel among all users of
the development;
 Delivery & Servicing Plan – a strategy to manage the movements of servicing vehicles to, from
and within the development site;
 Construction and Logistics Plan – a strategy to manage the construction traffic arrangements
while the development is being built;
 Matchday Traffic Management Plan – to be produced in collaboration with the local authority, this
document will set out how traffic will be managed on a matchday, including any temporary road
closures and provision of services for supporters.
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Peterborough United Football Club Stadium Relocation
This briefing note seeks to assess options for the potential relocation of
Peterborough United Football Club’s (PUFC) stadium.
Following guidance provided by Peterborough City Council planning officers, we
have searched for sites that could potentially accommodate a new stadium in
line with PUFC’s requirements and then considered whether they are available
and suitable.
The methodology and assessments set out below are intended to inform preapplication discussions with planning officers and may be developed further
following any comments.
Search parameters
For the purposes of the search we have examined potential sites within the City
Centre Policy Area and applied a 0.5 mile buffer extending beyond this area.
This was to ensure that any potential site would be sustainably located. It was
also to accord with the general approach set out in Peterborough Local Plan
Policy LP30, which seeks the intensification and regeneration of the city centre
through the provision of new and improved culture, leisure and tourism facilities
on city centre sites.
Policy LP30 states that where city centre sites are not available for new and
improved culture, leisure and tourism facilities a sequential approach should be
taken to site selection in line with that set out by Policy LP12 in respect of retail
proposals. Whilst it is reasonable to consider edge of city centre sites for the
relocation of PUFC’s stadium, it would not be appropriate to consider district
and local centres. This is mainly because the significant facility proposed is
clearly of the type that should be in or close to the city centre, which sits at the
top of the Local Plan’s hierarchy of centres. However, it is also because any
new PUFC is most appropriately located within Peterborough itself, rather than
in another location away from PUFC’s historic home.
To demonstrate flexibility, sites that could accommodate a football stadium on a
footprint of between 22,500sqm and 25,000sqm (plus a stadium apron of circa
7,000sqm) have been identified for assessment.
However, this is provided that the sites could accommodate the football stadium
on a North – South axis, or slightly rotated towards a North East – South West

axis. Given that most football matches kick-off between 12:00 and 15:00
between late autumn and spring, this is a fixed requirement because this
orientation will:
•

Provide the best protection from the glare of the sun for players,
management, officials, spectators, and media representatives; and

•

Prevent shadowing from adversely affecting play and the players’ ability to
perform at the highest level.

Site search
In searching for potential sites, we applied our search parameters and used the
following sources to identify potential sites:
•

Mapping software;

•

Estates Gazette (EGi);

•

Local Plan Site Allocations; and

•

Local knowledge/site visits.

We were seeking to find sites that were available, meaning either currently
undeveloped or unused and without an extant planning permission for
alternative development or use, or on the market with the potential for
development. We assumed that open spaces would be available.
This assessment has generated four sites, as follows:
•

The Embankment (Site 1);

•

Potters Way (Site 2);

•

Thorpe Park (Site 3); and

•

Westwood Grange Recreation Ground (Site 4).

A plan with the sites is included as Appendix A.
Site appraisal
We have assessed the planning merits of the four sites in detail. Our findings
for each site are set out at Appendix B.
The main relevant policies are set out at Appendix C. The four sites have
been assessed against these policies.
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In summary, we conclude the following:
•

The Embankment is considered to be suitable for a new stadium mainly due
to its accessible City Centre location making it well placed for a major leisure
development that would have limited impacts on residential amenity. A new
stadium in this location would also compliment the proposed university
campus and other nearby uses, as well as provide the potential for a range
of well-designed enhancements to the remaining open space and linked
activities and events.

•

Potters Way is considered to be unsuitable for a new stadium because it is
allocated for residential development and even if the allocation could be
adjusted to allow for an appropriate level of housing delivery alongside a
new stadium the potential for impact on residential amenity would render this
location unsuitable.

•

Thorpe Park is considered to be unsuitable for a new stadium mainly on
account of its heritage constraints and the scope for very significant harm to
be caused to a number of heritage assets by a new stadium.

•

Westwood Grange Recreation Ground is considered to be unsuitable for a
new stadium predominantly due to its surrounding residential context and
the very significant potential for adverse impacts on residential amenity.

Moreover, it is worth noting that The Embankment is the most suitable potential
site when assessed against Policy LP30. Not only is the site sequentially
preferable but it would also allow a new stadium to complement existing nearby
culture, leisure and tourism facilities, such as the nearby Key Theatre and
Peterborough Lido, as well as attractions slightly further away such as
Peterborough Cathedral. In the future there are also significant opportunities
for synergies with the planned University of Peterborough campus. With these
other facilities the new PUFC stadium could create a regional hub for sports
and arts events, with the potential for shared resources, linked trips drawing in
additional visitors, and activities that take place at different times and across a
number of venues and in the potentially enhanced open spaces between and
fronting the river.
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Appendix B

Site 1 - The Embankment
Nene Valley (LP24)

Site 2 - Potters Way
Nene Valley (LP24)

Site 3 - Thorpe Park
Conservation Area (LP19)

Riverside North Policy Area (LP51)

Fengate South residential development allocation
(Policy LP37.27 / LP38)

Historic Landscape (LP19)

Accessibility,
highways, and
servicing and
delivery
(Policy LP13)

Circa 0.7 miles from Peterborough Station and
located within the City Centre.

Circa 1.0 mile from Peterborough Station.

Circa 1.1 miles from Peterborough Station.

Circa 0.7 miles from Peterborough Station.

The site is accessible via Bishop’s Road.
Servicing and delivery should be possible.

Site is accessible via Potter's Way. Narrow
residential streets could cause issues with
servicing and delivery.

Site is accessible via Longthorpe Parkway and
Thorpe Road. Servicing and delivery should be
possible.

Site is accessible via Charlotte Way. Narrow
streets could cause issues with traffic, including
servicing and delivery.

Neighbouring
residential
amenity (Policy
LP17)

Site is bounded by River Nene to the south, the
A1139 to the east, the Embankment Athletics
Track to the north, and Peterborough Lido to the
east. There is minimal scope for impact on
neighbouring residential amenity.

Residential development is located immediately
north of the site and new residential development
is planned for the area to the east of the site.
There is significant scope for impact on
residential amenity.

Residential dwellings are near the northern
boundary of the site. There is also a hospice to
the south-west of the site. There is significant
scope for impact on residential amenity.

Residential development surrounds the site.
There is very significant scope for impact on
residential amenity.

Heritage and
townscape /
landscape
(Policies LP19
and LP27)

There is scope for the development of the site to
impact on the setting of a number of heritage
assets including Grade I listed Peterborough
Cathedral and a number of other listed buildings,
some in close proximity, as well as some scope
for impact on the countryside to east.

There is some scope for the development of the
site to impact on the setting of a number of
heritage assets including Grade I listed
Peterborough Cathedral and a number of other
listed buildings, as well as scope for impact on
the countryside to the east.

The site is a Grade II* listed park and garden, and
there is also very significant scope for its
development to impact on the settings of a
number of listed buildings in close proximity,
including Grade I listed buildings. It is also within
a Conservation Area and adjacent to a Special
Character Area (LP20).

There is limited scope for any impact on heritage
assets, however there would be townscape
impacts given the site’s residential setting.

Site-specific
planning
policies

The site is likely to be of some archaeological
interest.

Site 4 - Westwood Grange Recreation Ground
None

The site is likely to be of some archaeological
interest.

The site is likely to be of some archaeological
interest.

Loss of public
open space
(Policy LP23)

The site is protected as public open space and
the Riverside North Policy Area is allocated for
use a predominantly open area.

The site is protected as public open space.

The site is protected as public open space.

The site is protected as public open space.

Biodiversity
(Policies LP28
and LP29)

The site is a green open space, includes trees
and is likely to include wildlife habitats.

The site is a Brownfield Biodiversity Site and
includes trees.

The site is a green open space, includes trees
and is likely to include wildlife habitats.

A County Wildlife Site is located to the south and
a Ramsar Site / SSSI is within close proximity to
the east.

A Ramsar Site / SSSI is located to the south.

The site is a green open space, includes trees
and is likely to include wildlife habitats, as are the
adjoining allotment gardens.

Drainage and
flood risk (Policy
LP32)

The site falls within Flood Zone 1 so is therefore
at minimal risk of flooding.

The site falls within Flood Zone 1 so is therefore
at minimal risk of flooding.

The site falls within Flood Zone 1 so is therefore
at minimal risk of flooding.

The site falls within flood zone 1 so is therefore at
minimal risk of flooding.

However, there are some areas at risk of surface
water flooding and a main river runs to the south
of the site.

However, there are some areas at risk of surface
water flooding and a main river runs to the south
of the site.

However, there are some areas at risk of surface
water flooding and a main river runs through the
site.

Contamination
(LP33)

Not identified as contaminated land.

Not identified as contaminated land.

Not identified as contaminated land.

Not identified as contaminated land.

Assessment

The site is located within the City Centre and is
therefore suitable for a major leisure use in
principle. There is also potential for this leisure
use to be delivered in a way that brings a range of
benefits in accordance with Policy LP24 and
compliments and enhances the proposed
university campus and other facilities in the
Riverside North Area in line with Policy LP51.

There is potential for a new stadium to develop
the site in accordance with Policy LP24 through
the delivery of a range of benefits, notably in that
a suitable leisure use would be brought forward.
However, there is a site allocation for residential
development and it is presumed that
Peterborough City Council is relying of on the site
for the delivery of housing.

The site is reasonably accessible from
Peterborough Station and potentially suitable for
servicing and deliveries.

The site is accessible from Peterborough Station
but located in a residential area so is unlikely to
be suitable for servicing and deliveries.

It is reasonably close to housing and its very
close proximity to a hospice is likely to make it
unsuitable on account of potential residential
amenity impacts.

Its residential location would also make it
unsuitable for a football stadium due to the level
of impact on neighbouring residential amenity.

Whilst some public open space would be lost
there is significant potential for enhancements to
the remaining open space in line this vision for
the area, as well as a range of complimentary
activities and events.

If housing a suitable level of housing was
delivered on the part of the site not needed for a
stadium through increased densities, this would
nonetheless cause problems due to the close
proximity this and existing housing and the very
significant potential for impacts on residential
amenity.

Given that the site is part of a listed park and
garden, immediately adjacent to a number of
listed buildings and within a conservation area, it
is likely that there would be substantial heritage
harm, which is unlikely to be outweighed by public
benefits.

Due to its City Centre location the site is
accessible from Peterborough Station and
potentially suitable for servicing and deliveries.
There is very limited scope for impacts on
residential amenity due to the site’s location away
from neighbouring residential uses.
There is scope for impact on the settings of some
heritage assets and some scope for impact on the
countryside. However, it is expected that this
could be mitigated and justified due to the public
benefits that would be delivered through the new
stadium development, especially in this location.
There is scope for impacts on biodiversity and
this is a constraint that would need to be
overcome.
The scope for flooding appears to be relatively
limited but would need to be considered.
Overall the site is considered to be suitable for a
new stadium mainly due to its accessible City
Centre location making it well placed for a major
leisure development that would have limited
impacts on residential amenity. A new stadium in
this location would also compliment the proposed
university campus and other nearby uses, as well
as provide the potential for a range of welldesigned enhancements to the remaining open
space and linked activities and events.

Whilst the site is reasonably accessible from
Peterborough Station, it appears likely that the
roads that would need to be used for access
would be unsuitable for servicing and deliveries.
There is some scope for impact on the wider
settings of some heritage assets and scope for
impact on the countryside. However, it is
expected that this could be mitigated and justified
due to the public benefits that would be delivered
through the new stadium development.
Some public open space would be lost but it is
noted that the principle of its development has
been accepted through the residential site
allocation.

As with all the assessed sites, the site is
protected as public open space. However, as
noted above the public open space is a listed
park and garden and it is unlikely that
enhancements could mitigate the loss of part of
the open space.
There is likely to be some scope for impact on
biodiversity, but this appears to be limited.
The scope for flooding also appears to be limited.
Overall the site is considered to be unsuitable for
a new stadium mainly on account of its heritage
constraints and the scope for very significant
harm to be caused to a number of heritage assets
by a new stadium.

Whilst there is limited scope for any impact on
heritage assets a new stadium would be out of
place in townscape terms due to the surrounding
low-rise domestic architecture.
As with all the assessed sites, the site is
protected as public open space. However, there
is limited scope for other enhancements to the
park to mitigate any impact given that a new
stadium would occupy almost the entire open
space. This would also mean that opportunities
for complimentary activities and events would be
limited.
There is likely to be some scope for impact on
biodiversity, but this appears to be limited.
Overall the site is considered to be unsuitable for
a new stadium predominantly due to its
surrounding residential context and the very
significant potential for adverse impacts on
residential amenity.

There is relatively significant scope for impacts on
biodiversity and this is a constraint that would
need to be overcome.
The scope for flooding appears to be relatively
limited but would need to be considered.
Overall the site is considered to be unsuitable for
a new stadium because it is allocated for
residential development and even if the allocation
could be adjusted to allow for an appropriate level
of housing delivery alongside a new stadium the
potential for impact on residential amenity would
render this location unsuitable.
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Appendix C

Policy LP4: Spatial Strategy for Employment, Skills and University
The strategy is to promote and develop the Peterborough economy, offering a wide range of
employment opportunities, with particular emphasis on growth of the environmental goods and
services cluster, financial services, the advanced manufacturing sector, and other existing clusters in
the city, building on existing strengths in 'knowledge-based' activities.
Employment development will be mainly focused in the city centre, elsewhere in the urban area
(within General Employment Areas and Business Parks), and in urban extensions. Small-scale
employment development will be allowed in villages where it would meet local needs and, in
particular, would form part of mixed-use development.
Provision has been made to accommodate the 76ha of employment land identified as needed over
the period from April 2015 to March 2036, including land already committed with planning permission.
Policies LP44 and LP46 identify the sites required to deliver the above level of growth.
Mixed-use developments (mixed horizontally or vertically) which incorporate employment together
with residential, leisure and/or retail uses will be encouraged, in particular in the city, district and local
centres.
General Employment Area (GEA)
Within GEAs listed below, and identified on the Policies Map, planning permission will be granted for
development within Use Classes B1, B2 and B8.
Site Reference
GEA 1
GEA 2
GEA 3
GEA 4
GEA 5
GEA 6
GEA 7
GEA 8
GEA 9
GEA 10
GEA 11
GEA 12

Employment Area Name
Bourges
Bretton
Eastern
Hampton
Lakefield
Orton Southgate
Oxney
Paston
Werrington
Westwood
Woodston
Gateway Peterborough

Business Parks (BP)
Within BPs listed below, and identified on the Policies Map, planning permission will be granted for
development within Use Class B1. Other development in BPs will not be permitted unless ancillary to
B1 use.
Site Reference
BP 1
BP 2
BP 3

Employment Area Name
Bretton
Peterborough Business Park (Lynch Wood)
Thorpe Wood

Policies LP47 to LP53 also identify suitable sites/areas within the city centre for B1 office
development.

Other Employment Proposals
Other employment proposals not within GEAs, BPs or allocated sites will be supported, provided:
•
•
•
•
•
•

There is a clear demonstration that there are no suitable or appropriate sites or buildings within
allocated sites or within the built-up area of the existing settlement;
The scale of the proposal is commensurate with the scale and character of the existing
settlement;
There is no significant adverse impact on the character and appearance of the area, and/or the
amenity of neighbouring occupiers;
There are no significant adverse impacts on the local highway network;
There is no significant adverse impact on the viability of delivering any allocated employment
site; and
The proposals maximise opportunities for modal shift away from the private car.

Expansion of Existing Businesses
The expansion of existing businesses which are currently located in areas outside allocated
employment sites will be supported, provided:
•
•
•
•

Existing buildings are reused where possible;
They do not conflict with neighbouring land uses;
They will not impact unacceptably on the local and/or strategic highway network; and
The proposal would not have an adverse impact on the character and appearance of the area.

Loss of Employment Sites and Buildings to Non-Employment Uses
Conversion and redevelopment of, or change of use from, existing non-allocated employment sites
and buildings to non-employment uses will be considered on their merits taking account of the
following:
•
•

•
•

Whether the loss of land or buildings would adversely affect the economic growth and
employment opportunities in the area the site or building would likely serve;
Whether the continued use of the site or building for employment purposes would adversely
affect the character or appearance of its surroundings, amenities of neighbouring land-uses or
traffic conditions that would otherwise be significantly alleviated by the proposed new use. It
should also be shown that any alternative employment use at the site would continue to generate
similar issues;
Whether it is demonstrated that the site is inappropriate or unviable for any employment use to
continue and no longer capable of providing an acceptable location for employment purposes;
and
Whether the applicant has provided clear documentary evidence that the property has been
appropriately, but proportionately, marketed without a successful conclusion for a period of not
less than 6 months on terms that reflect the lawful use and condition of the premises. This
evidence will be considered in the context of local market conditions and the state of the wider
national economy.

University of Peterborough
In principle, development proposals which directly assist in creating a thriving, independent, campusbased university, with an undergraduate population of 12,500 students by 2035 will be supported.
A new university campus could be included within the Riverside North Policy Area (see policy LP51).

Policy LP7: Health and Wellbeing
Development proposals should promote, support and enhance both the physical and mental health
and wellbeing of the community, contributing to reducing health inequalities and helping to deliver
healthy, active lifestyles.
This will be achieved by:
•
•

•
•

Seeking, in line with guidance at policy LP14, developer contributions towards new or enhanced
health facilities from developers where development results in a shortfall or worsening of
provision, as informed by the outcome of consultation with health care commissioners;
In the case of residential developments of 500 dwellings or more, applicants must submit a fit for
purpose Health Impact Assessment (HIA) as part of the application and demonstrate how the
conclusions of the HIA have been taken into account in the design of the scheme. For proposals
less than 500 dwellings, submission of a HIA is optional but will be taken into account if
submitted with a proposal. The HIA should be commensurate with the size of the development;
Development schemes safeguarding and, where opportunities arise, creating or enhancing the
role of allotments, orchards, gardens and food markets in providing opportunities for exercise
and access to healthy, fresh and locally produced food; and
Development schemes facilitating participation in sport and physical activity, as far as is relevant
to the specific proposal, through the internal and external layout, design and use of buildings,
and overall site layout and design.

Proposals for new health care facilities should relate well to public transport services, walking and
cycling routes and be easily accessible to all sectors of the community. Proposals which utilise
opportunities for the multi-use and co-location of health facilities with other services and facilities, and
thus co-ordinate local care and provide convenience for the community, will be particularly supported.
Large scale major developments that are aimed at attracting visitors, should incorporate 'changing
places' toilet facilities as set out at www.changing-places.org.

Policy LP13: Transport
New development must ensure that appropriate provision is made for the transport needs that it will
create, having specific regard to the polices and proposals of the latest local Transport Plan (LTP)
and Long Term Transport Strategy (LTTS).
To assist in achieving the aims of the LTTS and LTP all new development proposals should, where
appropriate, demonstrate that appropriate, proportionate and viable opportunities have been taken to:
•
•
•
•
•
•

•

Reduce the need to travel, especially by car;
Prioritise bus use over car use across the network;
Seek to develop transport interchanges and travel hubs that provide facilities for transfer
between modes of travel;
Improve walking, cycle and public transport connections to district and local centres, travel hubs
and key services, including links from the railway station and the River Nene;
Make journeys on foot, cycle, public transport, car share or water the more attractive option over
private car use, through the use of direct, legible and segregated routes;
Provide an efficient and effective transport network that is well managed and maintained, using
modern technology where appropriate, to allow for the safe and efficient movement of all modes
of transport, together with quality information to improve knowledge of available transport
options;
Assist those with access and mobility difficulties;

•
•
•

Promote improvements to travel security through improvements to lighting, CCTV and
underpasses;
Deliver quality cycle facilities at workplaces including secured and covered cycle parking,
showering and changing facilities; and
Seek to improve sustainable transport links to travel hubs from rural areas and improve walking
and cycle links between villages.

Developers will be required to ensure proposals for major new developments are assessed, using
appropriate methodologies (such as Travel Plans, Transport Assessments and Transport
Statements), for their likely transport impacts. Major development proposals adjacent to international
and nationally designated biodiversity sites will require an air quality assessment to demonstrate no
significant adverse effect on sensitive features. Major development located not immediately adjacent,
but within the vicinity of, such designated sites, may also require an air quality assessment if there is
the possibility of a significant adverse effect arising.
The Transport Implications of Development
Planning permission for development that has transport implications will only be granted if:
a. Appropriate provision has been made for safe, convenient and sustainable access to, from and
within the site by all user groups, taking account of the priorities set out in the LTP; and
b. Following appropriate mitigation, the development would not result in a residual cumulative
severe impact on any element of the transportation network including highway safety following
appropriate mitigation.
Parking Provision
Planning permission for new development within Use Classes A, B, C and D1 will only be granted if
the proposal makes appropriate and deliverable parking provision in accordance with the standards in
Appendix C, subject to specific requirements for development in the City Centre and City Core Policy
area as set out below.
For all other development not covered by the above Use Classes, the number and nature of spaces
provided, and their location and access, should have regard to surrounding conditions and cumulative
impact and set out clear reasoning in a note submitted with the application (whether that be in a
Design and Access Statement / Transport Statement / Transport Assessment and/ or Travel Plan as
appropriate, depending on the nature and scale of development proposed).
Proposals must ensure that appropriate vehicle, powered two wheeler, cycle parking and disabled
parking provision is made for residents, visitors, employees, customers, deliveries and for people with
impaired mobility.
Non residential development outside of the city centre is encouraged to design schemes which share
parking spaces with other developments where the location and pattern of uses of the spaces makes
this possible. If there is a realistic prospect of sharing spaces, the council will be prepared to relax the
requirements for provision accordingly.
All development requiring parking provision should be designed, unless there are exceptional design
reasons for not being able to do so (eg. listed building constraints or site specific factors), to
incorporate facilities for electric plug-in and other ultra-low emission vehicles, or as a minimum the
ability to easily introduce such facilities in the future.

Parking Provision - City Centre
Within the defined City Centre (see Policies Map), but excluding the City Core Policy Area, residential
(use classes C3 and C4) car parking requirements are as per Appendix C.
For all other types of development, proposals will be required to make use of existing public car parks
before the provision of additional car parking spaces will be considered.
The council will only allow additional on-site or off-site spaces if the applicant has provided a full
justification for such a need (for example on the basis of essential operational requirements which
cannot be met by the use of existing spaces off-site).
Parking Provision - City Core Policy Area
There is a presumption against the provision of additional car parking spaces within the City Core
Policy Area (see policy LP47 for details of this Policy Area). New car parking provision will only be
supported in very exceptional circumstances.
City Centre
Within the area identified as the city centre on the Policies Map, all development proposals must
demonstrate that careful consideration has been given to:
•
•
•
•

Prioritising access for pedestrians;
Improving accessibility for those with mobility issues;
Encouraging cyclists to access the city centre;
Reducing the need for vehicles to enter the city centre and particularly the city core policy area,
with retail and other commercial development service vehicles being carefully controlled to
minimise unnecessary disturbance to the public.

Policy LP16: Design and the Public Realm
All development proposals are expected to positively contribute to the character and local
distinctiveness of the area and create a sense of place. As such, and where applicable, proposals will
be required to demonstrate to a degree proportionate to the proposal, that they:
a. Respect the context of the site and surrounding area and respond appropriately to:
• The local patterns of development, including street plots and blocks, spaces between
buildings and boundary treatments;
• Building form, including size, scale, massing, density, details and materials;
• Topography;
• Existing natural, historic and built assets and features that contribute positively to local
character and distinctiveness;
• Existing landmarks and focal points;
• Existing views into, out of or through the site;
b. Make effective and efficient use of land and buildings, through the arrangement of development
plots and the design, layout and orientation of buildings on site;
c. Are durable, flexible and adaptable over their planned lifespan, taking into account potential
future social, economic, technological and environmental needs, through the structure, layout
and design of buildings and places;
d. Use appropriate, high quality materials which reinforce or enhance local distinctiveness, with
consideration given to texture, colour, pattern and durability;
e. Maximise permeability and legibility for pedestrians and cyclists, and avoid barriers to movement,

through careful consideration of street layouts and access routes that are attractive, accessible
and easily recognisable;
f. Provide well designed boundary treatments, that reflect the function and character of the
development and its surroundings;
g. Provide well designed new public realm, with appropriate landscaping (hard and soft), street
furniture, opportunities for public art and opportunities to enhance biodiversity;
h. Are safe and designed to minimise crime and antisocial behaviour, taking into account secure by
design principles; and
i. Ensure public places and buildings are accessible to all.
For all development proposals within villages, regard should be had to the council's Design and
Development in Selected Villages SPD.

Policy LP17: Amenity Provision
Amenity of existing occupiers
New development should not result in an unacceptable impact on the amenity of existing occupiers of
any nearby properties. These impacts may include:
a. Loss of privacy for the occupiers of any nearby property; or
b. Loss of public green space and/or amenity space; or
c. Noise and/or vibration levels resulting in disturbance for the occupiers or users of any nearby
property or land; or
d. Loss of light to and/or overshadowing of any nearby property; or
e. Overbearing impact on any nearby property; or
f. Adverse impact on air quality from odour, fumes, dust, smoke or other sources; or
g. Light pollution from artificial light or glare.
Amenity of future occupiers
Development proposals should be designed and located to ensure that the needs of future occupiers
are provided for and should include:
h. Adequate natural light, privacy and noise attenuation; and
i. Adequate amenity for the living and storage needs of prospective occupiers; and
j. Well designed and located private amenity space, and/or communal amenity space in the case of
apartments/flats;
k. Well designed and located bin storage and collection areas, including adequate turning space for
collection vehicles where appropriate (in accordance with appendix e); and
l. Cycle storage (in accordance with the standards set out in appendix c).
Policy LP19: The Historic Environment
The council recognises that the historic environment plays an important role in the quality of life
experienced by local communities and will protect, conserve and seek opportunities to enhance
Peterborough's rich and diverse heritage assets and their settings, for the enjoyment of current and
future generations.

All new development must respect, and enhance or reinforce where appropriate, the local character
and distinctiveness of the area in which it would be situated, particularly in areas of high heritage
value. There will be particular emphasis on the following:
a. A presumption against development that would unacceptably detract from important views of
Peterborough Cathedral by virtue of its height, location, bulk or design;
b. The use of Conservation Area Appraisals and associated Management Plans to ensure the
preservation and where possible enhancement of the special character or appearance of each of
Peterborough’s Conservation Areas;
c. The protection of designated heritage assets and their settings;
d. The identification and protection of significant non-designated heritage assets and their settings;
and
e. The avoidance of harm to the character and setting of Burghley Park, Milton Park, Thorpe Park,
and Peterborough Cathedral Precincts, and to the grounds and parkland associated with Bainton
House, Ufford Hall, Walcot Hall and the Abbey Fields, Thorney.
All development proposals that would directly affect any heritage asset (whether designated or nondesignated), including any contribution made by its setting, will need to be accompanied by a Heritage
Statement which, as a minimum, should cover the following:
f.

Describe and assess the significance of the asset and its setting to determine its architectural,
historic, artistic or archaeological interest; and
g. Identify the impact of the development on the special character of the asset including the
cumulative impact of incremental small-scale changes which may have as great an effect on the
significance of a heritage asset as a larger scale development; and
h. Provide a clear justification for the works, especially if these would harm the significance of the
asset or its setting, so that the harm can be mitigated and weighed against public benefits.
The level of detail required should be proportionate to the asset’s importance and sufficient to
understand the potential impact of the proposal on its significance and/or setting.
Unless it is explicitly demonstrated that the proposal meets the tests set out in the NPPF, planning
permission will only be granted for development affecting a designated heritage asset where the
impact of the proposal will not lead to substantial harm or loss of significance.
Where a development proposal will lead to less than substantial harm to the significance of a
designated heritage asset, this harm will be weighed against the public benefits of the proposal,
including securing its optimum viable use.
Where a non-designated heritage asset is affected by development proposals, there will be a
presumption in favour of its retention, though regard will be had to the scale of any harm or loss and
the significance of the heritage asset. Any special features which contribute to an asset’s significance
should be retained and reinstated, where possible.
The council recognises the significance of setting to a heritage asset and proposals that fail to
preserve or enhance the setting of a designated heritage asset will not be supported. Development
proposals that make a positive contribution to, or better reveal the significance of, the heritage asset
and its setting will, in principle, be supported.
Archaeology
In the case of application sites which include, or could potentially include, heritage assets with
archaeological interest, designated or non-designated, the council will require the developer to carry

out a preliminary desk-based assessment. If this does not provide sufficient information, developers
will be required to undertake a programme of field evaluations.

Policy LP20: Special Character Areas
To preserve the special character of Wothorpe, Thorpe Road and Ashton (as defined on the Policies
Map), the council will assess proposals for development against the following Special Character Area
criteria:
a. Garden Sub-Division: There should be no sub-division of gardens if this adversely affects the
character of the area, amenity space and/or the loss of trees or boundary hedges.
b. Extensions and Alterations: Incremental changes in the size and appearance of existing buildings
will not be permitted if it harms their character or that of the Area. Alterations should be
sympathetic to the original style, and of an appropriate scale to maintain their character.
Extensions that result in excessive site coverage, immediate or eventual loss of trees or hedges,
or preclude the planting of suitable species of trees or hedges will not be supported.
c. Design: Any new development must where possible enhance the character and appearance of
the Area. It must respect the scale, massing, depth, materials and spacing of established
properties. Integral garages should be avoided. Garages should be sited behind the building line
to the side of the dwelling.
d. Design and Access Statement: where required, applications for development should be
accompanied by a design and access statement that demonstrates how the proposal takes into
account the Area’s special character.
e. Trees: Policy LP29 will be rigorously applied and given considerable weight in these areas.
The following additional criteria are applicable to the respective Special Character Area:
Wothorpe Area
•
•
•
•
•

All development proposals must ensure that the mature landscape character is maintained
through the retention of existing trees, boundary hedges, walls and grass verges. Existing space
around buildings should be maintained to preserve large trees.
Proposals for whole or part demolition of any building or to intensify the use of plots in a way that
adversely affects the current integrity of the area will not be supported.
There will be a presumption against increased access and hard-standings, except where it can
be shown to be necessary, and does not dominate the site or harm existing landscaping.
Existing frontage hedging must be retained. Where this is absent, evergreen hedging species
should be used. A combination of hedging and walls may be considered where the hedging
predominates.
In all cases, regard must be had to the Design and Development in Selected Villages SPD.

Thorpe Road Area
•

New building designs should incorporate boundary walls, railings or fences with formal evergreen
or deciduous hedging predominant and allow sufficient space for the planting of trees to reinforce
the landscape around the site.

Ashton Area
•

Any development should respect the linear form of Ashton. As such, there is a presumption
against all backland development.

•
•

The special relationship between the settlement and its agricultural setting must not be
undermined by new development. As such, views of surrounding countryside must b maintained.
In all cases, regard must be had to the Design and Development in Selected Villages SPD.

Policy LP21: New Open Space, Sport and Recreation Facilities
Part A New Open Space, Outdoor Sport and Recreation Facilities
Subject to Part C, residential development schemes of 15 dwellings or more should, subject to Reg
122 of the CIL Regulations 2010 (as amended) (or any superseding legislative requirement), be
required to make appropriate provision for new or enhanced open space, sports and recreation
facilities in accordance with this policy, the standards set out in Appendix D, and in compliance with
the latest Peterborough Developer Contributions SPD (or similar subsequent document).
Type of Open
Space
Country Parks
Neighbourhood
Parks
Children’s Play LAP
Children’s Play LEAP
Children’s Play NEAP
Natural
Greenspace
Allotments
Playing Pitches

Development Scheme Thresholds for Open Space Provision
Less than 15
15-40 dwellings
41-499 dwellings
dwellings
No requirement
No requirement
No requirement
No requirement
On site or off site On site or off site
S106
S106
No requirement
On site S106
On site or off site
S106
No requirement
Off site S106
On site or off site
S106
No requirement
Off site S106
On site or off site
S106
No requirement
Off site S106
On site or off site
S106
No requirement
Off site S106
On site or off site
S106
No requirement
Off site S106
Off site S106

500 or more
dwellings
On site S106
On site S106
On site S106
On site S106
On site S106
On site S106
On site S106
On site S106

On-Site Provision
The council’s first preference is for on-site provision in a suitable location, even for those locations
where the above table indicates 'on-site or off-site'. The precise type of on-site provision that is
required will depend on the nature and location of the proposal and the quantity and type of open
space needed in the area. This should ideally be the subject of discussion and negotiation with the
council at the pre-application stage.
If there are deficiencies in certain types of open space provision in the surrounding area, the council
may seek variations in the component elements set out in the standards to be provided by the
developer in order to help overcome those deficiencies, where such deficiencies would be
exacerbated by additional development.
Where the facilities are created on-site as part of a development, they should:
a.
b.
c.
d.
e.

be of an appropriate size and quality in accordance with the standards in Appendix D;
be designed to be safe and accessible to all potential users;
maximise green infrastructure benefits and functions;
take opportunities to connect to the strategic Green Infrastructure Network;
have a clear funding strategy and appropriate mechanisms secured which will ensure
satisfactory long-term maintenance and management of the facility.

Off-Site Provision
In certain circumstances as directed by the above table, and subject to legislation and the council's
local policies on the implementation of CIL, it may be acceptable for a developer to make a financial
or in-kind contribution towards open space off-site. Such proposals, which should ideally be agreed at
pre-application stage, will only be considered if:
f.

the provision of open space on-site would not be feasible due to the nature of the proposed
development, by virtue of its size and/or other site-specific constraints; and/or
g. the open space needs of the proposed residential development can be met more appropriately
by providing either new or enhanced provision off-site.
Part B Indoor Sports and Recreation Facilities
All residential development below 500 dwellings will contribute to the provision of ‘off site’ strategic
indoor sports and recreation facilities by way of CIL. For sites of 500 or more dwellings, a S106
planning obligation will be sought to secure on-site or off site delivery. The precise
contribution/obligation will be negotiated on a case by case basis.
Part C Designated Sites - Mitigation of Recreational Impacts of Development
Where a new development has the potential to have significant adverse effect on the integrity of a
designated international or national site for nature conservation purposes, as a result of additional
recreational pressure on that designated site, the development may be required to provide open
space of sufficient size, type and quality over and above the standard requirements set out in this
policy, in order to mitigate that pressure.
Mitigation may also involve providing or contributing towards a combination of the following measures:
h.
i.
j.
k.

Access and visitor management measures within the designated site;
Improvement of existing greenspace and recreational routes;
Provision of alternative natural greenspace and recreational routes;
Monitoring the impacts of new development on international designated sites to inform the
necessary mitigation requirements and future refinement of any mitigation measures

Policy LP23: Local Green Space, Protected Green Space and Existing Open Spaces
Local Green Space
Local Green Space, as defined on the Policies Map, will be protected in line with the NPPF, which
rules out new development on these sites other than in very special circumstances.
Protected Green Space in Villages
Open spaces that have a particular role in maintaining the character and identity of villages are
identified on the Policies Map as Protected Green Space in Villages. These spaces will be protected
from development unless there are no significant detrimental impacts on the character and
appearance of the surrounding area, ecology and any heritage assets.

Other Open Spaces
Existing non designated open spaces will, in principle, be protected from development. New
development that will result in the loss of existing open space will not be supported, unless the criteria
in the NPPF are met.
In addition, if the requirements of the NPPF can be satisfied, the proposal must also demonstrate that:
a. The open space does not make an important contribution to the green infrastructure network or
connectivity of habitats, and the development would not result in landscape or habitat
fragmentation or incremental loss; and
b. The proposed development can be accommodated on the open space without causing significant
detrimental impact on the character and appearance of the area, ecology or any heritage assets.
Policy LP24: Nene Valley
Within the area of the Nene Valley, as identified on the Policies Map, the council will support
development that will safeguard and enhance recreation and/or bring landscape, nature conservation,
heritage, cultural or amenity benefits. The proposal will need to be appropriate in terms of use, scale
and character within its townscape or landscape setting. Development proposals will be particularly
supported where they:
a. Will enhance navigation along the River Nene for a wide range of recreational, cultural or
transport purposes, without impacting negatively on wildlife or other land management activities.
Development that creates new links with other waterways within and/or surrounding the local
authority area will also be supported;
b. Will protect and enhance biodiversity, and contribute to linking surrounding habitats through
habitat creation and improved green infrastructure;
c. Will enable greater public access to the waterspace and the achievement of continuous publicly
accessible paths and cycle routes through the valley;
d. Will enhance the provision of ecosystem services within the Nene Valley NIA;
e. Will not have an adverse effect on the integrity of the Nene Washes International site or other
designated sites in line with Policy LP28.
There will be a general emphasis on development involving low-impact, informal activities in the rural
area of the valley, and development involving more formal activities in the urban area. In all cases,
new development beside the river will be required to be designed with a frontage or open space to the
river which creates a more natural water's edge and enhances its character.
Development which would increase flood risk, compromise the performance of flood defences or
existing navigation facilities, or restrict access to such facilities will not be permitted.

Policy LP28: Biodiversity and Geological Conservation
Through the development management processes, management agreements and other positive
initiatives, the council will:
•
•

Aid the management, protection, enhancement and creation of priority habitats, including
limestone grasslands, woodlands and hedgerows, wet woodlands, rivers and flood meadows;
Promote the creation of an effective, functioning ecological network throughout the district,
consisting of core sites, buffers, wildlife corridors and stepping stones that link to green
infrastructure in adjoining local authority areas to respond to and adapt to climate change;

•
•

1.

Safeguard the value of previously developed land where it is of significant importance for
biodiversity and/or geodiversity;
Work with developers and natural england to identify a strategic approach to great crested newt
mitigation, where this is required, on major sites and other areas of key significance for this
species.
Designated Sites

1a) International Sites
The highest level of protection will be afforded to international sites designated for their nature
conservation or geological importance. Proposals having an adverse impact on the integrity of such
areas, that cannot be avoided or adequately mitigated to remove any adverse effect, will not be
permitted other than in exceptional circumstances. These circumstances will only apply where there
are:
•
•
•

No suitable alternatives;
Imperative reasons of overriding public interest; and
Necessary compensatory provision can be secured.

Development will only be permitted where the council is satisfied that any necessary mitigation is
included such that, in combination with other development, there will be no adverse effects on the
integrity of international sites.
Development proposals that are likely to have an adverse impact, either alone or in combination, on
international designated sites, must satisfy the requirements of the Habitats Regulations, including
determining site-specific impacts and avoiding or mitigating against impacts where identified. Such
impacts may include increased recreational pressure, air pollution and water quality impacts.
1b) National Sites
Development proposals within or outside a SSSI, likely to have an adverse effect on a SSSI (either
individually or in combination with other developments), will not normally be permitted unless the
benefits of the development, at this site, clearly outweigh both the adverse impacts on the features of
the site and any adverse impacts on the wider network of SSSIs.
1c) Local Sites
Development likely to have an adverse effect on locally designated sites, their features or their
function as part of the ecological network, including County Wildlife Sites, Local Geological Sites and
sites supporting Biodiversity Action Plan habitats and species, will only be permitted where the need
and benefits of the development clearly outweigh the loss and the coherence of the local ecological
network is maintained.
1d) Habitats and Species of Principal Importance
The council will consider all development proposals in the context of its duty to promote the protection
and recovery of priority species and habitats. Where adverse impacts are likely, development will only
be permitted where the need for and benefits of the development clearly outweigh these impacts. In
such cases, appropriate mitigation or compensatory measures will be required.

2.

Biodiversity and Geodiversity in Development

All development proposals should:
•
•
•
•

Conserve and enhance the network of habitats, species and sites (both statutory and nonstatutory) of international, national and local importance commensurate with their status and give
appropriate weight to their importance;
Avoid negative impacts on biodiversity and geodiversity;
Deliver a net gain in biodiversity, where possible, by creating, restoring and enhancing habitats
and enhancing them for the benefit of species;
Where necessary, protect and enhance the aquatic environment within or adjoining the site,
including water quality and habitat. For riverside development, this includes the need to consider
options for riverbank naturalisation. In all cases regard should be had to the council’s Flood and
Water Management SPD.

All development proposals should complete the council's biodiversity checklist to identify features of
value on and adjoining the site and, for major development proposals, provide an audit of losses and
gains in existing and proposed habitat. Where there is the potential for the presence of protected
species and/or habitats, a relevant ecological survey(s) must be undertaken by a suitably qualified
ecologist. The development proposals must be informed by the results of both the checklist and
survey. In all cases, regard should be had to the council’s Green Infrastructure and Biodiversity SPD.

3.

Mitigation of Potential Adverse Impacts of Development

Development should avoid adverse impact on existing biodiversity and geodiversity features as a first
principle. Where adverse impacts are unavoidable, they must be adequately and proportionately
mitigated. If full mitigation cannot be provided, compensation will be required as a last resort where
there is no alternative.

PolicyLP29: Trees and Woodland
Development proposals should be prepared based on the overriding principle that:
•
•

The existing tree and woodland cover are maintained, improved and expanded; and
Opportunities for expanding woodland are actively considered and implemented where practical
and appropriate to do so.

Existing Trees and Woodland
Planning permission will only be granted if the proposal provides evidence that it has been subject to
adequate consideration of the impact of the development on any existing trees and woodland found
on-site (and off-site, if there are any trees near the site, with ‘near’ defined as the distance comprising
12 times the stem diameter of the off-site tree). If any trees exists on or near the development site,
‘adequate consideration’ is likely to mean the completion of a British Standard 5837 Tree Survey and,
if applicable, an Arboricultural Method Statement.
Where the proposal will result in the loss or deterioration of:

a. Ancient woodland; and/or
b. The loss of aged or veteran trees found outside ancient woodland permission will be refused,
unless and on an exceptional basis the need for, and benefits of, the development in that location
clearly outweigh the loss.
Where the proposal will result in the loss or deterioration of a tree protected by a Tree Preservation
Order or a tree within a Conservation Area, then permission will be refused unless:
c. There is no net loss of amenity value which arises as a result of the development; or
d. The need for, and benefits of, the development in that location clearly outweigh the loss.
Where the proposal will result in the loss of any other tree or woodland not covered by above, then
the council will expect the proposal to retain those trees that make a significant contribution to the
landscape or biodiversity value of the area, provided this can be done without compromising the
achievement of good design for the site.
Mitigating for loss of Trees and Woodland
Where it is appropriate for higher value tree(s) (category A or B trees (BS5837)) and/or woodland to
be lost as part of a development proposal, then appropriate mitigation, via compensatory tree
planting, will be required. Such tree planting should:
e. Take all opportunities to meet the five Tree Planting Principles; and
f. Unless demonstrably impractical or inappropriate, provide the following specific quantity of
compensatory trees:
Trunk diameter(mm) at 1.5m above ground
of tree lost to development
75 -200
210-400
410-600
610-800
810-1000
1000+

Number of replacement trees
required, per tree lost*
1
4
6
9
10
11

* replacement based on selected standards 10/12 cm girth at 1m.
New Trees and Woodland
Where appropriate and practical, opportunities for new tree planting should be explored as part of all
development proposals (in addition to, if applicable, any necessary compensatory tree provision).
Where new trees are proposed, they should be done so on the basis of the five Tree Planting
Principles. Proposals which fail to provide practical opportunities for new tree planting will be refused.
Management and Maintenance
In instances where new trees and/or woodlands are proposed, it may be necessary for the council to
require appropriate developer contributions to be provided, to ensure provision is made for
appropriate management and maintenance of the new trees and/or woodland.

Policy LP30: Culture, Leisure, Tourism and Community Facilities
The council will support the development of new cultural, leisure, tourism and community facilities,
especially if:
•
•
•

It will help to improve the range, quality, and distinctiveness of facilities that the city and
surrounding areas have to offer;
It improves access by sustainable transport modes to such facilities; and
It will help to promote the image of peterborough and attract more visitors.

Culture, Leisure and Tourism Facilities
As part of the overall spatial policy for the intensification and regeneration of the city centre, there will
be a particular focus on the provision of new and improved cultural, leisure and tourism facilities here,
and such proposals, where applicable, should:
a. Make the most of the existing facilities and assets such as the river frontage and the
embankment, protecting this for future events and uses such as festivals and concerts;
b. Aim to promote a regionally/nationally flexible multi-use venue which can host a range of
activities and large-scale events, including concerts; sports, arts and theatre events; a sport
village/centre of excellence; leisure pool complex etc. To attract many visitors;
c. Aim to improve the evening and night time economy, offering a wide range of activities that are
socially inclusive and meet the needs of different communities and different age groups, and that
also take into account issues of community safety;
d. Aim to support the development of the university, such as shared sports facilities or libraries;
e. Assist in the creation and enhancement of water navigation facilities; and
f. Ensure that there are no detrimental impacts on designated sites, in accordance with policies
lP23 and lP27.
In exceptional circumstances when there is no appropriate city centre site, due to the nature and
scale of the proposed development, other locations for cultural, leisure and tourism facilities will be
considered in accordance with a sequential approach to site selection outlined in policy LP12.
Community Facilities
All development proposals should recognise that community facilities such as libraries, public houses,
places of worship and community halls, or any registered asset of community value, are an integral
component in achieving and maintaining sustainable, well integrated development.
Proposals for new community facilities will be supported in principle, and should:
g. Prioritise and promote access by walking, cycling and public transport. Community facilities may
have a local or wider catchment area: access should be considered proportionately relative to
their purpose, scale and catchment area;
h. Be accessible for all members of society;
i. Be designed so that they are adaptable and can be easily altered to respond to future demands if
necessary;
j. Where applicable, be operated without detriment to local residents: this especially applies to
facilities which are open in the evening, such as leisure and recreation facilities.

Existing Culture, Leisure, Tourism and Community Facilities
The loss, via redevelopment, of an existing culture, leisure, tourism or community facility will only be
permitted if it is demonstrated that:
a. The facility is demonstrably no longer fit for purpose and the site is not viable to be redeveloped
for a new community facility; or
b. The service provided by the facility is met by alternative provision that exists within reasonable
proximity: what is deemed as reasonable proximity will depend on the nature of the facility and its
associated catchment area; or
c. The proposal includes the provision of a new facility of a similar nature and of a similar or greater
size in a suitable on or off-site location.
Policy LP32: Flood and Water Management
Development proposals should adopt a sequential approach to flood risk management, taking into
account the requirements of the NPPF and the further guidance and advice set out in the council’s
Flood and Water Management SPD.
Development located in areas known to be at risk from any form of flooding will only be permitted
following:
a. the successful completion of a sequential test (if necessary) and an exception test if required;
b. the submission of a site-specific flood risk assessment, setting out appropriate flood risk
management and demonstrating no increased risk of flooding to the development site or to
existing properties, and where possible should seek to reduce flood risk;
c. the consideration of any necessary ongoing maintenance, management of mitigation measures
and adoption and that any relevant agreements are in place; and
d. the incorporation of Sustainable Drainage Systems (SuDS) into the proposals.
A site-specific Flood Risk Assessment appropriate to the scale and nature of the development and
risks involved, taking into account future climate change, will be required for development proposals:
•
•
•
•
•

In Flood Zones 2 and 3; and
In Flood Zone 1 where there are critical drainage problems; and
On sites of 1 hectare or greater in Flood Zone 1; and
Sites where development or change of use to a more vulnerable use may be subject to other
sources of flooding; and
Sites of less than 1 hectare in Flood Zone 1 where they could be affected by sources of flooding
other than from rivers and the sea.

Development proposals should also protect the water environment and must demonstrate:
e. That water is available to support the development proposed;
f. That development contributes positively to the water environment and its ecology where possible
and does not adversely affect surface and ground water;
g. That adequate foul water treatment and disposal already exists or can be provided in time to
serve the development;
h. In areas served by combined sewers, surface and foul flows should be separated and no new
combined sewers created. Connections to the existing combined sewer should only be made in
exceptional circumstances where it can be demonstrated that there are no feasible alternatives,
such as (and in this priority order): into the ground (infiltration); to a surface water body; or to a
surface water sewer, highway drain, or another drainage system (this applies to new

i.

developments and redevelopments). Where and existing combined or surface water sewer is
utilised, there must be no detriment to existing users of such a sewer;
That suitable access is safeguarded for the maintenance of water supply and drainage
infrastructure.

Water Efficiency
To minimise impact on the water environment all new dwellings should achieve the Optional
Technical Housing Standard of 110 litres per day for water efficiency as described by Building
Regulation G2.

Policy LP33: Development on Land Affected by Contamination
All new development must take into account:
a. The potential environmental impacts on people, buildings, land, air and water arising from the
development itself; and
b. Any former use of the site, including, in particular, adverse effects arising from pollution.
Where development is proposed on a site which is known to have or has the potential to be affected
by contamination, a preliminary risk assessment should be undertaken by the developer and
submitted to the council as the first stage in assessing the risk.
Planning permission will only be granted for development if the council is satisfied that the site is
suitable for its new use, taking account of ground conditions, pollution arising from previous uses and
any proposals for land remediation. If it cannot be established that the site can be safely and viably
developed with no significant impacts on future users or ground and surface waters, planning
permission will be refused.

Policy LP38: Fengate South
Prior to the granting of any planning permission for residential development on the Fengate South site
(LP37.27), the council will require the developer to submit a development brief or other evidence
documents that address the following matters:
•
•
•
•
•
•
•

How flood risk issues are to be addressed, including the location of dwellings in areas at lowest
probability of flooding and the proposed flood risk mitigation measures;
The arrangements for the remediation of the site to a standard suitable for residential and
associated uses;
Transport issues, including vehicular access arrangements, measures to address transport
impacts beyond the site and measures to improve pedestrian and cycle infrastructure from the
area to the city core (thus reducing the need to travel by car);
Impacts on biodiversity, including, in particular, any impacts on the Nene Washes SSSI, SAC,
SPA and Ramsar Site;
Visual and landscape impacts (including countryside and cathedral views);
A design solution that creates a high quality residential environment with associated community
facilities, providing an attractive frontage to the river with the possibility of moorings; and
The creation of an attractive public riverside walk and cycle path which runs the length of the site,
connecting with the foot and cycle paths from the embankment west of the parkway.

The council will require the submission of sufficient information from the applicant to enable the
completion of a project-level screening exercise under the Habitats Regulations, and, if that screening
concludes that full Appropriate Assessment is needed, sufficient information to enable it to complete
that Appropriate Assessment. This process will need to demonstrate that the development will not
have a significant adverse effect on the integrity of the Nene Washes.

Policy LP51: Riverside North Policy Area
The Riverside North Policy Area, as shown on the Policies Map, will remain a predominately open
area for social, recreational, leisure and cultural uses.
Any built development will be confined to the northern part of the site and along the frontage to
Bishops Road. This could include a University of Peterborough Campus (as identified on the Policies
Map), comprising university faculty buildings, an administrative centre and general student amenities
such as student accommodation and sports facilities. Any proposals for this site must:
•
•
•
•

Be of high design quality;
Retain and enhance the Regional Pool;
Protect views of cathedral;
Accord with the requirements of Policy LP30.

Should the University not proceed on the identified University site, then residential development will
be supported. The following site, as identified on the Policies Map, is allocated for residential
development.
Site
Reference

Address

LP51.1

Bishops
Road Car
Park

Total

Indicative Number of
Dwellings/Remaining
Site Capacity*
25

25

Site Specific Requirements
Any proposal for this site must be of a high
standard of design and low density; ensure that
the height of dwellings does not exceed the
height of the trees that exist around the western,
southern and eastern sides of the site; and
include additional landscaping.

* This figure represents, indicatively, the total number of dwellings the site can accommodate, or, in
the case of sites under construction at 01 April 2018, the remaining number of dwellings to be
complete.
Further residential development in this area (other than on sites identified above) will not be
supported by the council.
Elsewhere in this Policy Area, new development must be of high design quality and improve the
pedestrian and cycle links to the City Core Policy Area and Fletton Quays Opportunity Area, including
a new foot/cycle bridge over the River Nene.
The council will support proposals which will improve and enhance the Key Theatre by making the
most of its riverside location and links to the Fletton Quays Opportunity Area.
Views of the Cathedral from the south and south-east and the settings of the Lido and Customs
House should be preserved, and, where opportunities arise, enhanced.

MCW ANGLIA RUSKIN UNIVERSITY CAMPUS AND
EMBANKMENT MASTERPL AN
APPENDIX 2

>> OVERVIEW

>> THE VISION

An Illustrative Masterplan for ARU-Peterborough has been developed
to support the emerging wider Embankment Masterplan. The
masterplan shows how the campus could expand in the future in
a phased manner. At this stage this is an illustrative proposal. It is
recognised that the masterplan will be both influenced by further
consultation with stakeholders - such as the local authority, heritage
groups etc - and by greater clarity on emerging proposals for the
wider context of the site and the city. Given this current uncertainty,
limited discussion has taken place with the local authority planning
department and other stakeholders, and the proposals are a response
to the constraints as they are currently understood.

The New University of Peterborough will be:

The assumptions that underpin the Illustrative Masterplan, include:


A strategy of phased growth to 2030 of a non-residential campus



A core spatial requirement of approximately 20,000 m gross Internal

A core spatial requirement of approximately 7,000 m2 gross Internal
Area (GIA) of commercial research space



Location of buildings to minimise the cost of future site infrastructure
works, such as diversions etc



A wider public realm and landscape strategy that integrates the
campus with the city fabric and provides highly positive placemaking



Contemporary



Distinctive



Welcoming



Transparent



Sustainable



Affordable



Low Maintenance

2

Area (GIA) of academic





These attributes will be clearly expressed in its design and its
relationship to the city and its residents. The Campus Masterplan
proposals will continue the step change in environmental quality set
out in the consented Phase 1 proposals, creating a pedestrian focused,
publicly open and modern campus set within a flowing parkland.
The focus will be on the provision of attractive and publicly accessible
spaces and buildings linked by a network of pedestrian and cycle
links. These links will run from the City and Cathedral Quarter south
towards the Stadium and riverside, and from the nearby residential
community west towards the Theatre and Lido.

The potential for integration of existing facilities, such as the adjacent
sports facilities, if so desired, as part of a comprehensive masterplan
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>> EXISTING SITE
The analysis of the existing site generally comprises of several poorquality public car parks, service/maintenance compounds and rundown sports pitches, separated by dense, single age and unmanaged
tree belts. The site suffers from a variety of anti-social behaviour and
high levels of crime. Given land retained for a potential redevelopment
of existing leisure facilities and the Stadium to the south, an area of
land of the Embankment site has been identified for the campus.
This site extends south from the Phase 1 Building and includes the
remainder of the Wirrina Car park, the Regional Pool car park, the
existing all-weather hockey pitches to the south and associated tree
belts and to the north fringe of the open space on the southern half
of the site.



Union, to establish a strong identity for the campus.



>> PLACEMAKING
The masterplan provides a range of individual and legible landscape
spaces, with the following distinctive characteristics:


A sequence of publicly accessible pedestrian spaces focused on
individual building frontages and connected by a Green Chain of
parkland flowing north-south through the campus



These spaces will be suitably scaled to accommodate anticipated
pedestrian flows, and would include eddy spaces allowing flexibility
of use for various events and activities (café stalls, markets,
graduation, student cinema, art exhibition)
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Building forms would use the design approach for Phase 1 to give the
University a strong identity and presence within the city



The creation of a Visible University by creating visual links with
Bishops Road, the open space and riverside to the south, and the
elevated approach along the Frank Perkins Parkway



A multi-functional Blue Chain of swales and attenuation basins
running along the western boundary that also provide valuable
biodiversity and habitat, and an element of separation from the

>> CONCEPT MASTERPLAN
The concept masterplan - its layout, scale and landscape setting - has
been informed by the response to the Brief and the site’s Constraints
and Opportunities. The key themes for the masterplan are:

A public ‘ green heart’ for the campus, collocated with the Students’

woodland edge



An integrated landscape of buildings and spaces set within existing
woodland to bed the campus into its setting

>> CONNECTIVITY
The Masterplan creates improved connections both across and within
the campus, extending those established in Phase 1 for the benefit of
the University and the wider community:
1. A pedestrian and cycle spine to the west of the campus associated
with a series of legible landscape spaces with a consistent materials
palette and signage strategy
2. Enhanced connections with the Cathedral and city centre and
extensions to the open space, wider Embankment, Stadium and
riverside including existing Sustrans route and potential future
footbridge over the Nene.
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3. Improved East-West pedestrian links

>> ECOLOGY

4. Vehicle movements restricted to the east of the buildings, with an
allowance of standard and blue badge parking bays for each building
with links to building entrances and the Pedestrian Spine

Following the Preliminary Ecological Appraisal of the Phase 1 site,
further surveys will be required to ascertain any specific ecology
constraints to the masterplan proposals. However, as the landscape
and tree cover is similar across the majority of the site, a working
assumption that surveys will be similar to those in Phase 1 has allowed
the following principles to be developed for the masterplan proposals.
These proposals would aim to significantly boost biodiversity and
habitat creation through the creation of:

5. A primary decked car park set to the east of the campus accessed
from Bishop’s Road access
6. Service access primarily to the east od the campus and feeding
campus buildings across pedestrian first public realm

>> SECURITY
The existing site suffers from issues of anti-social behaviour and poor
security. This is arguably more pronounced further into the park and
away from the activity and surveillance of Bishops Road. The campus
masterplan will address these issues through a series of step change
measures including:


Badly needed woodland management with selective tree removals



potential, reducing pressure on the existing sewer network and
increasing biodiversity





Significantly increased footfall to activate spaces, over-looking from
buildings, well-lit pedestrian routes, and use of Secure by Design
principles will all create an external environment that is safe and has
purpose, ownership, respect and positive connotations



Controlled vehicular access to the inner campus, incorporating a
drop-off loop





Appropriate and on-going management of all external environments
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Extensive meadow grass (Green Chain) creating vital wildlife
movement routes and foraging potential



Improved woodland management to clear space to allow a more
diverse species range to develop and thrive, and

and thinning to increase openness and natural surveillance, and to
create a network of attractive and safe pedestrian routes

A chain of attenuation swales (Blue Chain) offering rich habitat



Significant soft landscape and tree planting proposed to parking
areas to provide both partial screening, and mitigation for the
woodland reduction and thinning

>> MASSING
Based on the consultation with Historic England, Civic Society and
Local Authority for Phase 1, it has been assumed that the buildings will
generally be a 20 of three storeys throughout, with possible additions
of higher elements as key features and to enhance the skyline. Further
study of key viewpoints will need to be developed during the next
stage of the development of the Masterplan to verify this working
assumption.
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>> LOGISTICS
A high-level strategy has been established to provide a secure and
accessible site for Phase 1 and to enable a future build out of the
campus on a phased basis, minimising the conflicts and associated
risks of the public, building users and construction traffic.

>> KEY ASSUMPTIONS
Given the high-level brief and the limited consultation on the evolution
of the masterplan several key principles have been adopted. These will
need to be developed and verified during the next phase to deliver a
robust detailed masterplan for the University.


Wider context and future development plans: Further and ongoing
consultation on the wider proposals for the Embankment will be
necessary to deliver a detailed masterplan for the whole site



Site conditions and services: Further investigation of ground
conditions and existing infrastructure may impact on the proposed
layout



Massing: further consultation will be required to verify the feasibility
of the assumed building heights / mass.



Building size: consultation with the University to determine the size,
function and location of future phases



Car parking: This will need to be developed in parallel with a Travel
Plan and Traffic Impact Assessment as part of a holistic approach to
parking across the Embankment
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UNIVERSITY

Embankment, Peterborough
STADIUM

a collaborative process…
Embankment Masterplan

STATION
CITY CENTRE

14

CATHEDRAL

7

6
7

KEY

UNIVERSITY

EMBANKMENT
STADIUM

RIVER NENE

1 University Campus
2 Stadium
3 Central Green
4 Fletton Quay Bridge
5 Riverside Walk
6 Parking
7 Outdoor Sports and Play
8 Running Track
9 Lido
10 Theatre
11 New Regional Pool
12 Middleholme
13 River Nene
14 Cathedral

8

1

9

6

3

6
10
13
11

2

5

13

4

a new place for Peterborough…
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Pedestrian Network

Open Space
…connecting Cathedral to River...
1 Cathedral Precincts
2 Embankment Meadow
3 Stadium Place
4 University Green
5 Embankment Circus
6 Lido Gardens
7 Fletton Quays
8 Riverside

4

1

1

…a connected place...

4

6
5

2

1 Cathedral Precincts
2 University Walk
3 Stadium Way
4 Bishop’s Road
5 Bridge Street
6 Middleholme / Potters’ Way
7 Fletton Quays
8 Riverside Walk
9 Fletton Bridge

2

8

5

3

3
6

8
7

7

Open Space

9

Vehicle Movement
4

4

3

…Sport and Play...

5

1 Stadium
2 Running Track
3 Multi Use Games
4 Play Park
5 Sports Science opportunity

1

8

2

…pedestrians + cycles first ...
1 New Parking Hubs
2 Fletton Car Park
3 Parkway
4 Bishop’s Road
5 Bridge Street
6 Stadium Access
7 University Access

4
5

1
7

6

1
3

4

2
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Energy

Embankment 2030?

…a low carbon network...
1 Stadium
2 University
3 Lido

2

3

1

8

4

…with beer festival
Embankment 2030?

…an aerial view from the north ...
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TRIVANDI PUFC EMBANKMENT COMMUNITY STADIUM
APPENDIX 3

DYNAMIC VENUE PROGRAMMING

Embankment
Community Stadium
Feasibility Presentation

Entertainment Events

Music Concerts

Workspace + Events

Sports Bar / Cafe

Tournament Screenings

Ted Talks

Corporate Events

Matchdays (Home and Away)

Gigs / Comedy Events

Lifestyle Events

E-Gaming Events

F&B Experience

Outdoor Cinema

Mass Participation Events

Beer / Food Festivals

Prepared for:
PCC & Wider Stakeholder Group
30th October 2020

VENUE CONFIGURATIONS
Venue Layouts

Facts & Figures
✓ Circa 650,000 – 750, 000 Annual Visitors

✓ 180 – 200 Events a year

2. Venue
Proposition

✓ Average 26 Matchdays a season
✓ 365 day-a-year Main West Stand Operation
serving the community

✓ Multi-tenanted Stadium Operation
✓ Delivering Venue and Site Wide Events
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VENUE DESIGN METHODOLOGY
Design Principles
✓ Design which responds to the City context and site setting
✓ ‘Two-Way’ Facing Stadium – views to cathedral and riverside embankment

2. Embankment
Venue Overview

✓ Synergy with the new Anglia Ruskin University Campus

✓ Designed to deliver an amazing visitor experience, atmosphere and comfort
✓ Sustainable and efficient venue with environmentally controlled accommodation clustered in one stand.
✓ Compact bowl enabling reduced roof height to mitigate visual impact
✓ Activation and enhancement of the ‘Embankment’ and ‘Riverside’ setting

VENUE KEY FACTS AND FIGURES
TOTAL GROSS
FLOOR AREA
TOTAL STADIUM
CAPACITY
19,415 SEATED
CAPACITY
Incl. Safe Standing
Total Capacity 22,000

Circa
20,500 Sqm

VENUE
FOOTPRINT

23,900
SQM



STADIUM
HEIGHT

UEFA
CATEGORY 4
STAR
2019/20
PREMIER LEAGUE +
EFL HANDBOOK
COMPLIANT
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23m

TOTAL ROOF
SURFACE
AREA

17,250 Sqm
EMBANKMENT
SITE VENUE
RATIO

3. Venue Precinct &
Masterplan

8%
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VENUE MASTERPLAN

3. Venue Design

PEDESTRIAN SITE ACCESS & EGRESS
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WEST & EAST STAND SECTIONS
West Stand

Two-Way Facing West Stand

WEST STAND ACCOMMODATION
East Stand

‘Best in Class’ General Spectator Facilities

OUTWARD FACING VENUE

3. Programme
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DEVELOPMENT PROGRAMME
The below programme outlines the key sequential development stages in order to meet a Summer

DEVELOPMENT PROGRAMME

1.0 FEASIBILITY

2023 opening date.

2020
FEB

MAR

AP
R

MAY

JUN

JUL

2021
AU
G

SEP

OC
T

NO
V

DE
C

JAN

FEB

MAR

AP
R

MAY

JUN

JUL

AU
G

SEP

OC
T

NO
V

DE
C

COVID IMPACT

2.0 DEVELOPMENT PHASE APPROVAL

3.0 PHASE 2a DEVELOPMENT

4.0 PHASE 2b DEVELOPMENT

5.0 PLANNING PROCESS + APPROVAL

6.0 ENABLING WORKS
7.0 CONSTRUCTION WORKS

Kick-Off

PHASE 2a DEVELOPMENT

PHASE 2b DEVELOPMENT

PLANNING

ENABLING
WORKS

CONSTRUCTION
WORKS

17
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ASHLEY DUNSEATH - HEAD OF MASTERPL ANNING
E: Ashley.Dunseath@wsp.com | M: +44 (0)7827 991318 | T: +44 (0)1223 342134
WSP House, 70 Chancer y Lane, London, WC2A 1AF.

