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4.1 Introduction

The above analysis gives rise to a number of important 
challenges in delivering the regeneration of the Station Quarter. 
These challenges in many respects are created through the 
site’s context as an operational rail area as well as an important 
part of a busy urban city centre. To balance these (at times 
conflicting) requirements and achieve the city centre aspirations 
to move forward the city’s growth, viable and innovative 
solutions are required. This section deals with these challenges 
and the options investigated in the process of setting the 
Development Brief.

4.2 How to deliver integration with the 
wider city centre / North Westgate? 

The Queensgate Limited Partnership is proposing a major 
extension to the city’s retail centre. The scheme will bring 
forward a comprehensive, retail led, mixed use development 
that will extend the city centre further towards the Station 
Quarter. This will involve a new retail focus in the Westgate 
area, linked to the existing Queensgate shopping centre; 
relocation of city centre car parking from its current position 
and replacement of the existing bus station to a location more 
appropriate to serve revised city centre needs. 

Integration between the North Westgate proposals and those for 
the Station Quarter will be critical in delivering a successful and 
coordinated city centre. This presents a number of implications 

for the Station Quarter. These are
 
(i)   The new location of shoppers’ car parking, including 

demolition of the Perkins Car Park.
(ii)  The new location of the bus station and how this relates 

to the city centre retail offer and improves connectivity 
with the railway station. 

(iii)  New pedestrian crossings of Bourges Boulevard linking 
North Westgate, the city centre and the Station Quarter.

4.2.1 Analysis
 
(i) Shoppers car parking. The provision of new car parking 
facilities for shoppers in the Station Quarter area will help 
facilitate the demolition of the existing multi-storey car parks 
that line the eastern side of Bourges Boulevard. This in turn will 
help facilitate the redevelopment of the North Westgate area 
in line with other policy planning objectives of the City Council. 
The consideration of location for shoppers’ car parking must 
respond to a need to reorganise and reduce traffic flows on the 
highway network in particular by avoiding the current need for 
u-turn movements and by so doing better matching demand 
with the direction of travel into and away from the city centre. 
To meet this need requires more car parking to the west of 
Bourges Boulevard than is currently provided by the Perkins 
Car Park and improved access to and from the south and west 
of the city.

In order that Peterborough continues to be an attractive 
destination for shopping, short term parking to serve the needs 
of shoppers and other visitors must provide easy access on 
foot to the Central Retail Area. To meet this need requires a car 
park that is as close as possible to the city centre and readily 
provides for a direct link between it and the Central Retail area.
 

4 Station Quarter Challenges
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In light of this three locations for the shoppers’ car parking have 
been considered:

• Land adjacent to Perkins Car Park
• Land at the former Royal Mail site (including two sub-

options
• Land south of Thorpe Road.

Each location was assessed against the transport objectives 
sought by the City Council. As the table overleaf shows, locating 
the shoppers’ car park adjacent to or in place of the Perkins Car 
Park meets the transport objectives of the Council’s transport 
strategy, providing parking within convenient walking distance 
of the retail heart of the city, and access arrangements that are 
well matched for cars approaching from and leaving towards 
western and southern parts of the city. The alternative locations 
only partly meeting these criteria.

(ii) Location of the Bus Station. A range of options have been 
considered in respect of the location of the bus station. A 
number of sites have been considered on the western side of 
Bourges Boulevard, including adjacent to Perkins car park, the 
Royal Mail site and Great Northern Hotel site. While options 
on this side of Bourges Boulevard would provide a physically 
combined rail and bus interchange, they were discounted for 
the following reasons:

• The main destination of bus passengers is the city 
centre rather than the railway station and as such 
proposals are unlikely to be supported by passengers 
or bus operators since the large majority of bus 
passengers would need to cross Bourges Boulevard.

• Given the extensive space requirements of the bus 
station and the need to maintain good access fro cars 
and taxis to and from the railway station, sites on 
the station side are relatively constrained and online 
arrangements on this side of Bourges Boulevard would 
be difficult to accommodate.

• The opportunity to animate the Bourges Boulevard 
frontage of the North Westgate scheme would not be 
available.   

Transport 
Objectives

Adjacent 
to/in place of 
Perkins Car 

Park

South of 
Thorpe Road

Royal Mail 
site (access 
via Bright 

Street)

Royal Mail 
site (access 
via Crescent 

Bridge 
Roundabout)

Relocate 
access away 
from Bourges 
Boulevard

Yes No No No

Provide 
access off 
Thorpe Road

Yes No No No

Reduce 
vehicle 
movements 
associated 
with car 
parks along 
Bourges 
Boulevard

Yes Partly No Yes

Improve 
operation 
of Crescent 
Bridge 
Roundabout

Yes Yes No Yes

Opportunity 
to improve 
pedestrian 
linkage 
between 
Cowgate 
and railway 
station

Yes Yes Yes No
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For these reasons the location on the eastern side of Bourges 
Boulevard is considered optimal from a design and operational 
perspective, provided that strong linkages (including use 
of information technology such as real time passenger 
information) are made between the Station Quarter and the new 
bus station. It also provides a strong activation for the North 
Westgate frontage along Bourges Boulevard.
 
(iii) Pedestrian connections. The earlier analysis of movement 
highlighted the current difficulties with regards to pedestrian 
movements between the Station Quarter and the city centre. In 
essence, improved grade crossings aligned along key desire 
lines would greatly enhance the pedestrian environment. Future 
desire lines are shaped by current city centre development and 
will be added to by the proposed North Westgate scheme.
 
Review of this context concludes that there will be three 
pedestrian desire lines: to Westgate, to Queensgate shopping 
centre, and to Cowgate. These routes need to be maximised 
in order to achieve pedestrian / public realm objectives and 
to re-integrate the Station Quarter with the city. The most 
effective way of doing this is through a series of high quality 
grade crossing across Bourges Boulevard and a clear sense of 
orientation from the station created by the structure of the public 
space. This will only be enabled in conjunction with the wider 
objective of calming Bourges Boulevard to create a friendlier 
pedestrian environment.
 
4.3 How to meet future railway station 
requirements?

A new railway station and its functioning are at the heart of the 
Station Quarter. The Development Brief, while not providing 
a station design, needs to provide an urban framework that 
enables rail objectives to be met in a manner consistent with the 
development of an important city centre quarter.
 

The railway station and its infrastructure are the defining 
features of the study area and at the heart of the development 
will be the delivery of a new railway station that supports 
the projected growth in passenger numbers. Issues to be 
addressed include the location of the station, car parking 
requirements (the future need is estimated as 2,300 station 
parking spaces) and the location of station car parking. 

The new station and its surroundings must also meet 
aspirations for design quality, accessibility, and integration 
with the city centre. Included within this is the need for public 
space around the station to enhance the arrival experience of 
passengers. 

4.3.1 Analysis

The operational considerations of a new station at Peterborough 
have been subject to detailed examination to ensure the 
redevelopment of the Station Quarter meets future operational 
requirements. Analysis has focused on the positioning and 
nature of station facilities (including the relationship between the 
station and access to the platforms). 

In terms of the location of a new station, this is largely 
determined by its positioning in relation to platforms 
and compliance with operational safety and emergency 
requirements. This in essence sets an ‘zone’ from the current 
station location in the south, to the current Royal Mail bridge in 
the north, for the location of any new station facility. This would 
mean bridge access to all platforms would be towards the 
centre of the platforms.
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With regards to the nature of the station itself, two fundamental 
options have been considered: a double-sided station and a 
single sided station on the eastern side. Given the anticipated 
growth in rail passenger demand over the next 15 to 20 years 
(currently estimated at around 5% per annum nationally) 
and the additional platforms required at Peterborough as 
part of the East Coast Mainline improvements, a single side 
station becomes increasingly difficult to justify. From a railway 
perspective, safe access to new platforms 6 and 7 become 
difficult. From a transport perspective, growth in passengers 
leads to growth in traffic and car parking requirements in an 
area around Bourges Boulevard that is already operating 
near capacity. In this context a double-sided station provides 
operational rail, transport planning and development 
advantages (outlined in Section 5) and has been widely 
accepted as a future requirement. Depending on future platform 
configuration, a double aspect station also creates the potential 
for elevated station facilities.

4.4 How to accommodate significant city 
centre, railway station and development car 
parking? 

The Station Quarter needs to accommodate up to 4,000 car 
parking spaces for station users and city centre shoppers. In 
addition to this sufficient parking provision will be needed for 
any proposed developments in the area. If provided at ground 
level, car parking spaces could require up to 11 hectares of 
land. Alternative options are required that provide sufficient 
spaces, but not to the detriment of the urban landscape. 
Accommodating this parking in an efficient and sensitive 
manner that reflects the importance of the city centre location 
needs to be an important feature of any proposals for the 
Station Quarter. 

4.4.1 Analysis

Analysis in respect of the city centre (shopper) car parking is 
presented above and concludes that the most efficient location 
for the provision is in the area north of Crescent Bridge. 

The analysis of where and how station car parking is provided 
starts with an assessment of the current station car parking 
situation. The last available research into the use and future 
requirements for Peterborough station car parking was 
undertaken in late 20045

 . The study confirmed a number of 
important parameters that help to shape future provision.
 
Overall, the study confirmed the lack of current station car 
parking provision in the area. Study surveys identified that the 
main station car parks reach capacity (825 spaces) in the hour 
beginning 0700 on weekdays. The Mayor’s Walk car park (262 
spaces) reaches capacity in the same hour, leaving passengers 
to find alternative provision in the city centre. Taking into 
account the growth in passenger demand the study estimates 
that future provision of station car parking should be in the 
region of 2,300 spaces. In addition, the study concluded that 
currently the split of drivers accessing the station is 73% from 
the east and 27% from the west.

5 Colin Buchanan and Partners ‘Peterborough Railway Station Transport Study (2004)
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This analysis helps set two parameters for the Station Quarter. 
Firstly, it confirms the need to accommodate up to 2,300 station 
spaces (currently in the region of 1,200 passenger and staff 
spaces are provided implying an increase of 1,100 spaces). 
Secondly, that almost 30% of spaces might be provided to the 
west of the station to capture current flows from that side of the 
city. Given the need to reduce traffic along Bourges Boulevard 
and to spread the provision of car parking across a larger area, 
the Development Brief proposes that up to 40% of future station 
car parking (900 spaces) are provided on the western side of 
the Station Quarter, leaving 60% (1,400 spaces) on the eastern 
side. Appraisal of this using the Peterborough Transportation 
Model6 demonstrates this helps to increase capacity in the 
Bourges Boulevard / Crescent Bridge area.

With respect to how this provision is accommodated on each 
side of the railway, the key determining factor is the objective 
to minimise passenger journey times, and resultant opportunity 
cost to the rail sector, by locating the core parking provision in 
close proximity to the station entrance. Consultation with rail 
operators highlighted that passenger demand is highly sensitive 
to journey times to stations, and that the distance of parking to 
station entrance are an important component of overall times. 
The Network Rail Station Design Brief stipulates that “a car park 
is to be created within five minutes walking distance of a station 
entrance with capacity to meet current and forecast demand”7.
 With reference to Figure 3-6 which shows walking distance and 
times from the station, the implication of the above requirement 
is that significant car parking will need to be provided in the 
area between Crescent Bridge and Bright Street. In light of 
this, the Development Brief suggests that at least 60% (1,400 
spaces) of station parking should be provided within 150 - 200 
metres of the station entrance(s) – equating to 700 spaces on 
each side of the Quarter. The remaining 40% will be outside 
this area in other parts of the Station Quarter but still within 300 
metres (6 minutes) of the Station.
 

This requirement places a significant land use requirement at 
the heart of the Station Quarter and in locations where most 
public and commercial use will be concentrated. Solutions 
proposed by developers through detailed masterplans will 
need to demonstrate how the car parking requirements will be 
accommodated alongside other uses.

4.5 How to reduce conflict between traffic 
and people and deal with competing land 
requirements? 

The current context of conflict between types of traffic (cars, 
buses, service vehicles, taxis, cyclists) and with pedestrians 
creates a hostile environment at this important city gateway. 
The Development Brief needs to organise movement to reduce 
conflict and support both the functioning of the station and 
the future uses in the area. In addition, the competition for 
land uses in the Quarter presents a number of development / 
infrastructure challenges for its regeneration. The Development 
Brief needs to be a deliverable mixed-use scheme that, within 
key parameters, needs to be flexible to respond to the longer 
term nature of the regeneration process.
  
4.5.1 Analysis

Current conflict is created through the level of traffic and 
pedestrian activity associated with the operation of the station 
and the lack of space in the vicinity of the station entrance. 
Currently space is severely constrained by the location of 
the Great Northern Hotel which has reduced the ability of 
the existing station to expand in depth and create space for 
passenger flows. It also means that all traffic is channelled 
directly to the front of the station via Station Road, which itself is 
narrow.
 

6 Owned by Peterborough City Council
7 Network Rail ‘Peterborough Station Design Brief: Version 02-1st October 20062, page 15
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In terms of reducing future conflict two specific points are made.

1. Given the need for space and the broad zone in which 
a future station would be located it is anticipated that 
the Great Northern Hotel would need to be removed 
to create sufficient space on the city side of the station 
(see Section 4.7 below).

2 The provision of a double sided station will help reduce 
conflict by splitting station activity between both sides of 
the railway.

 
The area(s) around any future station facility will need to include 
high quality public realm, drop points for taxi and cars, bus 
bay provision (including rail replacement bays), cycle parking 
and short stay/disabled car parking. Two options have been 
investigated to manage space and reduce conflict between 
traffic and people.

• Organisation at ground level would require a significant 
amount of land to allow for the provision of a high quality 
public square with adjacent traffic related areas. While 
solutions are possible, when the pedestrian and traffic 
need is coupled with that for adjacent car parking and 
commercial development the overall land constraint on 
the eastern side of the station becomes clear.

• A layered approach provides a solution to the space 
constraint by organising traffic and pedestrians on two 
different levels east of the railway station. At the current 
ground/sub-ground level traffic and parking can be 
organised to provide immediate access to the station 
entrance and platforms. At the elevated ground level 
space for a high quality public square can be provided 
to facilitate seamless pedestrian/cycle links to the city 
centre. From an economic perspective, the cost of 
layering is balanced by the additional developable land 
space created.    

 

4.6 How can existing buildings contribute 
to the future urban fabric?

As noted in Section 3.2 there are three listed buildings in the 
Station Quarter (the Carpenters’ Shop, the Wagon Repair Shop 
and the Lathe House). In addition the Great Northern Hotel is 
considered to be of local interest by some, but is not of listable 
quality. The future of these buildings will need to be addressed 
in any detailed proposals for the Station Quarter. 

4.6.1 Analysis

The Development Brief has investigated the buildings above to 
understand the contribution they can make to the regeneration 
of the area, both in terms of urban design and viability. The key 
question is whether or not they can be accommodated in future 
proposals, particularly given their nature and location? 

The Carpenters Shop is located in the north eastern part of 
the Station Quarter and can be easily accommodated into 
the predominantly commercial development of the area. The 
building is currently being used for offices and presents a viable 
refurbishment project to accommodate small scale office uses.
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In the south west corner of the Quarter, where the listed Wagon 
Repair Shop and Lathe House are located, the design of the 
area has been considered at length as this is an important 
gateway to the whole of the Station Quarter. The incorporation 
of the listed railways buildings in the future redevelopment 
of the area is extremely challenging in this area, and they 
potentially could restrict the regeneration potential of the 
area for three significant reasons. First, their location restricts 
options for new access in to the Station Quarter. Second, 
their potential re-use is limited by their construction (timber 
framed) which restricts the viability of proposals for the western 
side of the quarter. Third, a significant aspect to its heritage 
value is the railway setting and the sidings that are used for 
access. Retention of the listed buildings and the sidings would 
mean a large part of the western Station Quarter would not 
be developable, making the overall regeneration of the area 
unviable.
 
In bringing forward detailed proposals for this part of the 
Station Quarter the Development Brief will require developers 
to provide a detailed examination of the potential re-use of the 
listed buildings and, if appropriate, justification for their removal 
and the mitigation associated with such an option (such as their 
relocation to an appropriate location for preservation in a more 
appropriate setting). A number of railway preservation societies 
have expressed firm interest in the buildings in correspondence 
with the owners (EWS).

Finally with regard to the Great Northern Hotel, as previously 
discussed its location currently restricts the potential growth 

of station facilities. Options for the retention of the hotel on its 
site have been investigated but its position in relation to where 
the station needs to be located means that it is a significant 
constraint to development. Improved station access by 
pedestrians and traffic is needed and the hotel compromises 
the ability to deliver this along with the development needed to 
support the station. Listing was turned down by DCMS in 2006 
and the public consultation generally supported the loss of the 
hotel if the result was an improved station gateway.

4.7 Conclusions 

The above challenges and resultant examination of how they 
can be addressed has directly shaped the Station Quarter 
Development Brief. Combined the above analysis defines a 
number of difficult decisions and choices that need to be made 
in the regeneration of the Station Quarter if the objectives for 
the city are to be met. The Development Brief is set out in the 
next section.
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5.1 Introduction

The vision presented in the City Centre Framework (CCF) 
for the Station Quarter provides a framework for a major new 
mixed use quarter with an expanded station at its heart, forming 
one of a series of quarters in the redevelopment of the city 
centre. The CCF aspirations include new offices; new homes; 
station related retailing; rationalisation of surface station car 
parks; and new pedestrian/cycle bridge links to connect the 
east and west sides of the study area to the city centre and 
beyond8. The Development Brief sets out the Vision and design 
parameters needed to achieve this aspiration for the City.

5.2 Vision

Based on the analysis of the area and consultation responses 
from the public and stakeholders, and the key challenges the 
following objectives define the vision for the Station Quarter 
Development Brief.

• Create a new commercial and mixed use Quarter
The Quarter offers the prospect of developing a new 
integrated business and residential community as part 
of the city centre. The accessibility of the quarter, based 
on its location at the point where many routes into the 
city centre converge, makes it an attractive opportunity 
for commercial and mixed use development. 

• Create a new high quality gateway
The Station Quarter is a main entrance to the City for 
residents and visitors. As such it introduces the City to 
those arriving and passing through and needs to provide 
an exceptional image of the City to encourage business 
and residents to locate here.  

• Create new areas of public realm
The analysis undertaken clearly identifies the 
fragmented form of the area and the conflict between 
public space and other uses. Creating a new public 
realm will be essential to the regeneration of the area 
and its integration with the rest of the city centre.

• Reduce severance and improve connections
The future will be a Station Quarter that is integral to 
the city centre; and integration based on connectivity 
for all modes of movement (particularly pedestrian and 
cycling). Well defined connections are crucial for the 
success of the Station Quarter.

5.2.1 Sustainability

At the heart of the vision are the principals of sustainability. 
Peterborough is an Environment City and has aspirations 
to become an Environment Capital. In support of this, and 
to showcase this, the Station Quarter will need to deliver 
a development with strong environmental and sustainable 
credentials, namely to reduce energy use and emissions 
and promote the development of renewable energy sources. 
This aspiration is in keeping with the emerging Core Strategy 
and information contained in the draft IGS regarding the 
anticipated future need for all new buildings in Peterborough 
to demonstrate a high degree of sustainability in their design, 
construction and operation.

Development of the Station Quarter will meet high levels of 
environmental and energy performance in line with national 
guidance and the emerging Peterborough IGS which seeks to 
‘reduce carbon emissions and the use of finite resources for a 
sustainable future’. 

5 The Development Brief
 

8 The visual presentation of the Development Brief incorporates the current proposals for North Westgate 
to help demonstrate the transformation of the city centre facilitated by both developments and the way in 
which the two schemes should be complementary. This enables a better understanding of the linkages 
between the two areas and ensures the design principles developed for the Station Quarter are robust 
whatever future development might come forward on North Westgate
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In terms of non-residential development BREEAM (the Building 
Research Establishment Environmental Assessment Method) 
evaluates the environmental impact of buildings against a 
number of key environmental indicators, including energy, 
transport, pollution, water, materials, land use and ecology, 
health and well-being and management. Schemes are rated as 
pass, good, very good and excellent. All new non-residential 
development within Station Quarter should achieve BREEAM 
Excellent Level by 2010. It is proposed that all new housing 
should be designed to meet the ‘Code for Sustainable Homes’ 
Level 6 by 2016 at the latest, in line with the national target.
 
In this respect developments which can clearly demonstrate 
a very high degree of sustainability and/or seek to enhance 
the city’s cluster of environmental businesses will be viewed 
favourably. The corollary is that those who do not demonstrate 
this will not.

5.3 Key concepts

Flexibility is fundamental to the Development Brief. It recognises 
the long term nature of the regeneration process and the need 
to create new commercial markets in the city centre. However, 
without being too prescriptive, the vision for the Station Quarter 
can only be achieved if a number of important concepts are 
enshrined by the Development Brief. These concepts determine 
the character, functionality and quality of life within the area and 
its wider environs. It is these concepts that deliver the principal 
objectives set out in the vision. Each is individually set out 
below.

5.3.1 Double-sided Station

The principle of an eastern and western entrance to the 
station has been widely accepted by all stakeholders and is 
fundamental to the land use and design strategy for the area. 
A new western access to the station will facilitate two important 
features. First, it is essential in achieving the commercial 
element of the mixed use potential of the western side of the 
quarter. Second, it facilitates the dispersal of traffic and parking 
from the Bourges Boulevard area, creating network capacity by 
reducing unnecessary traffic movements. It also has a positive 
impact on the future potential of the neighbouring hospital site. 
The two sides of the station are linked via a new bridge across 
the railway.

5.3.2 New ‘Land Bridge’ crossing for pedestrians and 
cyclists

To regenerate the western side of the station quarter and 
integrate the area to the rest of the city centre, the vision 
promotes a new ‘Land Bridge’ public link across the railway.  
The ‘Land Bridge’ concept is for a new pedestrian/cycle 
street across the railway to provide a high quality public route 
east to west across the quarter. This will form an important 
part of a new east-west public spine across the city centre 
from Westgate, through the Station Quarter, to the future 
hospital site. With a focus on the public realm and space for 
pedestrians and cyclists, the ‘Land Bridge’ will provide access 
to regeneration opportunities on the western side of the railway 
by alleviating the physical severance caused by the railway. 
In addition the structure will provide segregated space for rail 
passengers.
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5.3.3 Pedestrian/cyclist connectivity to the city centre

Direct and high quality pedestrian connectivity between the 
Station Quarter and the city centre is fundamental to the 
Development Brief. Critical connections that need to be made 
are to Westgate in the north, to Queensgate and to Cowgate 
in the south east. These routes provide key legibility and 
help integrate the city’s heart with its primary arrival point. 
Principally these will be at grade, although other solutions may 
be considered. These connections need to permeate through 
the city centre. Also important will be seamless connections 
between the new rail and bus stations to provide an integrated 
transport hub for the city.

5.3.4 Car parking solutions

The car parking solutions for the Station Quarter will have a 
fundamental effect on the quality of place created, not least 
because of the significant level of car parking required for 
shoppers and station users. Three factors are determining the 
Framework’s approach to parking. First, the over-provision of 
multi-storey parking would have a detrimental impact on the 
regenerative potential of the area by reducing the critical mass 
of overall development (through land take) and impacting on 
the overall design quality in the area. Second, the provision of 
station parking is required to be in close proximity to the station 
to minimise commuter travel times. Third, the spatial allocation 
of parking across the area needs to be carefully considered to 
reduce traffic impact along Bourges Boulevard.

The response is to utilise a full mix of car parking solutions, 
to ensure the functioning and viability of the area is provided 
but not to the detriment of the urban landscape. Key elements 
of the station car parking could be provided in undercroft 
parking areas, concentrated in areas adjacent to the station 
to minimise passenger journey times. The remainder of the 
station parking would be provided in smaller concentrations of 
shielded multi-storey solutions that fit within the urban fabric. 
Shoppers parking will be provided in a single large multi-storey 
car park in a location directly related to the new North Westgate 
development, the Queensgate centre and the wider city centre, 
to the north west of Crescent Bridge roundabout.
 
On-street parking will be limited to maintain the sense of public 
realm within the area, while development related parking should 
be provided at the individual block level in the most appropriate 
form.

5.3.5 A step change in quality and character of Bourges 
Boulevard

A step change in the quality and character of Bourges 
Boulevard is fundamental to the integration of the Station 
Quarter with the rest of the city centre. A number of major and 
strategic improvements including junction redesign, traffic 
control measures, landscaping and quality at-grade pedestrian 
crossings will change the character of Bourges Boulevard from 
a dual carriageway dissecting the city, to a city street. 

5.3.6 Mixed use development

Each Character Area (see Section 5.7) has a dominant use 
but provides for a range of uses, making the Station Quarter a 
strong, mixed use area. The ratio of land use provision in each 
area varies to respond to the wider context of the city centre, 
providing an overall level of development that is viable to deliver 
the brief’s aspirations. 
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In respect of housing, the Station Quarter aims to bring the 
residential market to maturity in the city centre by introducing a 
new city living offer that complements that proposed in the other 
major city centre projects. The brief presents a challenging 
land use vision in respect of commercial floorspace and current 
market conditions and aims to create a new city centre market. 
It will do this by providing the right context for development and 
setting new standards for high quality and highly sustainable 
city centre offices, while also recognising the long term nature 
of regeneration by ingraining flexibility into the framework. 

5.4 Land use strategy

The land use strategy is aligned with the Plan for Peterborough 
City Centre and its vision for the Station Quarter. The 
fundamental principles of the land use strategy are:

• To provide a new mixed use development for 
Peterborough City Centre, promoting a new vibrant 
quarter with a residential and commercial focus 

• To deliver a sustainable development that meets the 
growth needs of the city, satisfying planning policy at the 
national and local level

• To provide a development that is integrated with and 
appropriate for its city centre location. 

The land-use strategy has been determined through a balance 
of the aspirations for the Station Quarter as a commercial 
centre for the City, future market prospects and the overall 
viability of the development proposals. The conclusion from 
both sets of analysis is that a mixed used approach is the only 
viable proposal for the Station Quarter. Different mixes of uses 
are appropriate in different parts of the Quarter; from primarily 
residential in the north-west through to commercial and mixed 
city-centre uses on the east (see Figure 5-1). 

The ultimate mix of development will be determined through 
detailed masterplans, but the Development Brief sets the 
character and range of mixes that will be appropriate in 
each part of the Station Quarter. It is acknowledged that the 
commercial market is currently lacking in Peterborough City 
Centre and that the development will need to act as a catalyst 
for this. Viability appraisal indicates that there is the potential 
for a significant level of office accommodation to be provided 
through an overall mixed use development programme.
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Figure 5-1: Land Use Strategy
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5.4.1 Residential development (C3 Uses)

A range of residential development types and tenure are 
envisaged by the Development Brief. On sites directly adjacent 
to existing residential areas (namely along Midland Road) new 
residential provision must complement the existing character 
with lower density, 2-4 storey development. On sites internal 
to the Station Quarter, and those where a mixed use character 
is sought, opportunities exist for higher density residential 
provision in the form of apartments. The anticipated residential 
density will vary appropriately in different parts of the Station 
Quarter but across the whole quarter should be consistent with 
the IGS expectations for the city centre (up to 130 dwellings 
per hectare) . Developers will need to demonstrate through 
their Design and Access Statements how proposals will 
deliver a high quality development and a level of development 
commensurate with the city centre location.
 
A component of affordable housing will be sought as part of any 
residential proposals. This requirement, in terms of percentage 
of dwellings and mix of tenure will be in accordance with the 
prevailing policy and housing need at the time any application is 
submitted. 
 
5.4.2 Office development (B1 and A2 Uses)

The Development Brief sets a clear aspiration to promote a 
new city centre commercial quarter, and to revitalise a currently 
weak city centre office market. Through an overall mixed use 
approach, office development is provided across the Station 
Quarter and concentrated in the most appropriate locations.

On the western side of the quarter, opportunities for office 
development are restricted by the prevailing development 
context (primarily residential). Therefore, the proposal is for 
office development to be concentrated towards the southern 

part of the western area, co-located with the new station 
entrance. On the eastern side of the quarter, higher density 
office development is to be concentrated to take advantage of 
the area’s proximity to the city centre and railway station.
 
The provision of office floorspace is recognised as a major 
challenge for Peterborough City Centre and some major 
pre-lets will need to be identified to act as market catalysts. 
Current opportunities for this include the promotion of an 
environmental cluster in the Station Quarter. The Development 
Brief Illustrative Design indicates the potential for up to 95,000 
sq.m. of new office accommodation as part of a viable mixed 
use development.

5.4.3 Retail uses (A1 Uses)

The general presumption in the Station Quarter is that large 
scale retail provision is inappropriate as it lies beyond the 
Central Retail Area (CRA). However, given the mixed use 
ambitions of the Quarter and the future functioning of the 
railway station, it is recognised that some limited retail provision 
is necessary. In this context, retail uses are considered 
acceptable provided they fall in to the following categories.

• Ancillary retail uses supporting the functioning of the 
station.

• Small neighbourhood retail units to support the 
Quarter’s new residential and business communities. 

Some exceptions to this may be appropriate if it can be 
demonstrated they support the comprehensive regeneration of 



45

Peterborough Station Quarter Development Brief

the Station Quarter. Given the location of the area outside the 
CRA, comparison provision is fundamentally inappropriate in 
the context of prevailing retail policies. It is also inappropriate 
in the context of the mix of other uses envisaged for the area. 
However, given the location adjacent to the CRA, limited 
convenience provision up to 4,000 sq.m. gross, with limited 
dedicated car parking might be appropriate. Approval of any 
exceptions would be subject to the following tests.

• The need for the proposed retail development can be 
clearly demonstrated

• Demonstration the proposals are in accordance with 
PPS6

• Clear evidence in support of its contribution to the 
regeneration and urban design objectives of the entire 
Station Quarter and wider city centre

• Be compatible with the vision, objectives, and strategies 
that form the Station Quarter Development Brief

• A Retail Impact Assessment that demonstrates no 
adverse impact on the CRA

• An appropriate parking solution in accordance with the 
Development Brief Transport Strategy.

5.4.4 Other land uses

To create a vibrant new quarter for the city, a range of other 
land use opportunities are anticipated in the Station Quarter. 
These include:

• Hotels (C1 Uses) – the city centre lacks the hotel 
provision expected in a city the size of Peterborough. 
With close proximity to the station and proposed new 
commercial functions, there is the potential for hotel 
development at both the 4-star and budget hotel level.

• Restaurants and related urban uses (A3/A4/A5 Uses) 
– to maintain activity and vibrancy throughout the day 
and evening, supporting restaurants, cafés and other 
town centre uses will be permitted. This supports the 
sustainability of the overall development by providing 
facilities for the new and neighbouring communities, and 
should aim to complement similar uses throughout the 
city centre.

• Public and Leisure Uses (D1/D2 Uses) – public, leisure 
and community uses will be permitted that support the 
overall provision in the City, and help to promote the 
development and use of the city centre. Opportunities 
for appropriate new public/leisure developments should 
be encouraged in the Station Quarter. 

5.4.5 Temporary land uses

The regeneration of the Station Quarter is a complex process 
that will evolve over a number of years. In this context 
temporary uses (including car parking) will be considered on 
sites if they contribute to the deliverability of regeneration by 
supporting development viability and/or phasing.

5.5 Transport strategy
 
The Station Quarter currently enjoys high levels of accessibility 
by public transport and private car. The future redevelopment 
of the area depends on maintaining and improving this level of 
accessibility, while improving pedestrian and cycling options, 
thus enabling a higher level of development density.
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The transport strategy is consistent with:

• Local and regional transport and planning policies.
• Planned investment in transport infrastructure and 

development in the city centre.
• Providing suitable transport capacity across all modes 

including supporting linkages to important local centres 
and networks.

The overarching objective is sustainability, designed around 
good public transport links, and attractive walking and cycling 
routes. Grouping high density development at transport nodes 
and mixing employment with residential areas will help reduce 
commuting locally and across the city. 

With the exception of the new station access street that 
replaces the current functioning of Midland Road, through 
vehicular movements should be avoided. The provision of a 
suitable streetscape and public realm is encouraged to promote 
walking and cycling in the quarter. Access to the Station Quarter 
from outside the area will need to build on committed strategic 
public transport links, by providing interchange with local 
services and provide supplementary public transport routes to 
add capacity.

The transport strategy for the Development Brief has been 
developed around four principles that relate directly to the vision 
for the area and wider city centre.

1.  To minimise the physical severance created by Bourges 
Boulevard. The current context of the Station Quarter 
is dominated by traffic, the conflict between different 
modes of movement, and the harsh environment of 
Bourges Boulevard which divorces the Station Quarter 
from the rest of the city centre. 

2.  To sensitively accommodate the significant parking 
requirements of the site. The requirements of the 
Station and the shopping centre alone are for 4,000 
parking spaces to be provided in the area. In addition, 
new development will also require parking provision. To 
meet the design objectives of the vision, an innovative 
approach to parking is required.

3.  To integrate the Station Quarter with the city centre 
through improved accessibility. To fully integrate the 
area to the city centre requires strong pedestrian and 
cycle connections. Clear legibility is required within 
the Station Quarter, and between the Station Quarter 
and key locations in the city centre, namely Westgate, 
Queensgate and Cowgate.

4.  To improve the direct connectivity between the city’s bus 
station and railway station. The repositioning of the bus 
station on Bourges Boulevard presents an opportunity 
to enhance its connectivity with the railway station and 
provide a more integrated transport hub for the City.

The Station Quarter Transport Strategy is presented in Figure 5-
2 and explained in more detail in the following sections.

5.5.1 External road network 

The proposed development of the Station Quarter will, together 
with North Westgate, significantly increase the density of 
development in this part of the city centre. To accommodate 
this, the road network in the vicinity of the Station Quarter 
will require modifications to cope with the anticipated future 
demand.
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At its core is the transformation of Bourges Boulevard from a 
hostile dual carriageway to a calmed city street, whose nature 
becomes that of a proper ‘boulevard’. This transformation will 
ultimately stretch from the Rivergate roundabout in the south, 
to the new Mayor’s Walk junction with Bourges Boulevard in the 
north. The aim is to manage traffic movements more efficiently 
and create capacity by reducing the current levels of ‘double 
movements’. This will be facilitated by:

• The realignment of Bourges Boulevard between 
Mayor’s Walk and Thorpe Road. This allows a new bus 
station to be accommodated on the eastern side of the 
road (adjacent to the North Westgate development), 
improves connectivity with the railway station, and 
supports traffic calming and landscaping. 

• Replacing (or re-designing) Crescent Bridge 
Roundabout with a 4-arm signal controlled junction. 
This supports the overall objective to calm this stretch 
of Bourges Boulevard and more importantly facilitates 
improved pedestrian linkages between the Station 
Quarter and Cowgate. This would effectively operate 
as a 3-arm junction, with the fourth arm providing 
services access to the North Westgate/Queensgate 
development. 

• Signalisation of all remaining junctions between 
Rivergate Roundabout and the new Mayor’s Walk 
roundabout.  These include the Mayor’s Walk junction; 
Bright Street junction; Priestgate junction; and Asda 
access. These improvements eliminate the ‘double 
movements’ on Bourges Boulevard, creating additional 
network capacity and improved pedestrian accessibility. 
UTMC will be installed to make best use of capacity and 
deliver bus priority. 

• Increasing the priority given to pedestrians via at-grade 
crossings. Proposals include at-grade crossings to 
the north and south of the new bus station and at the 
junction replacing Crescent Bridge Roundabout (to 
provide direct pedestrian access to Cowgate).

• Reducing the speed limit on Bourges Boulevard 
between Rivergate and Mayor’s Walk to 30 miles 
per hour. The current 40 miles per hour speed limit 
contributes to the severance caused by Bourges 
Boulevard.   

On the western side of the railway, specific road network 
proposals include new signalised junctions on Thorpe Road 
in the south and Mayor’s Walk in the north, to provide direct 
access in to the Station Quarter development on the western 
side. 

Appraisal of these network improvements demonstrates that 
given the additional development proposed for the Station 
Quarter and North Westgate, the network can operate 
satisfactorily during the peak hours. The aspiration is to reduce 
the impact of Bourges Boulevard and discourage through traffic 
from using this part of the city centre. This ambition is supported 
by the Development Brief. 
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Figure 5-2: Transport Strategy
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5.5.2 Internal road network

The strategy for the internal road network is to provide ease 
of movement in a managed way. By creating a neighbourhood 
environment, internal access will be provided but through 
movements restricted. 

On the western side of the area the internal network is defined 
by a new internal street. Running through the Station Quarter 
north-south it provides the spine of access that connects 
neighbourhood streets and provides direct access to and from 
the station. It also minimises traffic movement on Midland Road 
which will have access restrictions to enable it to flourish as 
a traditional residential street. The western side should also 
incorporate bus interchange facilities.

On the eastern side, each of the three character areas (see 
Section 5.7) has direct access to Bourges Boulevard. Internal 
movement will be via a connected service route north-south, 
providing access to facilities and parking9. Key features on 
the eastern side include the southern access into the site that 
is routed under Crescent Bridge in to the new station area; a 
dedicated forecourt area for the station to include passenger 
drop off and short-term parking, and taxi rank provision.
   
5.5.3 Parking

The Station Quarter needs to accommodate up to 2,300 
station car parking spaces, 1,700 shoppers parking spaces 
and appropriate levels of car parking to support the range 
of development proposed. To do this a number of solutions 
combine to ensure the development is not dominated by cars.
 
Shoppers parking is to be provided in a single multi-storey car 
park on the area currently occupied by the Perkins car park and 
surface level station parking. A total of up to 2,000 spaces are 
provided, 1,700 of which are shoppers spaces and 300 of which 
9 This would also provide dedicated access to a potential bus layover area north of Mayor’s Walk.

(at lower levels) are station spaces to replace those currently on 
the site. 
 
The bulk of the station car parking will be split across both 
sides of the railway, which has three benefits. It reduces door 
to train journey times for passengers coming from the west of 
the Peterborough. It reduces the number of traffic movements 
on Bourges Boulevard by diverting western passengers off 
the network before crossing Crescent Bridge. It maximises the 
number of car parking spaces in immediate proximity to the 
railway station, which is of benefit to passengers. 

On the eastern side provision is made for up to 1,400 station 
parking spaces of which 700 need to be provided in close 
proximity to the station entrance (in undercroft and/or multi-
storey car parks). The other 700 eastern station spaces will 
be split between the remaining areas with approximately 450 
spaces south of Crescent Bridge and 250 spaces to the north 
of Bright Street. On the western side an additional 900 station 
spaces are provided, 700 of which are in close proximity to 
the station entrance (most likely in undercroft parking areas). 
Opportunities should be explored for joint use of station parking 
spaces to allow evening residential and weekend shopper use 
where practical.

The strategy for accommodating car parking related to 
development is that this needs to be accommodated within 
each development block. Residential development within 
walking distance (800 m) of the railway station will have a 
car parking provision of 1 unit: 1 space or less, areas beyond 
this will have a provision of 1:1.5 or less. Parking in non-
residential developments will not exceed the maxima set out 
in PPG13 and will need to comply with Local Plan standards 
which seek to limit provision to operational parking needs. As 
each development parcel comes forward appropriate solutions 
will need to be proposed that are appropriate to the location 
and meet the objectives and key concepts set for the Station 
Quarter. 
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Figure 5 3: Parking Strategy

10 Development related parking is not shown on this plan and 
is provided at the block level
11 Percentages indicate the distribution of station parking 
across the area

11
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5.5.4 Public transport

Peterborough City Centre has high levels of accessibility, with 
both the train and bus stations located in the central area. 
Inter-city and regional train services brings passengers in reach 
of places like London and Cambridge in less than an hour, 
whilst places like Birmingham and Norwich can be reached 
within 2 hours. Bus routes from and to the wider Peterborough 
area converge in the city centre and the co-location of a new 
high-quality bus station and new railway station either side of 
Bourges Boulevard will allow quick, easy and seamless access 
between bus and rail and into the city centre.
  
The new railway station provides the focus for new development 
in the Station Quarter. It enables a high density of development 
to be provided as a higher public transport mode share can be 
expected for trips from residents and employees in the area.  An 
upgraded double-sided railway station is proposed, with access 
from areas to the west and east. This will be supported by bus 
and taxi access from both sides. Increased train frequencies 
along the East Coast Mainline are envisaged by the rail sector 
meaning that Peterborough’s already excellent rail accessibility 
is improved.

5.5.5 Cycling 

An improved cycling network is critical for the effective 
functioning of Peterborough. Routes will provide clear, direct 
access within the Station Quarter and to/from its neighbouring 
areas. Severance across the railway will be reduced by the 
proposed new land bridge, and further alleviated by adding a 
new bridge for pedestrians and bicycles adjacent to Crescent 
Bridge. 

Cyclists need clear, direct routes which take them from the 
Station Quarter to the city centre and neighbouring areas.  
On low speed streets within the Station Quarter, cyclists will 
mix with pedestrians and vehicles.  Busier roads will include 
segregated provision or carefully designed shared pedestrian 
and cycle pavement space. Secure cycle parking will be 
provided as integral components of all developments and 
will be provided at both station entrances (see Figure 5-4). A 
new legible signing strategy – similar to the “Legible Bristol” 
strategy – could be developed in Peterborough, linking the 
railway station to the city centre, major destinations and major 
employers. 

Cycle parking facilities should be provided as integral 
components of all developments.
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Figure 5-4: Cycling Network
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5.6 Public realm strategy

The layout of public space is a key factor in the successful 
development of the Peterborough Station Quarter. The area 
is currently characterised by barriers and dominated by traffic. 
Successful development requires the re-introduction of a 
pedestrian public realm that is attractive and safe and links the 
various parts of the Station Quarter to the rest of Peterborough.
 
The promotion of high quality public spaces with priority given 
to pedestrian / cycle movements underpins the Development 
Brief. The strategy aims to provide easy access to and from the 
Station Quarter, internal connectivity within the Station Quarter, 
and full integration between the Station Quarter and the wider 
city centre. 

The high quality public realm centres around two new ‘station 
squares’ that provide entrances to the city from both the east 
and west sides, and complete a network of public spaces 
across the city centre. The new station squares will form an 
integral part of the city centre, attracting both residents and 
visitors. Innovative design is sought to make these high quality 
spaces that attractive people and activity. Public art, exhibitions, 
events, animated frontages to buildings and more can all be 
used to make the squares important places to be in the city 
centre where leisure, culture, movement and art all intersperse 
with each other. 

The main square is on the eastern side of the Station Quarter, 
presenting a gateway into Peterborough city centre. As a new 
city square, the character of the space will be determined by 
adjacent developments and the quality of landscape design. It 
must also function as a gateway to and from the Station Quarter 
and provide clear legible routes into the city. The vision is for 
public space to be organised in relation to the land bridge to 
provide a continuous and highly accessible public link right 
across the city centre. 

The streets throughout the Station Quarter will be calmed, 
providing a pedestrian and cycle friendly environment. The 
new ‘Station Street’ in the west and its connecting residential 
streets provide access for pedestrians/cycles and cars. On the 
eastern side, clear organisation of space will eliminate traffic 
and pedestrian conflict and facilitates a strong public realm. 
Careful design of roadside parking throughout the quarter and 
improvements to Bourges Boulevard will reduce the visual 
impact of traffic and promote a calmer environment. 

East-west pedestrian/cyclist movement across the Station 
Quarter will be facilitated by the new strategic route that 
crosses the railway via the land bridge and provides seamless 
movement across the area towards the wider city. This new 
‘east/west spine’ will connect to the hospital site in the west 
and to North Westgate in the east. There is also potential to 
further improve east-west accessibility through an additional 
pedestrian/cyclist bridge adjacent to Crescent Bridge, creating 
a better pedestrian/cyclist environment and additional road 
capacity for traffic.  
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Figure 5-5: Public Realm Strategy
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5.7 Development Framework and Character 
Areas

The future for Peterborough Station Quarter is established 
by creating a framework that defines development areas; the 
broad nature and character of development; the spaces that are 
reserved for public uses such as open space and community 
facilities; and the improvements required of the transport 
infrastructure to facilitate and support development. The main 
features of the framework are as follows.

1. The area to the west of the railway is divided into urban 
blocks that can be developed on a phased basis. 
The area includes a new western station entrance 
and opportunity for a mixed use development, with a 
residential focus. A new north-south road linking Mayor’s 
Walk with Thorpe Road is created to provide access to 
all the development areas and the new station entrance. 
This will also relieve Midland Road of through traffic.

2. Proposals for the eastern side of the railway are 
designed to maximise public space and provide good 
pedestrian access to and from the station entrance 
to the new bus station, the centre of Peterborough 
(via Cowgate and Westgate) and North Westgate/
Queensgate. Development will focus around the station 
entrance and a new public square that will support 
activity and usage throughout the day and evening, 
providing supporting uses for commercial occupiers 
during the day and the new residential community at 
night. 

For the purposes of the Development Brief, the areas east and 
west of the railway are subdivided into five indicative character 
areas based on land uses and infrastructure. These areas are 
broadly defined to identify the appropriateness of development 
in relation to the existing urban fabric and new infrastructure 
provision. The areas are: North West, Station Square West, 
North East, Station Square East and South of Crescent Bridge. 
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Figure 5-6: Proposed Character 
Areas
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5.7.1 Comprehensive Development

Although consisting of a number of character areas, the 
regeneration of the Station Quarter must result in a coherent 
overall development, with ease of access and movement within 
it. The areas are interlinked with direct pedestrian and/or cycle 
connections so that the Station Quarter becomes an integral 
component of the city centre. While connectivity east to west 
is provided by the pedestrian/cycle ‘Land Bridge’ across the 
railway, on each side of the development the access structure 
will be defined by the provision of key routes. On the western 
side, a new Station Street provides a high quality access into 
and through the area for traffic and pedestrians, designed to 
provide a friendly environment and improve the streetscape 
along Midland Road. On the eastern side, a series of 
interconnected access points from Bourges Boulevard provides 
access and orientation in to the Station Quarter, with strong 
pedestrian linkages from the station to the north supporting 
aspiration for a coordinated mixed-use, predominantly 
commercial area.

The brief recognises the major task of delivering regeneration 
and seeks to enable individual areas to come forward within the 
overall framework. In doing so, development proposals brought 
forward within the quarter will need to demonstrate:

 That the proposals will not compromise the future 
development of its character area or other character 
areas in the Station Quarter

 How necessary infrastructure for the Station Quarter will 
be provided

 A clear and viable parking solution consistent with the 
Development Brief Transport Strategy

 That the proposals contribution to and align with the 
Development Framework Vision and Key Concepts.
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5.7.2 Area 1: North West (Gross area 8 hectares)

The character of this area is predominantly residential, creating 
a new city community that integrates the Station Quarter with 
existing communities along Midland Road and the wider area 
towards West Town. The Development Brief seeks to maintain 
and improve the residential streetscape of Midland Road. This 
will be achieved by:

• Ensuring that new adjacent development is appropriate 
in terms of scale and type.

• Providing a new street access for the Station Quarter 
that will take the focus of north-south movements away 
from Midland Road.

A number of city blocks on either side of the new main access 
route transform this under-used rail land into a vibrant new 
neighbourhood. A range of housing types could be provided, 
from townhouses on the frontage with Midland Road to 
higher density city centre apartments in the heart of the area. 
Residents’ parking will be provided within or under the city 
blocks. Some commercial development will be appropriate in 
the North West area in the form of live-work units and small 
scale mixed use blocks. This will particularly be encouraged 
towards the south of the area, nearer the station.

A new neighbourhood park will be provided as an amenity for 
local residents. Other local community facilities will be provided 
to meet the needs of the new population as appropriate and 
in accordance with the council’s emerging strategy for the 
delivery of community facilities for the city centre’s planned new 
residential population.

The only physical constraint to this area is the railway signal 
box and associated infrastructure towards the north of the site. 
These facilities will need to be integrated into the design of the 
appropriate city block. 
 

Contribution to 
objectives

Integrates the Station Area into the 
residential fabric along Midland Road, 
providing a new high quality city centre 
community. This vision is supported by 
quality public spaces, including a new 
neighbourhood park.

Character Mixed use predominantly residential, 
with a combination of small scale offices 
and possible neighbourhood retail.

Design Principles The blocks between Midland Road and 
new station access street are low-
rise town houses with live-work units 
and some apartments (2-4 storeys). 
Development east of the New Station 
Street is a mix of apartments, lofts and 
town houses (4-8 storeys), combined 
with small scale office units (including 
live-work units). 

Transport and 
Parking

‘New Station Street’ provides access 
to the development and the adjacent 
neighbourhood. This supports the 
calming of Midland Road and its 
transformation into a residential street, 
particularly at the northern end. Parking 
will be provided at the block level, under 
city blocks or raised inner courtyards. 
Limited on-street parking for visitors. Up 
to 200 station car parking spaces will 
need to be provided in the south of the 
area

Public Realm ‘New Station Street provides a clear 
orientation for pedestrian and cyclists 
and a neighbourhood park will provide 
local amenities. 
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5.7.3 Area 2: Station Square West (Gross area 5 
hectares)

The immediate proximity to the new station entrance will enable 
Station Square West to have a strong mixed use character, with 
a balanced provision of residential and office uses.

At the heart of the area will be the new western station access 
and associated public forecourt/square. The square leads to 
the new railway crossing and strategic east-west route and 
completes a connection of city squares from Westgate in the 
east to the hospital site in the west. Station car parking is to be 
provided adjacent to the Station, predominately in undercroft 
(ground level) parking to minimise the visual impact and 
maximise development value around the station area. 

In the blocks around the station mixed use accommodation 
will be provided. This mix will mainly consist of offices (B1/A2) 
and residential (C3) that will define the character of the area, 
but supporting town centre (A3/A4/A5), hotel (C1) and public 
(D1/D2) uses will also be appropriate. For example the area 
could support restaurants, cafes, bars and small scale leisure 
facilities.

Contribution to 
objectives

Area provides the ‘Land Bridge’ across 
the railway. It creates a strong gateway, 
mixed use development that combines 
a strong sense of public realm with new 
commercial and residential activity. 

Character Determined by a new western station 
facility and a new public square. The land 
use character is predominantly residential 
on the western side, moving towards 
increased commercial and employment 
uses to the east.

Design Principles The blocks between Midland Road and 
New Station Street are appropriate for 
residential or commercial uses (4-6 
storeys). Development east of the New 
Station Street is a mix of office, small 
/ medium apartments and supporting 
railway uses (6-8 storeys). Clear 
justification and mitigation will be required 
for the removal of any heritage structures.

Transport and 
Parking

Access is provided by New Station 
Street and a new junction with Thorpe 
Road. Station parking (700 spaces) is 
accommodated under a raised street 
level in undercroft parking. The remainder 
of user parking is to be provided at the 
block level. 

Public Realm The new Station Square provides a focus 
for the public realm and forms part of the 
future public realm spine connecting the 
city centre, Station Quarter and Hospital 
site.
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5.7.4 Area 3: North East (Gross area 1.6 hectares)

The North East area of the Station Quarter can provide 
a very significant opportunity to bring new employment 
to Peterborough. The area is preferably developed as a 
commercial quarter. Alternatives for the development of the 
area could be conference and hotel facilities, possibly in 
combination with some limited residential development. The 
key is to find the right user(s) for the area and realise its full 
potential as a significant, one-off development. 

As a longer term phase of Station Quarter development, it will 
need to integrate with and complement planned development 
in the character area to the south (Station Square East). In this 
respect the nature of the commercial market created elsewhere 
in the Station Quarter will help define the character of this area. 
As part of the redevelopment, the fire station will need to be 
relocated and the future of the grade 2 listed Carpenter’s Shop 
considered.

To support development, the traffic network in the area is 
improved by the realignment of Mayor’s Walk to a new junction 
with Bourges Boulevard which allows internal site access and 
servicing to be simplified. The internal network may also need to 
connect the proposed bus layover area to the north of Mayor’s 
Walk to the bus station. Pending its longer term redevelopment, 
temporary uses should be encouraged for the area.

Contribution to 
objectives

The area’s development will significantly 
enhance the availability of inner city 
offices and contribute to the economic 
vitality of Peterborough. Alternatively, 
the area can be used as a civic quarter 
to integrate various local, regional or 
national services.

Character The character of the area will be defined 
by its employment. Given the location, 
neighbouring uses and context the area 
is less suitable for residential, which is 
encouraged in other parts of the Station 
Quarter. 

Design Principles The area is to be designed as a group 
of buildings around a common public 
space. Maximum building height is 8 
storeys on the railway side and 6 storeys 
on Bourges Boulevard. 

Transport and 
Parking

Access into the area is through an 
extension of Bright Street. This route 
is extended along the railway to 
provide access into the area north 
east of Mayor’s Walk. User parking will 
be provided within the development 
block via a combination of car parking 
solutions. The area also needs to 
accommodate up to 250 station parking 
spaces. 

Public Realm The buildings in the area are organized 
around a semi-public square either at 
ground or elevated level. 



61

Peterborough Station Quarter Development Brief

• Connections to the city. The strongest connections with 
the city centre are via Station Square East. Two key 
pedestrian connections will be made. The first links 
directly in to the North Westgate development and will 
be made across Bourges Boulevard by a high quality 
at-grade crossing. It provides an important part of the 
new pedestrian spine across the city centre. The second 
link is a strong and direct connection towards Cowgate, 
an important link that needs to be re-instated. Also, 
important connections will be made to the new bus 
station, enabling efficient modal change between public 
transport services.

• Railway Car Parking. This character area is required 
to accommodate significant railway station related car 
parking. Its location in close proximity to the station 
is essential in meeting railway sector requirements 
to minimise passenger journey times. Innovative car 
parking solutions (including undercroft parking) will need 
to be considered to minimise the visual impact of the 
parking requirement, achieve the high quality required 
from this important area and avoid conflict between 
pedestrians / cyclists and traffic. Up to 700 dedicated 
railway spaces are required in this character area 
(including the 300 spaces noted below).

5.7.6 Area 4: Station Square East (Gross area 5 
hectares)

Station Square East is the centre-piece for the regeneration 
of the Peterborough Station Quarter. The new station, a ‘Land 
Bridge’ pedestrian/cyclist route, a range of city centre uses and 
a significant parking provision are combined to create a high 
quality gateway for Peterborough. Given the competition for 
space in this area, viable development will likely need to be 
“layered” to accommodate competing and conflicting uses.

The following components define the area.

• New Peterborough Station. A new station will be 
provided for Peterborough that meets future growth in 
passenger levels and presents a high quality entrance 
to the city. The design of the station will need to meet 
the aspirations of all stakeholders and the operational 
requirements of the rail sector. The Development Brief 
does not prescribe a design solution for the station 
building, but any proposals will be required to fully 
integrate with surrounding development, operate 
effectively with the pedestrian square and parking 
requirements, and provide a high quality arrival 
experience for all. Particular consideration needs to be 
given to the visibility and profile of the station.

• Major Pedestrian Square. As the focus of the Station 
Quarter, the area around the station will attract the most 
activity. The Development Brief proposes a high quality 
pedestrian square for this area that is a focus of activity 
and forms part of a continuous high quality public 
realm spine across the railway via the ‘Land Bridge’ 
connecting the city centre in the east with the hospital 
site in the west. The pedestrian square is the main point 
of orientation. It provides access to all areas of the 
Station Quarter. 
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• Shoppers Car Park. Improvements in the transport 
network are required to support the joint development 
of the Station Quarter and the North Westgate 
development. A key component of this will be the 
appropriate location of car parking to efficiently 
manage traffic movements, thus reducing unnecessary 
movements and creating capacity within the network. 
The proposal is to split shoppers car parking between 
two strategic locations, one of which being the corner 
site bounded by Thorpe Road and Bourges Boulevard 
in Station Square East. This reduces the shoppers 
traffic flows on Bourges Boulevard and facilitates the 
aspiration to improve its overall the environment quality. 
Along with providing 1,700 shoppers parking spaces, it 
will provide 300 replacement station parking spaces. 

• Mixed Use Development. Proximity to the station, city 
centre and bus station make this a highly sustainable 
location and the catalyst area for the creation of 
an office quarter. Additional uses that support the 
commercial and station functioning of the character area 
and the new residential community provided elsewhere 
in the Station Quarter will also be appropriate. This 
includes retail (A1), hotel (C1), and restaurant/café/town 
centre uses (A3/A4/A5). The important frontage with 
Bourges Boulevard will be activated to support the new 
‘friendly’ environment along the route. 

 

Contribution to 
objectives

The area provides a new high quality gateway 
for the city. A sequence of squares and 
pedestrian connections bring the city and the 
station together. Innovation and quality in 
parking provision reduces severance.

Character The character is derived from setting 
Peterborough Station in an appropriate context 
of high quality public realm and supporting 
mixed use development. The area will provide 
a stunning new gateway for the city that 
creates a new identity for Peterborough. Uses 
in the area include retail, hotel/conference 
uses, offices, town centre uses, and residential 
provision organised around the new public 
square. 

Design Principles The public realm is the key feature of the 
area. It integrates all pedestrian streams and 
provides a high quality urban environment 
for city centre uses. All buildings are oriented 
towards the pedestrian levels and all 
pedestrian routes are bordered with active 
frontages. The building height is maximum 8 
floors (including parking) on the railway side 
and maximum 6 floors on Bourges Boulevard. 

Transport and 
Parking

Access into the area is from the reconfigured 
Bourges Boulevard and internal servicing. 
Additional access is provided from the south 
alongside the multi-storey car park. There are 
two components to the parking strategy in the 
area. 1,700 shopping spaces and 700 railway 
spaces. In addition development related car 
parking will be required

Public Realm The public realm consists of a series of 
interlinked pedestrian spaces. The focus is the 
Station Square from which key pedestrian links 
are organised to the western side via the ‘Land 
Bridge’; to the development of the North East 
Area; to North Westgate and Cowgate via at 
grade crossings. 
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5.7.7 Area 5: South of Crescent Bridge

The area south of Crescent Bridge is currently used solely 
for station parking and the surrounding context is heavily 
dominated by traffic. The Development Brief proposes new 
mixed use development supported by significant improvements 
in the road network around Crescent Bridge Roundabout.

The area presents opportunities for both residential and 
commercial development, both making use of the locational 
advantages of the site. Also given the gateway nature of the 
site the aspiration is for a landmark building in the north that will 
enhance this prominent city entrance. All development with a 
Bourges Boulevard frontage will be activated.

With respect to traffic and parking, this area will benefit 
directly from the removal or re-engineering of Crescent Bridge 
Roundabout to create a signalised junction. This supports 
the overall objective of reducing the dominance of Bourges 
Boulevard, makes more efficient use of land in the area, and 
creates an improved environment for pedestrian and cyclists. 
Additional station parking (around 450 spaces) is to be 
concentrated towards the south and the rail side of the area. 
Access into the area will be provided in the south where a 
route through the site provides access from Bourges Boulevard 
and connects to the Station Square East Area under Crescent 
Bridge. 

Contribution 
to objectives

The new buildings and reorganised parking 
enhances the character of the gateway. Active 
frontages on Bourges Boulevard enhance the 
pedestrian quality of the area...

Character The area’s character will be defined by a 
combination of uses which could include a 
potential major community/public facility and 
supporting residential and office development.

Design 
Principles

A concentrated development between Bourges 
Boulevard and the railway. Emphasis on 
parking on the railway side and on active 
frontages on Bourges Boulevard. Potential for 
a landmark building next to Crescent Bridge, 
creating a new image for the city at this 
gateway site. Building height up to a maximum 
of 6 floors, eight in exceptional circumstances.

Transport 
and Parking

Crescent Bridge Roundabout will be removed 
or re-engineered. Vehicular access into the 
area is provided at the southern end of the 
site via a new signalised junction. This route 
continues alongside the railway to provide 
access into the multi-storey car park to the 
north and direct access to the station area. 
This area will provide around 450 parking 
spaces for the station.

Public 
Realm

Replacement of Crescent Bridge roundabout 
and the reorganisation of Bourges Boulevard 
will relocate all pedestrian flows to street level 
and create spaces for good pedestrian and 
cycle routes. Wide pedestrian crossings allow 
for quality pedestrian routes to Cowgate and 
Station Square East. To improve the pedestrian 
safety and routing, there is also the potential 
for a new pedestrian bridge adjacent to the 
existing Crescent Bridge.
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7 Implementation
 

7.1 Introduction

This Development Brief provides a vision for the comprehensive 
regeneration of Peterborough Station Quarter. It provides the 
framework to enable a number of key vacant and underused 
sites to be brought forward for mixed use development. A 
principal objective of the brief is to present a vision for the area 
that is realistic and deliverable. Developer interest in the area 
has already been identified and it is important that this interest 
is further encouraged and refined by the publication of the 
Development Brief.

The brief sets out a number of challenging issues for the 
redevelopment of the area and appropriate ways in which these 
challenges can be met. The brief:

• Delivers a new station and supporting rail facilities for 
Peterborough

• Balances the rail operational needs of the Quarter with 
its functioning as an important city centre location

• Maximises the development value possible within the 
aspirations set by the vision for the city centre, and the 
Station Quarter in particular

• Addresses transport and traffic constraints and issues 
to ensure that the scale of development can be 
accommodated by the road and transport network, and 
that the quantum of car parking does not impinge on its 
urban quality

• Reflects and responds to future development proposed 
in the North Westgate area. 

• Seeks to facilitate the delivery of much needed housing 
and commercial development to sustain and enhance 
the city centre.

• Sets high sustainability criteria for the future 
development of the Station Quarter.

In delivering the above, the brief preparation process 
identified a number of physical / technical issues that need 
to be resolved. This includes the relocation of some existing 
users from the site; the acquisition of a number of key land 
holdings; the need for significant road improvements; and the 
implications of improving the rail infrastructure in the area. 
The scale of these improvements and their timing (early on in 
the development programme to facilitate development) mean 
that public sector funding is likely to be needed to realise the 
regeneration objectives of the Station Quarter. 

In this context the preferred strategy would be for the 
private sector to work with public sector partners to take the 
development forward in a comprehensive manner in order to 
ensure that the problems are overcome and the benefits of 
redevelopment realised. 

It is accepted, however, that certain landowners may want 
to bring forward their own scheme for development. In such 
circumstances the development and design principles of 
the brief will be a material consideration. In addition, any 
landowners bringing forward proposals within the Station 
Quarter area will be expected to contribute to the funding of 
the necessary infrastructure required to deliver regeneration 
through appropriate planning agreements with the Council 
under Section 106 of the Town and Country Planning Act 1990.
   
7.2 Development related Requirements

The regeneration of the Station Quarter has the potential 
to deliver a significant level of new development, which will 
have a direct impact on the transport, social and public realm 
infrastructure of the area. 
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Based on the level of development envisaged by the brief 
and the community consultation undertaken, a number of 
environmental and transport related benefits have been 
identified. These include:

Transport

• The funding of necessary off-site highway / junction 
improvements to Bourges Boulevard, Mayor’s Walk, 
Thorpe Road and Crescent Bridge Roundabout.

• The provision of internal road network to facilitate 
access into and within the brief area.

• The development of high quality pedestrian connections 
between the Station Quarter and the city centre (via 
Westgate and Cowgate).

• The funding of improved high quality pedestrian and 
cycle routes within and around the area to fully integrate 
it with the city.

• Provision of vehicular and pedestrian signage.

Open space and Public Realm

• The provision of new public squares and spaces on the 
eastern and western side of the brief area.

•  The provision of a community park for the residential 
development within the area.

• The funding of art in public spaces.
• The relocation of listed buildings to appropriate locations 

to allow their interpretation and use.
• Provision of a high quality public realm within the 

development.

Other

• The provision of affordable housing in accordance with 
the prevailing policy and housing need at the time any 
application is submitted.

• The provision of social infrastructure in accordance with 
the Council’s Planning Obligations Strategy.  

 
7.3 Viability 

Viability has been considered at a level commensurate with the 
strategic nature of the Development Brief. 

The conclusion is that the illustrative design is capable of being 
brought forward for development and is within an acceptable 
margin of viability. Using a 20 year cash flow model that 
assumes a simple spend and return approach and applies cost 
equally over the relevant build period, the illustrative design 
shows a negative Net Present Value (NPV) in the range of 
£10 million to £15 million. The implication of this is that the 
Development Brief is likely to require public sector support. 
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Key assumptions underpinning the viability position are as 
follows:

• The overall costs of development have been estimated 
in the region of £385 million (Q2 2007 tender price 
levels). Within this are estimated costs of up to £25 
million for site assembly and off-site infrastructure.

• Development profit is assumed at 17.5% on cost (14.5% 
on Gross Development Value), generating a developer’s 
profit of £80 million. In addition the model allows for a 
contingency on capital of 10% throughout the cash flow, 
and professional fees of 12% of capital expenditure 
(exclusive of land costs).

• Cost of capital assumed at 6.5%.
• Affordable housing provision of 30% on residential 

development. 
• The values generated from the entire area are used to 

cross fund the costs associated with the development

The scale, and more importantly, the up-front timing 
of infrastructure improvements needed to facilitate the 
Development Brief has a strong impact on the overall financial 
cashflow and viability position of the development. In light of this 
it is expected that public sector support for the Development 
Brief will be required. Such support early in the development will 
have a significant positive impact on cashflow, increasing the 
viability of the scheme to the private sector.

However, it needs to be noted that the appraisal is based on 
the current market conditions. It takes no account of the future 
growth of Peterborough and the potentially more beneficial 
market conditions that are likely to prevail in the future. The 
city’s designation as a Growth Area as part of the Government’s 
Sustainable Communities Plan sets out the intention to drive 
employment led, sustainable development underpinned 
by new residential development. Studies have concluded 
that the Peterborough Growth Area is capable of sustaining 
housing growth in the region of 21,700 dwellings to 2021, and 
employment growth of 18,000 new jobs.  This growth will have 
a direct impact on the commercial markets in the city centre, 
and on the viability of the Station Quarter Development Brief. 
Modelling this impact in terms of an assumed 5% growth in 
value in the city centre indicates that the viability increases to 
a marginal zero Net Present Value position. This reinforces the 
conclusion that the illustrative plan is within a realistic margin of 
viability. 
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7.4 Phasing
 
The assumptions relating to the development phasing are 
predominantly led by three factors. These are the need to:

• Develop the railway station and related car parking 
in a coordinated manner to secure the continued 
functioning of operational rail facilities throughout the 
redevelopment period. For example, the redevelopment 
of existing car park sites requires the provision of 
new/temporary car parking elsewhere in the area. Also 
the provision of a new station itself is fundamental to 
unlocking potential development on both sides of the 
Station Quarter.   

• Support the implementation of the North Westgate 
development. The delivery of both schemes is inter-
related, not least with the Station Quarter providing 
land to accommodate temporary works and the 
new shoppers’ car park – which is an early phase of 
development.  

• Manage the cash flow of the Station Quarter scheme 
throughout the 20 year development period. In this 
respect the phasing responds to opportunities to 
bring forward easily accessible and developable 
residential land at an early stage. Phasing has important 
implications on the overall cash flow position of the 
Development Brief.

7.5 Public Funding

As stated above, realisation of the brief is likely to require public 
sector support. The indicative level of public funding, based on 
the initial viability testing could be in the region of £15 million, 
although this will depend on the nature of support provided. 
This level of funding is not considered prohibitive in respect of 
the overall development proposals being considered.

Within the context of the planned growth of Peterborough and 
the presence of Opportunity Peterborough, it is anticipated 
that city partners would be able to attract central government 
support for the brief through the Growth Area Funding 
programme, Community Infrastructure Fund or other such 
mechanisms.  Appropriate projects to fund would include the 
improvements to Bourges Boulevard and supporting off-site 
infrastructure; improvements to station infrastructure such as 
the bridge crossing and new car parks; and potential support for 
re-use or mitigation of heritage assets. These are all elements 
on which future development depends.




