
Planning and EP Committee 27 November 2018 Item 4.1

Application Ref: 18/01374/OUT 

Proposal: Outline application (with all matters other than access reserved) for a 
mixed use development to include residential (Class C3), office (Class 
B1a), restaurants and cafes (Class A3), retail units (Classes A1, A2), a 
food hall (Classes A1, A3, A4, A5), a hotel (Class C1), leisure and 
assembly (Class D2) and Class D1 (non-residential institution) uses, 
together with associated car parking, vehicular access, servicing 
arrangements, public realm works and landscaping.  The demolition of all 
buildings, excluding SDA Church (formerly Westgate Church), the 
Brewery Tap, 16-18 Lincoln Road (in part), 30-36 Lincoln Road and 
Lincoln Court

Site: North Westgate Development Area, Westgate, Peterborough, 
Applicant: Mr Breach

Hawksworth Securities plc
Agent: Ms Chloe Clark

Savills (UK) Ltd
Referred by: Corporate Director of Growth and Regeneration
Reason: Wider Public Interest
Site visit: 11.08.2018

Case officer: Miss A McSherry
Telephone No. 01733 4501733 454416
E-Mail: amanda.mcsherry@peterborough.gov.uk

Recommendation: GRANT subject to relevant conditions

1 Description of the site and surroundings and Summary of the proposal

Site and surroundings

The site covers an area of approximately 4.6 hectares, and is located within the City Centre, adjacent 
to but not within the City Centre Conservation Area.  It is positioned between the Queensgate 
shopping centre/associated multi storey car parks and the bus station to the south, and the 
residential area of Millfield to the north.  The site is bounded to the west by the A15 (Bourges 
Boulevard) beyond which is the new Waitrose store and railway station.  Bright Street bounds the 
site to the north, Lincoln Road to the east, and Westgate to the south.  The application site excludes 
two parcels of land, within the allocated North Westgate Opportunity area, in the north west and 
north east corners of the site (0.45ha and 0.37 ha respectively) they are within the landownership of 
Invesco, the owners of the Queensgate shopping centre.    

The application site is a relatively flat site.  It contains 4 surface level car parks that are within the 
applicant’s ownership.  It has a row of terraced residential properties on Cromwell Road, between 
Bright Street and Westgate, which is severed in the middle by a car park, following the demolition of 
former buildings.  There is the former 3 storey office building Frobisher House on the corner of 
Cromwell Road and Westgate which has been converted into residential use.  The site also contains 
former Westgate Church and its two associated outbuildings.  The Westgate Church building is now 
occupied by the Universal Church of the Kingdom of God (UCKG Helpcentre).  The outbuildings are 
used by the Westgate New Church (formerly Westgate Church), Christian Education Trust (CROPS) 
and Christian book shop.  Adjacent to the church there is a private hire taxi business and café at 
ground floor with residential accommodation above.  There is a Locally Listed Building of importance 
16-18 Lincoln Road.  The site also contains the Brewery Tap public house.   
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There are no Listed Buildings within the site, the closest is the Wortley Almshouses, located on the 
opposite side of Westgate to the south east corner of the site.  

Proposal

Outline planning permission is sought for a mixed use scheme of up to 57,000sqm to include:-

 Restaurants and cafes (class A3)
 Retail units (Classes A1 and A2)
 A Foodhall (Classes A1, A3, A4 and A5)
 Office space (Class B1a)
 A hotel (Class C1)
 Residential (Class C3)
 Non-residential institutions (Class D1)
 Leisure (Class D2)
 Car parking, new access arrangements for vehicles, pedestrians and cyclists, public 

realm improvements and landscaping.

Under this outline planning application all matters, with the exception of access, are reserved for 
future applications and consideration.  Therefore Members are being asked to consider the 
principle of the proposed development, the acceptability of the masterplan principles and the key 
parameters within the Parameter Plans e.g. maximum floorspace, building heights, block locations 
etc.  An illustrative masterplan has also been submitted to help illustrate one possible way the site 
could be redeveloped.  It also shows a potential layout of how the two excluded parcels of land 
might also be redeveloped in future.  This is to demonstrate that redevelopment of the current 
application could be achieved without prejudicing the comprehensive redevelopment of the wider 
Opportunity area.  The Council’s aspiration would be for the 2 excluded parcels of land to also be 
redeveloped in future, to give cohesive regeneration to this part of the city centre.  The access and 
highway works have been submitted for approval under this outline application and are not 
reserved for consideration in future.  

The proposed development will involve the demolition of all buildings on the application site, except 
former Westgate Church building, the Brewery Tap, 16-18 Lincoln Rd (in part), 30-36 Lincoln Rd 
and Lincoln Court.  It will also include the stopping up and diversion of some highways within the 
site, along with the creation of new streets and highway works.  The highway works include the 
stopping up of Deacon Street and Cromwell Road, and restricting the movement of cars on 
Westgate between Lincoln Road and Bourges Boulevard.       

The applicant will seek to acquire the sites not currently within their ownership, within the submitted 
Phase 1 red line application site boundary, to deliver the development, but Compulsory Purchase 
may need to be considered should agreement not be reached with existing landowners.  
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2 Planning History

Reference Proposal Decision Date
18/00003/SCREEN EIA screening opinion for proposed mixed-

use redevelopment
Comments 11/07/2018

15/01041/OUT Outline application (with all matters other 
than access reserved) for a mixed use 
scheme, to include, a cinema (Class D2), 
restaurants and cafes (Class A3), retail 
units (Classes A1, A2) a food hall (Classes 
A1, A3, A4, A5), office space (Class B1a), a 
hotel (Class C1), community and health 
care facilities (Class D1), residential (Class 
C3), together with associated car parking, 
vehicular access, servicing arrangements, 
public realm works and landscaping.  The 
demolition of all buildings, excluding 
Westgate Church, the Brewery Tap, 16-18 
(in part), 30-36 Lincoln Road and Lincoln 
Court

Permitted 02/10/2015

15/00004/SCREEN EIA screening opinion Comments 29/06/2015
07/01463/OUT Comprehensive redevelopment for a mixed 

use scheme to include the demolition of 
existing buildings and structures, the 
construction of new buildings and 
structures, the stopping up, diversion and 
alteration of public highways and the 
internal and external alteration and change 
of use of buildings and structures to be 
retained on site to provide: (i) retail uses 
(Classes A1, A2, A3, A4 and A5), offices 
(Class B1), residential (Class C3), 
community uses (Class D1) and leisure 
uses including a cinema (Class D2) to the 
east of Bourges Boulevard;(ii) hotel (Class 
C1), offices (Class B1) or residential (Class 
C3) to the west of Bourges Boulevard; 
together with ancillary and associated 
development, pedestrian circulation and car 
parking (including two new multi-storey car 
parks), vehicular access, servicing facilities, 
highway works, plant and machinery, 
landscaping, a new bus lay over and bus 
station incorporating 19 stands, bus station 
facilities and all necessary enabling works

Pending 
Considerati
on 

03/00141/OUT Redevelopment to provide mixed uses 
including retail, residential, leisure, 
healthcare, parking and ancillary facilities

Withdrawn 
by Applicant 

10/07/2015

3 Planning Policy

Decisions must be taken in accordance with the development plan policies below, unless material 
considerations indicate otherwise.
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Planning (Listed Building and Conservation Areas) Act 1990

Section 66 - General duty as respects listed buildings in exercise of planning functions 
The Local Planning Authority has a statutory duty to have special regard to the desirability of 
preserving the building or its setting, or any features of special architectural or historic interest 
which it possesses.

Section 72 - General duty as respects conservation areas in exercise of planning functions. 
The Local Planning Authority has a statutory duty to pay special attention to the desirability of 
preserving or enhancing the character and appearance of the Conservation Area or its setting, or 
any features of special architectural or historic interest which it possesses.

National Planning Policy Framework (2018)

Paragraph 80 - Building a strong, competitive economy 
Significant weight should be placed on the need to support economic growth and productivity.

Paragraph 108 - Transport Impacts 
Any significant impacts from development on the transport network (capacity and congestion) or on 
highway safety should be cost effectively mitigated to an acceptable degree. Development should 
only be prevented or refused on highway safety grounds if there would be an unacceptable impact 
on highway safety or the residual cumulative impact on the road network would be severe.

Paragraph 117 - Making Effective Use of Land 
Exception to Presumption in Favour of Sustainable Development. The presumption does not apply 
where development requiring appropriate assessment because of its potential impact on a habitat 
site is being planned or determined.

Paragraph 122 - Making Effective Use of Land 
Decisions should support development that makes efficient use of land taking into account the 
identified need for different types of housing and other forms of development and the availability of 
suitable land, local market conditions and viability, the availability and capacity of infrastructure and 
services, the desirability of maintaining an area's prevailing character and setting (including 
residential gardens), of promoting regeneration and change and the importance of securing well-
designed, attractive and healthy places.

Paragraph 131 - Innovative Design 
Great weight should be given to outstanding or innovative designs which promote high levels of 
sustainability or help raise the standard of design more generally in an area so long as they fit in 
with the overall form and layout of their surroundings.

Paragraph 163 - Flood Risk - Site Specific FRA 
In determining applications Local Planning Authorities should ensure that flood risk is not increased 
elsewhere. Where appropriate applications should be supported by a Site Specific Flood Risk 
Assessment. Development should only be allowed in areas of flooding where in lighting of the 
assessment (and the sequential test and exceptions test as applicable) it has been demonstrated 
that within the site, the most vulnerable development is located in areas of lowest flood risk, unless 
there is an overriding justification, the development is appropriately flood resistant and resilient, it 
incorporates sustainable drainage systems unless inappropriate, any residual risk can be managed 
and safe access and escape routes are included as appropriate.

Paragraph 175 - Biodiversity Enhancement 
Development whose primary objective is to conserve or enhance biodiversity should be supported. 
Opportunities to incorporate biodiversity in and around developments should be encouraged.

Paragraph 180 - Pollution 
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New development should be appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the natural environment. 
In doing so they should mitigate and reduce to a minimum potential adverse impacts resulting from 
noise from new development and avoid noise giving rise to significant adverse impacts on health 
and quality of life, identify and protect tranquil areas which have remained relatively undisturbed by 
noise and limit the impact of light pollution from artificial lighting on local amenity, intrinsically dark 
landscapes and nature conservation.

Paragraph 181 - Air Quality 
Planning decisions should ensure that any new development in Air Quality Management Areas and 
Clean Air Zones is consistent with the local air quality action plan.

Paragraph 182 - Impact on Existing Businesses 
New development should integrate effectively with existing business and community facilities. 
Existing businesses and facilities should not have unreasonable restrictions placed on them as a 
result of development permitted after they are established.

Paragraph 192 – Heritage assets
When determining planning applications the desirability if sustaining and enhancing the 
significance of heritage assets should be considered.

Paragraph 193 – Impact on Designated Heritage assets
When considering the impact of a proposed development on the significance of a designated 
heritage asset, great weight should be given to the asset’s conservation.  

Para 197 - Impact on Non Designated Heritage Assets 
The impact should be taken into account. In weighing applications that directly or indirectly affect 
non-designated heritage assets a balanced judgement will be required having regard to the scale 
of any harm or loss of the significance of the heritage assets.

Peterborough Core Strategy DPD (2011)

CS02 - Spatial Strategy for the Location of Residential Development 
Provision will be made for an additional 25 500 dwellings from April 2009 to March 2026 in 
strategic areas/allocations.

CS03 - Spatial Strategy for the Location of Employment Development 
Provision will be made for between 213 and 243 hectares of employment land from April 2007 to 
March 2026 in accordance with the broad distribution set out in the policy.

CS04 - The City Centre 
Promotes the enhancement of the city centre through additional comparison retail floor space 
especially in North Westgate, new residential development, major new cultural and leisure 
developments and public realm improvements, as well as protecting its historic environment.

CS08 - Meeting Housing Needs 
Promotes a mix of housing the provision of 30% affordable on sites of 15 of more dwellings (70% 
social rented and 30% intermediate housing), 20% life time homes and 2% wheelchair housing.

CS10 - Environment Capital 
Development should make a clear contribution towards the Council’s aspiration to become 
Environment Capital of the UK.

CS14 - Transport 
Promotes a reduction in the need to travel, sustainable transport, the Council’s UK Environment 
Capital aspirations and development which would improve the quality of environments for 
residents.
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CS15 - Retail 
Development should accord with the Retail Strategy which seeks to promote the City Centre and 
where appropriate the district and local centres. The loss of village shops will only be accepted 
subject to certain conditions being met.

CS16 - Urban Design and the Public Realm 
Design should be of high quality, appropriate to the site and area, improve the public realm, 
address vulnerability to crime, be accessible to all users and not result in any unacceptable impact 
upon the amenities of neighbouring residents.

CS17 - The Historic Environment 
Development should protect, conserve and enhance the historic environment including non-
scheduled nationally important features and buildings of local importance.

CS18 - Culture, Leisure and Tourism 
Development of new cultural, leisure and tourism facilities will be encouraged particularly in the city 
centre.

CS21 - Biodiversity and Geological Conservation 
Development should conserve and enhance biodiversity/ geological interests unless no alternative 
sites are available and there are demonstrable reasons for the development.

CS22 - Flood Risk 
Development in Flood Zones 2 and 3 will only be permitted if specific criteria are met. Sustainable 
drainage systems should be used where appropriate.

Peterborough Planning Policies DPD (2012)
PP01 - Presumption in Favour of Sustainable Development 
Applications which accord with policies in the Local Plan and other Development Plan Documents 
will be approved unless material considerations indicate otherwise.  Where there are no relevant 
policies, the Council will grant permission unless material considerations indicate otherwise.

PP02 - Design Quality 
Permission will only be granted for development which makes a positive contribution to the built 
and natural environment; does not have a detrimental effect on the character of the area; is 
sufficiently robust to withstand/adapt to climate change; and is designed for longevity.

PP03 - Impacts of New Development 
Permission will not be granted for development which would result in an unacceptable loss of 
privacy, public and/or private green space or natural daylight; be overbearing or cause noise or 
other disturbance, odour or other pollution; fail to minimise opportunities for crime and disorder.

PP09 - Development for Retail and Leisure Uses 
A sequential approach will be applied to retail and leisure development. Retail development 
outside Primary Shopping Areas or leisure development outside any centre will be refused unless 
the requirements of Policy CS15 of the Core Strategy have been satisfied or compliance with the 
sequential approach has been demonstrated.

PP12 - The Transport Implications of Development 
Permission will only be granted if appropriate provision has been made for safe access by all user 
groups and there would not be any unacceptable impact on the transportation network including 
highway safety.

PP13 - Parking Standards 
Permission will only be granted if appropriate parking provision for all modes of transport is made 
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in accordance with standards.

PP16 - The Landscaping and Biodiversity Implications of Development 
Permission will only be granted for development which makes provision for the retention of trees 
and natural features which contribute significantly to the local landscape or biodiversity.

PP17 - Heritage Assets 
Development which would affect a heritage asset will be required to preserve and enhance the 
significance of the asset or its setting.  Development which would have detrimental impact will be 
refused unless there are overriding public benefits.

PP20 - Development on Land affected by Contamination 
Development must take into account the potential environmental impacts arising from the 
development itself and any former use of the site.  If it cannot be established that the site can be 
safely developed with no significant future impacts on users or ground/surface waters, permission 
will be refused.

Peterborough City Centre DPD (2014)

PCC01 - Presumption in Favour of Sustainable Development 
Development should contribute to the City's Environment Capital ambition and take steps to 
address key principles of sustainable development.

PCC02 - Retail 
Proposals for retail development will be determined in accordance with Policies CS4 and CS15 of 
the Peterborough Core Strategy DPD.  Within Primary Retail Frontages, development within use 
classes A1 and A3 will, in principle, be acceptable.

PCC03A - City Core Policy Area (a) General principles 
The Council will seek development of the highest quality which strengthens the area as the retail, 
leisure, tourism and civic focus for Peterborough and its sub-region.  New development must: 
improve the quality of the public realm; protect important views of the Cathedral; preserve or 
enhance the heritage assets of the area; and protect and enhance existing retail areas.  The 
Council will also support development which results in a net increase in dwellings, improved 
connectivity, employment, conservation of historic shop fronts and development which encourages 
trips into the City Centre.

PCC11 - Transport 
Within the area of the City Centre Plan, all development which has transport implications will be 
expected to make a contribution to the delivery of the City Centre Transport Vision.

The provision of additional car parking spaces will be resisted within the City Core Policy Area.

Elsewhere in the City Centre new residential development within classes C3 and C4 will be 
expected to make provision for car parking in accordance with Policy PP13 of the Planning Policies 
DPD.  There will be no minimum requirement for car parking spaces in association with any other 
type of development. Additional spaces will only be allowed if the development has provided a fully 
justification.

Peterborough Local Plan 2016 to 2036 (Submission)
This document sets out the planning policies against which development will be assessed. It will 
bring together all the current Development Plan Documents into a single document. Consultation 
on this Proposed Submission version of the Local Plan took place in January and February 2018. 
The Local Plan was submitted to the Secretary of State on 26 March 2018.  A Planning Inspector 
has been appointed and the Local Plan is going through the Examination stage to establish 
whether it is ‘sound’, taking all the representations into consideration.
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Paragraph 48 of the National Planning states that decision makers may give weight to relevant 
policies in an emerging plan according to:-

 the stage of the Plan (the more advanced the plan, the more weight which can be given)

 the extent to which there are unresolved objections to the policies

 the degree of consistency between emerging polices and the framework.

The policies can be used alongside adopted policies in the decision making progress, especially 
where the plan contains new policies. The amount of weight to be given to the emerging plan 
policies is a matter for the decision maker. At this final stage the weight to be given to the emerging 
plan is more substantial than at the earlier stages although the 'starting point' for decision making 
remains the adopted Local Plan.

LP03 - Spatial Strategy for the Location of Residential Development 
Provision will be made for an additional 21,315 dwellings from April 2016 to March 2036 in the 
urban area, strategic areas/allocations.

LP04 - Strategic Strategy for the Location of Employment, Skills and University 
Development 
LP4 a)Promotes the development of the Peterborough economy. Employment development will be 
focused in the city centre, elsewhere in the urban area and in urban extensions. Provision will be 
made for76 hectares of employment land from April 2015 to March 2036.  Mixed use developments 
will be encouraged particularly in the city, district and local centres.
LP4b)Employment Proposals not within General Employment Areas or Business Parks will be 
supported provided that there are no suitable sites within allocated sites/ built up area, it is of an 
appropriate scale, would impact on the viability of an existing allocated site and not result in any 
unacceptable impact.
LP4c)The expansion of existing businesses located outside of allocate sites will be supported 
provided existing buildings are re-used where possible, there would be no unacceptable amenity, 
highway or character impacts. 
LP4d)Conversions and redevelopment of non allocated employment sites to non allocated 
employment uses will be considered on their merits taking into consideration the impact on the 
area, the viability of the development including marketing evidence and the impact of continued 
use of the site.
LP4e)Proposals which directly assist in the creation of a university campus will be supported.

LP06 - The City Centre - Overarching Strategy 
Promotes the enhancement of the city centre. Major new retail, culture and leisure developments 
will be encouraged. It is promoted as a location for new residential development and as a location 
for employment development including mixed use. Improvements to the public realm will be 
promoted and the historic environment protected.

LP08 - Meeting Housing Needs 
LP8a) Housing Mix/Affordable Housing - Promotes a mix of housing, the provision of 30% 
affordable on sites of 15 of more dwellings, housing for older people, the provision of housing to 
meet the needs of the most vulnerable, and dwellings with higher access standards

LP8b) Rural Exception Sites- Development for affordable housing outside of but adjacent to village 
envelopes maybe accepted provided that it needs an identified need which cannot be met in the 
village, is supported locally and there are no fundamental constraints to delivery or harm arsing.

LP8c) Homes for Permanent Caravan Dwellers/Park Homes- Permission will be granted for 
permanent residential caravans (mobile homes) on sites which would be acceptable for permanent 
dwellings.
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LP12 - Retail and Other Town Centre Uses 
Development should accord with the Retail Strategy which seeks to promote the City Centre and 
where appropriate district and local centres. Retail development will be supported within the 
primary shopping area. Non retail uses in the primary shopping area will only be supported where 
the vitality and viability of the centre is not harmed. Only retail proposals within a designated 
centre, of an appropriate scale, will be supported. A sequential approach will be applied to retail 
and leisure development outside of designated centres.

The loss of village shops will only be accepted subject to certain conditions being met. New shops 
or extensions will be supported in connection with planned growth and where it would create a 
more sustainable community subject to amenity and environmental considerations provided it is of 
an appropriate scale.

LP13 - Transport 
LP13a) New development should ensure that appropriate provision is made for the transport needs 
that it will create including reducing the need to travel by car, prioritisation of bus use, improved 
walking and cycling routes and facilities. 

LP13b) The Transport Implications of Development- Permission will only be granted where 
appropriate provision has been made for safe access for all user groups and subject to appropriate 
mitigation.

LP13c) Parking Standards- permission will only be granted if appropriate parking provision for all 
modes of transport is made in accordance with standards.

LP13d) City Centre- All proposal must demonstrate that careful consideration has been given to 
prioritising pedestrian access, to improving access for those with mobility issues, to encouraging 
cyclists and to reducing the need for vehicles to access the area.

LP14 - Infrastructure 
Permission will only be granted where there is, or will be via mitigation measures, sufficient 
infrastructure capacity to support the impacts of the development. Developers will be expected to 
contribute toward the delivery of relevant infrastructure.

LP16 - Urban Design and the Public Realm 
Development proposals would contribute positively to the character and distinctiveness of the area. 
They should make effective and efficient use of land and buildings, be durable and flexible, use 
appropriate high quality materials, maximise pedestrian permeability and legibility, improve the 
public realm, address vulnerability to crime, and be accessible to all.

LP17 - Amenity Provision 
LP17a) Part A Amenity of Existing Occupiers- Permission will not be granted for development 
which would result in an unacceptable loss of privacy, public and/or private green space or natural 
daylight; be overbearing or cause noise or other disturbance, odour or other pollution; fail to 
minimise opportunities for crime and disorder.

LP17b) Part B Amenity of Future Occupiers- Proposals for new residential development should be 
designed and located to ensure that they provide for the needs of the future residents.

LP19 - The Historic Environment 
Development should protect, conserve and enhance where appropriate the local character and 
distinctiveness of the area particularly in areas of high heritage value. 

Unless it is explicitly demonstrated that a proposal meets the tests of the NPPF permission will 
only be granted for development affecting a designated heritage asset where the impact would not 
lead to substantial loss or harm. Where a proposal would result in less than substantial harm this 
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harm will be weighed against the public benefit.

Proposals which fail to preserve or enhance the setting of a designated heritage asset will not be 
supported.

LP28 - Biodiversity and Geological Conservation 
Part 1: Designated Site 
International Sites- The highest level of protection will be afforded to these sites. Proposals which 
would have an adverse impact on the integrity of such areas and which cannot be avoided or 
adequately mitigated will only be permitted in exceptional circumstances where there are no 
suitable alternatives, over riding public interest and subject to appropriate compensation. 
National Sites- Proposals within or outside a SSSI likely to have an adverse effect will not normally 
be permitted unless the benefits outweigh the adverse impacts.

Local Sites- Development likely to have an adverse effect will only be permitted where the need 
and benefits outweigh the loss.
Habitats and Species of Principal Importance- Development proposals will be considered in the 
context of the duty to promote and protect species and habitats. Development which would have 
an adverse impact will only be permitted where the need and benefit clearly outweigh the impact. 
Appropriate mitigation or compensation will be required.

Part 2: Habitats and Geodiversity in Development
All proposals should conserve and enhance avoiding a negative impact on biodiversity and 
geodiversity. 

Part 3: Mitigation of Potential Adverse Impacts of Development
Development should avoid adverse impact as the first principle. Where such impacts are 
unavoidable they must be adequately and appropriately mitigated. Compensation will be required 
as a last resort.

LP29 - Trees and Woodland 
Proposals should be prepared based upon the overriding principle that existing tree and woodland 
cover is maintained. Opportunities for expanding woodland should be actively considered.  
Proposals which would result in the loss or deterioration of ancient woodland and or the loss of 
veteran trees will be refused unless there are exceptional benefits which outweigh the loss. Where 
a proposal would result in the loss or deterioration of a tree covered by a Tree Preservation Order 
permission will be refused unless there is no net loss of amenity value or the need for and benefits 
of the development outweigh the loss. Where appropriate mitigation planting will be required.

LP30 - Culture, Leisure, Tourism and Community Facilities 
LP30a) Development of new cultural, leisure and tourism facilities will be supported in the city 
centre. Facilities elsewhere may be supported in accordance with a sequential approach to site 
selection. 

LP30b) Development proposals should recognise that community facilities are an integral 
component in achieving and maintaining sustainable development. Proposals for new community 
facilities will be supported in principle. 

LP30c) The loss via redevelopment of an existing community, cultural, leisure or tourism facility will 
only be permitted if it is demonstrated that the facility is no longer fit for purpose, the service 
provided can be met by another facility or the proposal includes a new facility of a similar nature.

LP32 - Flood and Water Management 
Proposals should adopt a sequential approach to flood risk management in line with the NPPF and 
council's Flood and Water Management SPD.. Sustainable drainage systems should be used 
where appropriate. Development proposals should also protect the water environment.
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LP33 - Development on Land Affected by Contamination 
Development must take into account the potential environmental impacts arising from the 
development itself and any former use of the site.  If it cannot be established that the site can be 
safely developed with no significant future impacts on users or ground/surface waters, permission 
will be refused.

Planning practice guidance (PPG) – Department for Communities and Local Government

 Conserving and enhancing the historic environment (2018)
 Design (2014)
 Ensuring the vitality of town centres (2014)
 Travel plans, transport assessments and statements (2014)
 Viability (2018) 

4 Consultations/Representations

PCC Peterborough Highways Services 
No Objection – Subject to the imposition of conditions.  The traffic forecasting/impacts have 
changed due to the proposed change in uses on site i.e. more residential and office uses, and the 
removal of the proposed cinema use.  The main change has resulted in an increased impact on the 
AM Peak of traffic travelling southbound on the A15 at the Bright Street/Bourges Boulevard 
roundabout.  Therefore the Local Highway Authority would require mitigation measures to reduce 
this impact on the roundabout and traffic flows.  Tracking has shown that the indicative layout plan 
could allow refuse collection vehicles to manoeuvre around the site, and enter and leave the site in 
a forward gear.  The principle of the closure of Deacon Street and Cromwell Road and restrictions 
to Westgate are acceptable.  The design of the new highway adjacent to the Queensgate car parks 
exits needs further consideration however this can be dealt with by condition.      

PCC Conservation Officer 
No Objection – The development of the site has the potential to impact on the wider setting of 
nearby Listed buildings and locally Listed Buildings.  The site is located adjacent to the City Centre 
Conservation Area, close to listed and locally listed buildings and development will impact on the 
setting of a number of important heritage assets.  The redevelopment of this site is welcomed and 
has been a City Council objective for a number of years.  The proposals provide an opportunity to 
create high quality townscape and public realm, incorporating the retention of the locally listed 
buildings (former Westgate Church and part of No.16-18 Lincoln Road.  It is unfortunate that there 
are two parcels of land that are not included within this proposal, however indicative masterplan 
principles have shown how the whole North Westgate site could be comprehensively development.  
The proposal parameters are broadly similar to the previous 2015 scheme, however with a greater 
amount of office and residential use, and no cinema.  The relationship of the proposed blocks with 
the Westgate Church appear acceptable, and the setting and focus of the church in the public 
realm will improve from that existing.  The materials of Block B must be carefully considered to 
ensure it does not dominate views of the church from Westgate.  The appearance of Block A has 
improved from its change from a cinema to office use, and with the increase in active frontages.  
Block D wraps around the locally listed building 16-18 Lincoln Road.  The extent of demolition of 
this locally listed building will need careful consideration at the Reserved Matters stage.  The 
indicative proposal show the retention of the principle rooms which is expected.  Whilst the 
proposed 3 storey height of the corner of Block D to the north of the Locally Listed building No-18 
is acceptable there are reservations about the indicative style of the building shown.  However this 
is not an issue for consideration at this Outline Stage, it will be consideration under subsequent 
Reserved Matters applications.  It is not considered Block D will diminish the setting of the adjacent 
Listed Wortley Arms House, given the Queensgate building in the backdrop.  The indicative ideas 
for the public realm are imaginative and are encouraged.  The quality of the public realm will be 
imperative to a cohesive design.  The intention to add more soft landscaping is welcomed.  The 
specific design and material details provided are indicative only and therefore subject to change, 
however they follow the need for varied and quality materials and elevational articulation.  The 
Peterborough Shop Front Design Guide will be a key document to consult when it comes to the 

17



Reserved Matters stage, however the indicative shop front designs proposed appear well 
executed.  It is considered that the proposal would have no adverse impact on Cathedral views 
from the immediate area and only a marginal impact on long distance views.  This is in respect of 
viewpoints 14 and 15, where there are long distance views from north of the city centre near Spittle 
Bridge.  However it is considered that the impact would be slight for this long distance view.  In 
conclusion it is considered that the development would not have an adverse impact on the 
character, appearance and setting of listed or locally listed buildings, and would preserve the 
character and appearance of the Conservation Area.              

PCC Wildlife Officer 
No Objection - The application is supported by an Ecological Impact Assessment.  It is accepted 
that no evidence of bat roosts within the buildings proposed for demolition.  There was low level of 
bat foraging activity across the site.  Therefore conditions in respect of the provision of bat roosting 
features and ensuring any external lighting is baffled downwards away from any retained habitats 
and bat box locations are required.  The previous bird survey found evidence of several Species of 
Principle Importance nesting within the site, including Starling, Swift and House Sparrow.  There 
the standard bird nesting informative should be imposed to any consent together with a condition 
securing integral bird nesting features for these important species of bird.  In respect of invasive 
plants, Japanese Knotweed and Cotoneaster have both been found on the site. They are invasive 
non-native species, listed on Schedule 9 of the Wildlife & Countryside Act, and it is an offence to 
cause them to spread. Therefore care would need to be taken during any works involving the 
removal, management or disturbance of these plants to ensure no offence is committed. Relevant 
information can be sought from the Environment Agency regarding statutory obligations on their 
disposal. Proposals set out in the Masterplan & DAS for the inclusion of living/ green roofs, water 
features and trees as part of the development are to be welcomed. Opportunities for the roofs to 
incorporate “brownfield” features should also be explored particularly given the potential presence 
of Black Redstarts in the area.

With regard to the soft landscaping the use of a range of native plant species is recommended, and 
full details can be secured by condition.  

PCC Tree Officer 
No Objections – The application is supported by an Arboricultural Supporting Statement, and whilst 
at this stage the exact trees to be retained/removed is not known, the overall impact is known and 
accepted.  There will tree loss, however the majority of the trees that would be removed are low 
quality or have little long term retention value.  The general tree protection measures detailed and 
new planting shown in the illustrative masterplan are acceptable for this outline stage, however 
further details would be required at reserved matters stage.  At reserved matters stage a finalised 
tree protection plan, and updated method statement would be required to identify any root 
protection infringements and associated mitigation measures to minimise harmful impacts.  Full 
and detailed landscaping details would be required along with implementation and maintenance 
plans.    

PCC Pollution Team 
No Objection – In terms of noise, dealing with the glazing specification and ventilation scheme at 
the detailed design stage to achieve acceptable internal noise levels is acceptable.  In terms of 
external balconies, at this stage as the exact mitigation details have not yet been designed, we 
cannot comment on their effectiveness at achieving acceptable noise levels on these external 
areas.  In terms of Brewery Tap noise, it is proposed to specify the glazing and ventilation scheme 
to mitigate for this noise at the detailed design stage.  Whilst this seems reasonable, it should be 
noted that the noise report relies on noise monitoring data from 2015.  A condition in respect of 
fixed plant noise is recommended.  Commercial activities will require consideration of potential 
odour and noise impacts upon residential amenity.  Kitchen extracts may require high levels of 
noise and odour abatement considering the building heights and juxtaposed residential premises.  
Delivery/waste collection times will require consideration as such activities have potential for 
significant disturbance to residential premises, both existing and proposed, where conducted 
during unsociable hours in proximity to bedrooms.  The air quality assessment is considered 
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acceptable.  However the impact on Taverners Road through displaced traffic has not been 
considered.  In respect of contamination conditions in respect of further contamination 
investigation, remediation, verification and reporting of unsuspected contamination are required.       

Lead Local Drainage Authority 
No Objection – A condition is recommended to secure a sustainable urban drainage scheme, and 
that the development be carried out in accordance with the Flood Risk Assessment.  

PCC Archaeological Officer 
No Objection - The results of the archaeological evaluation carried out in advance of the current 
application suggest that there is limited potential for the presence of significant archaeological 
remains within this area pre-dating the late 19th century. These results are consistent with those 
from former investigations in the area, which have identified 18th and 19th century ground surfaces 
and the foundations of 19th century buildings. On the basis of the available evidence, the site has 
low potential due to the high degree of disturbance associated with late post-medieval urban 
expansion. Therefore, there is no need to secure further preliminary archaeological work. 
Monitoring of groundwork would however reduce any residual impact on currently unidentified 
potential buried remains which may survive in undisturbed pockets of land.  

PCC S106 Planning Obligations Officer 
No Objection – I have reviewed the viability appraisal information submitted.  In accordance with 
the Council’s affordable housing policy, 30% of the total residential units proposed should be 
affordable i.e. around 92 if 307 units are proposed, but there are viability issues.  I have reviewed 
the costs and values information and am satisfied that this proposed scheme has demonstrated 
that there are viability issues, which prevents the delivery of any affordable housing.     

PCC Minerals And Waste Officer (Policy) 
No Objection - The proposals do not affect any allocated mineral and wastes sites or designated 
areas. However, the large scale nature of this proposal in this location may be considered a 
strategic development, and should be encouraged to maximise the re-use, recycling and recovery 
of inert waste streams from construction and demolition operations. This could be achieved 
through the developers implementing a waste management and minimisation plan for example, 
and could helpfully be attached as an informative should planning permission be granted.

Historic England 
No comments - On the basis of the information available to date, we do not wish to offer any 
comments. We suggest that you seek the views of your specialist conservation and archaeological 
advisers, as relevant.

Environment Agency 
No Objection – Subject to the imposition of conditions in respect of contamination investigation (a 
Phase 2 intrusive investigation), a verification report of the remediation, an unsuspected 
contamination condition, and a condition in respect of infiltration of surface water drainage to 
ensure it is only in areas where there is no risk to controlled waters.  The proposal involves a 
basement car park, which may result in the need to dispose of a significant volume of soil.  
Contaminated soil to be disposed of is classified as waste.  As such the handling, transport, 
treatment and disposal is subject to waste management legislation.    
 
Anglian Water Services Ltd 
No Objection – Anglian Water has assets close to or crossing the site, any layout will need to take 
account of these assets, or be diverted at the developer’s expense.  To ensure that the 
development will not lead to an unacceptable risk of flooding downstream, a foul and surface water 
drainage condition should be imposed to ensure the site can be acceptably drained.     

Natural England - Consultation Service 
No Objection – Natural England considers that the proposed development will not have significant 
adverse impacts on statutory protected sits or landscapes, including the Nene Washes (SAC, SPA, 
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Ramsar, SSSI site).  To meet the requirements of the Habitats Regulations, we advise you to 
record your decision that a likely significant effect can be ruled out.    

The Wildlife Trusts (Cambridgeshire) 
No comments received

Network Rail - Eastern 
No Objection – Thank you for the opportunity to comment, we have no observations to make.  

Cambridgeshire Fire & Rescue Service 
No Objection – Adequate provision for fire hydrants should be secured by condition.  Access and 
facilities for the Fire Service should also be provided in accordance with the Building Regulations 
Approved Document B5, Section 16.  If there are any buildings on the development that are over 
11m in height (excluding blocks of flats) not fitted with fire mains, then aerial (high reach) appliance 
access is required.    

Police Architectural Liaison Officer (PALO) 
No Objection - I have viewed the documents in relation to community safety, crime, disorder and 
the fear of crime and consulted our Counter Terrorism Security Advisers (CTSA ’s).  While this is at 
an early stage I note that there is a section in the Design and Access statement which mentions 
that the applicant wishes to consult with both ourselves and the CTSA ’s. This looks like a very 
appropriate development and the documents show that there has been consideration to crime 
prevention and mitigation. I agree that a joint consultation at the earliest stage of the design 
process will be necessary to ensure that the correct security measures are considered and 
implemented, including CT and public realm. With the above consultation it would appear that 
Secured by Design accreditation could be achieved throughout the development and we will be 
happy to discuss any Security Needs Assessment for Breeam.

Sustrans 
No comments received

Peterborough Cycling Forum 
Objection – We support the regeneration and mixed use development of this city centre site.  We 
consider cycling is the primary alternative for journeys that would be undertaken by car.  Cyclists 
currently pass through the site via Cromwell Road and Deacon Street.  If approved this application 
will close these routes, and apart from being able to continue along Westgate, cyclists will not be 
permitted to cycle through any part of the development.  These plans will have an adverse impact 
on those who currently travel through the area.  Instead of delivering many potential benefits, this 
will have a negative impact on those who live and work in the area and on businesses which will be 
located there.  Therefore we object to this proposal.  Prohibition on cycling through the city is 
contrary to planning policy and the vision for the city centre.  Policy CC10 states development will 
be supported in principle where it would improve connectivity for cyclists to the City core and in 
particular to North Westgate. The Design and access statement notes the harm the Queensgate 
building has cause to connectivity, this development will do the same if there is not cycling 
permitted through it.  The Council’s Active Lifestyle and Sport Strategy April 2018 aims to increase 
active travel, and notes cycling is a simple way of people getting more physical activity into their 
daily lives.  The Transport Plan states new development should improve cycle connections and 
make journey by cycle more attractive than the car.  Cromwell Road is almost traffic free through 
the site and so makes it a more attractive route for cyclists than Lincoln Road.  For new North 
Westgate residents the ability to cycling door to door is a major factor for many in deciding where 
to live.  Employees of the site might be discouraged from cycling if they can’t cycle door to door.  
Full access by cycle is a benefit to many businesses.  Having door to door cycle access would give 
business an advantage over other business in the city centre, including Queensgate and Bridge 
Street who cannot provide this.  Deliveries by cycle have increased including Deliveroo and Uber 
Eats.  Leicester in 2016 reversed the cycle ban in privately owned streets within the Highcross 
Shopping centre, following pressure from restaurant owners, as 15% of their trade is delivered by 
cycle.  They have street signage to make cyclists aware pedestrians have priority and to cycle 

20



considerately, and no problems have been reported.  The presence of cyclist can have a positive 
impact on public spaces and streetscenes.  There is disagreement in the terminology and 
language used in the Design and Access Statement.  The Design and Access (D&A) Statement 
states cyclist will have to dismount and push their bike through the site.  The Forum disagrees with 
this language they consider that a person pushing a bike through the site is a pedestrian and not a 
cyclist as they are not being permitted to cycle.  They consider it safer in areas of high footfall for 
people to cycle rather than for pedestrians to push bikes.  This is due to the increased width taken 
up by people pushing bikes, and with pushed bikes being less visible and so could cause injury 
from protruding handlebars or pedals.  It may not be practical or possible for cyclist to push their 
cycles for more than short distances, due to the age or physical ability of the user.  It is assumed 
mobility scooters will be allowed through the site, many of these can travel at 8-10mph.  To justify 
the case against allowing shared pedestrian cycle space, the D&A Statement refers to TRL583.  
This is only one piece of research and does not provide a full picture of that case.  One of the case 
studies in that research Whiefriargate in Hull now allows cycling in the city centre, and it is believed 
it is operating successfully, and the vast majority of cyclist ride responsibly. A much broader base 
of evidence should be used, than a single research paper.  Urban Movement carried out a study 
for Bristol City Council.  It concluded cyclists can be trusted to adapt their behaviour in the 
presence of pedestrians, incidences of cyclist causing physical harm to pedestrians is low, 
subjective concerns of pedestrians are important but should be considered in the context of 
objective evidence.  Other evidence suggest the use of signage is important to manage the 
relationship between cyclists and pedestrians in shared areas.  In Peterborough we have shared 
spaces with pedestrians and cyclists in Long Causeway and Cathedral Square.  Leicester and Hull 
are cities that have removed their city centre cycling ban, and it is now successfully shared by 
pedestrians and cyclists.  In Cambridge shared use operates successfully, and in Norwich last year 
they removed restrictions and now have shared use on city centre streets.  If it works in these cities 
it can work on this site.  Well believe all streets within the site should be designed for shared use.  
We recognise the concerns for pedestrian safety but evidence show the risks are largely 
perception rather than reality, and there is evidence to show pedestrians and cyclist can mix safely. 
The Forum would be happy to work with the developer to achieve a successful design for shared 
use spaces.                                                                 

Peterborough Local Access Forum 
No comments received

Peterborough Civic Society 
Objection – We welcome the application as an attempt to bring forward the comprehensive 
development of a long neglected part of the city centre.  It is supported by the Local Plan policies 
and in terms of content, scale and form is acceptable and in many respects well designed in 
creating meaningful urban spaces of distinct character.  There is an extant outline permission for a 
very similar scheme granted in 2015.  However there are a number of practical issues regarding 
access, circulation and servicing and implementation which are unsatisfactory.  The exclusion of 
cycling from in the site is unacceptable.  There is considerable weight if evidence that shared use 
areas can work safely for pedestrians and cyclists if appropriately designed from the outset.  The 
servicing arrangements, particularly for rubbish are impractical.  Details of how this will work in 
practice on site needs to be demonstrated at this outline stage.  The proposals seems to rely on a 
site management system of short term storage and sorting of waste on the walkways, with twice 
daily collections at 6am and 11am, this is not acceptable.  Deliveries to the Food Hall and retail 
units fronting Westgate from Lincoln Road does not seem adequate.  The proposed walkway 
between new East Street and Lincoln Road roughly lining-up with North Street is an important part 
of the general circulation pattern and should be provided within the application site. There must be 
some agreement reached regarding practical ways of making the journey on foot from the
public realm walkways around Westgate Church to and through the Bus Station to Queensgate's 
upper shopping level a pleasant experience. The major concern is over the credibility of the
proposal where the applicant does not own all of the land required to implement the whole scheme. 
The developer must demonstrate that agreement can be reached with the City Council for
a scheme which can justify the use of compulsory purchase powers to enable the development to 
be carried out. Without some form of partnering this application seems pointless.
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Local Residents/Interested Parties 

Initial consultations: 619
Total number of responses: 8
Total number of objections: 6
Total number in support: 2

6 letters of objection have been received raising the following issues:-

 The loss of Ackland Street parking area for buses will adversely affect bus operations as 
there is no spare room in the bus station for out of service buses to park.

 There are currently insufficient parking facilities for residents who live within the 
surrounding area.  Therefore many residents use the residential parking facilities within 
the application site.  These will be eliminated if the development takes place.  What 
alternative parking facilities will be provided.

 The existing hotels in Peterborough are currently struggling to fill their rooms, due to the 
current business climate and uncertainty of Brexit.  The proposed hotel will exacerbate 
this, and whilst it would bring jobs it could result in current hotels closing.  

 Objection is raised to the demolition of the Westgate New Church building and 
replacement with public realm space.  Following the transfer from the Victorian Church, 
the New Church building has been upgraded and adapted at considerable expense to 
make it an invaluable accessible city centre community facility.  In addition to religious 
worship the building is also used by 12 different community groups, including the soup 
kitchen and food bank.  It is vital that the Westgate New Church building and adequate 
on-site parking is retained in any redevelopment proposals, to ensure the needs of 
vulnerable members of the community can be served.    

 The buildings around the church and the area of car park should be retained in addition 
to the Church.  This area includes the New Westgate Church, Peterborough Association 
for the Blind, Peterborough Christian Bookshop, CROPS charity and associated parking 
facilities.  The existing site provides multicultural and diversity of use and helps promote 
social cohesion of different groups in the city.  There are many different faith groups that 
use the site, and CROPS charity group that provide religious services to schools.  There 
is a foodbank and Muslim food distribution service that operate from the site, that need 
the on site car parking.  This proposal does not cater for their needs.  The Christian 
bookshop was established 30 years ago, and due to similar facilities closing, draws 
customers from surrounding counties and further a field.  This helps to increase footfall 
and maintain high street shopping.  It is a highly accessible site from the bus and train 
station and provides on site parking for customers.  Other city centre churches St John’s, 
Park Road Baptist, and All Souls have struggled to provide easy access and parking, 
which makes it difficult for the elderly and disabled.  Retaining this part of the application 
site ensures parking for worshippers near to the Churches.  The proposed development 
does not cater for the existing religious and community groups that currently use the site.  
It is considered with a sensible adjustment to the plans, it would not be a major problem 
for the developer to exclude this area of the site. 

 The layout will cause more traffic problems.  Excluding the extra cars that will come with 
the residential development, the change in access and egress to the existing roads from 
Westgate to Bourges Boulevard for buses and cars will deter residents from coming into 
the city centre to do their weekly shop etc.  We do welcome the provision of a health 
centre.                   

  
2 letters of support have been received:-

 I think the North Westgate development is a very good idea.  It will create extra jobs, and 
regenerate part of the town that has looked derelict for a number of years.  I fully support 
the proposal and hope works start soon.  
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 Urban renewal has been supported in the Gladstone area for over 20 years.  Community 
groups provide pre-school, NHS services and meeting spaces for community groups.  In this 
area we have suffered planning blight for 30 years.  Building have been demolished and 
replaced by temporary car parks, properties have become run down due to their future 
uncertainty, and the public realm is tired and neglected.  Local people deserve better.  We 
are therefore pleased to see a planning application to transform the North Westgate area.  
This is long overdue and we hope that work can be undertaken as soon as possible.  We do 
have some reservations about the cycling ban through the site, surely cycles can be 
accommodated as well as pedestrians.  Peterborough is trying to encourage residents to 
cycle rather than take the car.  We believe ever effort should be made to include the 2 
excluded pieces of Invesco land.  We feel the scheme should get the support of the Local 
Authority, who have done much to improve other areas of the city centre.    

5 Assessment of the planning issues

The main issues are:-

 Planning History

An outline planning application, reference 03/00141/OUT, was submitted by Hawksworth in 2003 for 
the redevelopment of the site to provide mixed uses including retail, residential, leisure, healthcare, 
parking and ancillary facilities.  This application was not progressed and was withdrawn, on 
submission of application 15/01041/OUT.  

A further outline planning application, reference 07/01463/OUT, was submitted in 2007 by the then 
owners of the Queensgate shopping centre, for the comprehensive redevelopment of the site for a 
mixed use scheme to include the demolition of existing buildings and structures, the construction of 
new buildings and structures, the stopping up, diversion and alteration of public highways and the 
internal and external alteration and change of use of buildings and structures to be retained on site 
to provide: (i) retail uses (Classes A1, A2, A3, A4 and A5), offices (Class B1), residential (Class C3), 
community uses (Class D1) and leisure uses including a cinema (Class D2) to the east of Bourges 
Boulevard;(ii) hotel (Class C1), offices (Class B1) or residential (Class C3) to the west of Bourges 
Boulevard; together with ancillary and associated development, pedestrian circulation and car 
parking (including two new multi-storey car parks), vehicular access, servicing facilities, highway 
works, plant and machinery, landscaping, a new bus lay over and bus station incorporating 19 
stands, bus station facilities and all necessary enabling works.  There has been no activity on this 
planning application for quite a number of years, and it remains undetermined at the agent’s request.  

Outline planning permission (with all matters other than access reserved), was granted to 
Hawksworth in 2015, under planning reference 15/01041/OUT, for a mixed use scheme, to include, 
a cinema (Class D2), restaurants and cafes (Class A3), retail units (Classes A1, A2) a food hall 
(Classes A1, A3, A4, A5), office space (Class B1a), a hotel (Class C1), community and health care 
facilities (Class D1), residential (Class C3), together with associated car parking, vehicular access, 
servicing arrangements, public realm works and landscaping.  It also included the demolition of all 
buildings, excluding Westgate Church, the Brewery Tap, 16-18 (in part), 30-36 Lincoln Road and 
Lincoln Court.  

 Proposed uses

Residential

The scheme proposes up to a maximum of 25,000sqm of C3 residential floorspace which, dependent 
on the final mix of units proposed could be in the region of about 300 to 350 residential units.  This 
is an additional 10,000sqm from the previously approved planning application 15/01041/OUT.  
Policies CS2 and CS4 of the Core Strategy, and Policy LP6 of the emerging Local Plan promotes 
the city centre as a location for substantial new residential development of a range of different 
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densities depending on their location.   Policy CC3 of the City Centre Plan seeks also to broaden the 
range of uses within the city core, and to include more city centre living.  The North Westgate CC3.5 
allocation under this Policy, identifies indicatively that around 200 dwellings could be accommodated 
on the site.  Policy LP46 of the Emerging Local Plan identifies indicatively that around 300 dwellings 
could be accommodated on the North Westgate area. Therefore what is proposed as part of this 
planning application would be considered acceptable and in accordance with the development plan 
policies CS2 and CS4 of the Core Strategy, CC3 of the City Centre Plan, and LP46 and LP6 of the 
emerging Local Plan.  There would also be scope for further residential accommodation to be 
provided on the excluded Invesco land as part of a future phases of redevelopment, should the 
Landowners wish to pursue this as an option in the future.    

In accordance with Policy CS8 of the Core Strategy 30% of the residential units proposed should be 
affordable, with the tenure split 70% social rented and 30% Intermediate housing.  The applicant has 
submitted a viability appraisal for consideration as they have calculated that the scheme could not 
be delivered if this level of affordable housing was required as it would not be financially viable.  The 
financial information has been assessed the Senior Planning Obligations Officer and Head of 
Planning Services.  They are content that due to the financial viability of the scheme, no affordable 
housing could be secured in this instance.  This is no different to the previously approved scheme.    

Offices

Up to a maximum of 16,500sqm of B1 Office floorspace is proposed.  This is an additional 11,500sqm 
from the previously approved planning application 15/01041/OUT.  The Core Strategy Policies CS3 
and CS4 and emerging Local Plan Policy LP4 and LP6 seek to encourage mixed use development 
(horizontally or vertically) which incorporates employment development, with an emphasis on B1 or 
service sector development, together with residential, leisure and/or retail, on sites, and in particular 
on sites within the city centre.  Policy CC3 of the City Centre Plan also encourages mixed use 
developments, which integrate well within the existing retail area.  The office development proposed 
is therefore considered to be acceptable and in accordance with the development plan policies CS3, 
and CS4 of the Core Strategy, CC3 of the City Centre Plan, and LP4 and LP6 of the emerging Local 
Plan.  

Hotel

A C1 Hotel, of up to a maximum of 4,500sqm is proposed.  This is 3,500sqm less than the previously 
approved planning application 15/01041/OUT, which was permitted up to 8,000sqm.  The actual 
number of bedrooms proposed would depend on the operator and final floorspace proposed under 
any reserved matters application, however this could be in the region of 150 bedrooms.  It is 
considered that a hotel would be an acceptable use as part of this mixed use city centre site, and 
would accord with Policy CC3 of the City Centre Plan.  Business competition between this proposal 
and existing city centre hotels is not a material planning consideration that could be taken into 
consideration in the determination of this planning application.  

Retail/Restaurants/Cafés and Foodhall

The development proposes:-

1.Retail (Class A1/A2) up to a maximum of 3,500sqm, and
2.Restaurants and cafes (Class A3) up to a maximum of 2,500sqm, and 
3.Foodhall (Mixture of Classes A1, A3, A4 and A5) up to a maximum of 2,500sqm

In comparison to the approved application reference 15/01041/OUT, the current proposal has  
3,500sqm less Retail (Class A1/A2) use, 2,500sqm less Restaurants and cafes (Class A3), and a 
500sqm increase in the size of the Foodhall (Mixed Class A1, A3, A4 and A5).  This is because the 
development no longer includes a cinema which was an anchor for the higher level of retail and food 
and beverage floorspace.    
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The site is located within the city centre where the principle of retail, restaurants and cafes uses is 
acceptable.  Many of the restaurants and cafes will provide facilities for both the wider city and local 
residents.  Policy CS4 of the Core Strategy looks to expand the provision of retail floorspace within 
the city centre, with priority given to the expansion within North Westgate site.  Smaller format retail 
units are likely to be proposed to complement the existing retail offer within the city centre.  The new 
Foodhall concept is considered to be appropriately sited within this mixed use city centre site.  These 
proposed uses are therefore all considered to accord with the requirements of policy CC3 of the City 
Centre Plan, CS4 of the Core Strategy and LP12, and LP46 of the emerging Local Plan.    

Non Residential Institutions (D1) Use 

It is proposed to provide up to a maximum of 2,000sqm of Class D1 floorspace.  The indicative 
masterplan, shows that this could perhaps include a proposed medical centre use.  A D1 use could 
also include premises for education, creches/nurseries, public or exhibition halls, premises for in 
connection with public worship or religious instruction.  D1 uses are considered to be acceptable for 
the site, in accordance with policies CC3 of the City Centre Plan, CS4 of the Core Strategy and LP6 
of the emerging Local Plan.  

Leisure (D2) Use

The scheme proposes up to a maximum of 500sqm of D2 leisure floorspace.  The indicative 
masterplan, shows that this could perhaps be a gym use.  A D2 leisure use is considered to be an 
appropriate city centre use, in accordance with Policies CC3 of the City Centre Plan and LP6 and 
LP46 of the emerging Local Plan.  

 Masterplan

The applicant’s vision for the redevelopment of the site is to create a new city quarter that expands 
the existing active boundary of city centre and brings a new mixed use development of retail, 
employment and residential to the site, which is currently under used and in need of regeneration.

The main focus of the masterplan is the creation of a new civic square around the Westgate Church.  
This is to give both space and prominence to the valuable Locally Listed Church building, and to 
create a new public space to act as a focal point to the site.  Radiating out from the square would be 
new pedestrianised streets to give east-west and north-south linkages through the site.  The mixture 
of uses throughout the site is intended to add to the vibrancy of the newly created public realm.  The 
scheme will provide increased housing and employment to this city centre site.  The development 
would provide improved urban connections between the railway station and city centre, and between 
the residential community to the north and the city centre.  An integrated sustainability strategy is 
proposed, to incorporate greenery, planting and water into the public realm.    

The masterplan submitted with the planning application is illustrative only and represents one way 
in which the site could be developed.  As with any outline proposal the exact details of the scheme 
will be submitted as part of future reserved matters applications, at which point the scheme may 
have evolved and changed.  Therefore eight general masterplan principles have been identified, to 
form the basis of all future reserved matters applications for this outline proposal.  These are:-

1. Urban Regeneration and Mixed use development
2. Delivering sustainable development
3. Design and Landmark buildings
4. Connectivity and accessibility
5. Civic spaces and public realm
6. City centre living
7. Key views and landmarks
8. A managed development process.

Not only does the illustrative masterplan show one possible way in which the application site could 
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be redeveloped, it also shows one possible way in which the two excluded parcels of Invesco land 
could be redeveloped and incorporated into a comprehensive masterplan for the whole North 
Westgate Opportunity Area designation.  This is considered to be key because Policies CC3 of the 
City Centre Plan and LP46 of the emerging Local Plan state ‘Individual proposals which would 
prejudice the comprehensive redevelopment of the Opportunity Area will not be permitted.’  
Therefore whilst the illustrative masterplan demonstrates only one possible way in which the 
application site and the 2 excluded parcels of land  could be redeveloped comprehensively, it does 
give Officers sufficient comfort that recommending approval of this application would not prejudice 
the comprehensive redevelopment of the whole of the Opportunity area.  The proposal in this 
respect, would therefore be in accordance with the requirements of Policy CC3 of the City Centre 
Plan and LP46 of the emerging Local Plan.  

 Parameter Plans 

The application seeks approval of a range of Parameter plans on which subsequent reserved matters 
applications will be based.  The parameter plans set out an overarching framework to inform the 
future detailed design of the scheme.  They cover issues such as maximum building heights, the 
general locations of the buildings footprints, the minimum widths of proposed streets etc.  The 
Parameter Plans give developers an agreed set of parameters from which to work to, when designing 
the final detailed scheme.    

Parameter Plan 02 - Demolition Plan

This plan identifies the buildings within the application site that will be retained and those that are 
proposed for demolition.  None of the buildings to be demolished are listed.  The Local Listed 
Building, 16-18 Lincoln Road is to be retained in part.  The exact details of the amount of building to 
be retained and demolished will be secured by way of a Planning condition to ensure the parts of 
the building worthy of retention are suitably retained.  The Conservation Officer raises no objection 
on this basis.  

03 – Lower ground level

It is proposed that car parking will be excavated down to a maximum of 7m Above Ordnance Datum 
(AOD), which is approximately 3.3 -3.6m below existing ground level.  The principle of basement car 
parking in the location shown on the Parameter Plan is considered to be acceptable in principle, and 
will reduce the overall height of the building on Bright Street.  The technical reports in respect of 
contamination and water table level might dictate the actual depth of excavation and the technical 
solutions needed to ensure the basement is water tight.  

04 – Active frontages

This parameter plan sets out the location of active frontages, semi-active frontages and non-active 
frontages within the application site.  On the whole, active frontages are proposed on most public 
elevations on the new blocks of accommodation throughout the scheme.  All the proposed frontages 
around the church and new public square are to be active, together with the new east-west 
pedestrianised street through the site known as ‘The Causeway’.  From the previously approved 
scheme 15/01041/OUT the amount of active frontage on the proposed eastern elevation of Block A 
has been significantly increased.  This results in a more pleasant and active route on the north to 
south street between blocks A and C.  Concern was raised by Historic England and the Civic Society 
in the previous application about the limited active frontages on this route, so the increased activity 
along this frontage is welcomed.  This has been managed to be achieved as a result of the changes 
in the proposed uses within this block.
 
05 – Ground level Plan 

This plan has been submitted for approval to agree the general positions and footprints of the 
proposed blocks of accommodation on site.  Horizontal limits of deviation for the proposed blocks 
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positions are shown in order to give flexibility at the reserved matters stage.  This plan also therefore 
seeks to agree the minimum width of the new streets and areas of public realm within the 
development.  

The minimum distances between the proposed blocks of accommodation and the locally listed 
Church are as previously approved.  This ensures that there will be sufficient separation distance 
between the new built form and the church, to respect and give prominence to the Church’s setting.  
It is also to ensure there is sufficient space on site for the creation of a new public square and area 
of public realm.  Officers consider that this plan demonstrates an acceptable relationship between 
the new blocks of accommodation and the locally listed Church building.  

The minimum distances between the new blocks of accommodation for the two new pedestrianised 
streets through the development, both north to south and east to west remain as previously 
approved.  The north- south route will be a minimum width at Bright Street of 15m narrowing to a 
minimum of 9.5m at its most southerly point within the site.  The positioning of this new street was 
also important in respect of trying as far as possible to align it with the existing Cromwell Road 
alignment to the north of the site.  It has not been possible to provide the new route in exact alignment 
with Cromwell Road to the north.  However the plan sets the parameters of its maximum east and 
west alignment to show what Officers consider to be the limits of an acceptable off set position to 
integrate the scheme into its surrounding urban context.

Officers consider the proposed 16m minimum width of the east-west route the site, ‘The Causeway’ 
to be acceptable, and sufficient to provide outdoor café seating areas, the landscaped rain garden 
features, and pedestrian circulation space.  

This plan also shows the proposed 3m wide pedestrian/cycle link along the Westgate edge of the 
development. 

The Building blocks positioning with the Locally Listed 16-18 Lincoln Road are considered to be 
acceptable and the exact extent of the retained part of the locally listed building will be secured by 
condition.          

06 – Vertical limits of deviation

This plan has been submitted to agree the vertical limits of deviation on the proposed building block 
and to agree the maximum heights of buildings in different areas of the site, on which any future 
reserved matters applications should be based.  

It is important to ensure the heights of the new blocks would be acceptable in relation to the two 
Locally Listed Buildings on site, the Church and No.16-18 Lincoln Road.  The heights of the proposed 
blocks are mainly as per those previously approved under application reference 15/01041/OUT.  The 
main difference is an increase of 1m for part of Block D.  It is considered that this increased height 
is sufficiently distant from 16-18 Lincoln Road and the Church building so as not to have an adverse 
visual impact on their setting.  It will be important to ensure an acceptable relationship and transition 
between the retained part of 16-18 Lincoln Road and the proposed blocks adjacent.  The detailed 
design of the proposed building, as part of any future reserved matters application, will be key to 
ensure a successful transition and visual relationship between these two buildings.  Again the 
detailed design of Block B, at reserved matters stage, will be key to safeguarding the setting of the 
church.  

There are variable heights proposed on some blocks of accommodation within the scheme, however 
the maximum heights of each block proposed is Block A (adjacent to Deacon Street)– 21.5m, Block 
C (to north of the Church)– 23m, Block D (to east of church) – 21m, Block B (to west of church) – 
21m, and Block E (adjacent to Acland Street) – 26.5m.  

The maximum heights proposed in all parts of the scheme, and in particular on existing road 
frontages, and in relation to the existing surrounding built form is considered to be acceptable.  Whilst 
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the buildings proposed on site, would be higher than some of those of the surrounding streetscape, 
in particular on Bright Street and Lincoln Road, it is considered that the separation distances and 
relationships between them would be acceptable in this city centre urban setting.    

07 – Pedestrian Access Plan

The pedestrian access plan is as previously approved under application 15/01041/OUT.  It shows 
the proposed pedestrian routes through the site and how these would connect to the existing 
pedestrian routes beyond the site.  It shows good pedestrian links through the site and how these 
would logically connect to the existing pedestrian crossing and streets beyond the site.  It also shows 
one possible way in which potential additional pedestrian linkages could be created in future 
redevelopment phases, if the two currently excluded parcels of land were also to come forward.   

It is considered that the pedestrian links proposed are acceptable and will allow both ease of 
movement through the site and connection to the existing network of streets and pedestrian crossing 
points.  

08 – Vehicle access/routes plan

The vehicle access plan is as previously approved under application 15/01041/OUT.  It shows how 
vehicles will manoeuvre around and access the site.  It also shows how service vehicles can 
manoeuvre around the site.  The Local Highway Authority considers this plan to be acceptable in 
highway safety terms and demonstrates how traffic routes can be acceptably achieved both around 
and within the site.  

 Highway Implications

Access is being committed and considered under this current outline planning application, and will 
therefore not be a future separate Reserved Matters application.  A Transport Assessment, and 
Workplace and Residential Travel Plans have been submitted in support of the application.  

The site is located in a highly accessible city centre location, with the Peterborough bus station 
positioned immediately to the south of the application site, within the Queensgate shopping centre.   
The Railway Station is also approximately 250m to the west, linked to the site by the at grade 
pedestrian/cycling crossing facilities across Bourges Boulevard.  There is also a taxi rank opposite 
the site on Westgate, adjacent to the bus station.         

The proposal involves the stopping up of Deacon Street and Cromwell Road.  If planning permission 
is approved, this will be secured through a separate legal process.  As per the previous application 
the stopping up of Westgate between the bus station and the Multi storey car parks is no longer 
proposed.  Through the imposition of highway signage however, it is proposed to alter the existing 
traffic flows along the section of Westgate between Lincoln Road and Bourges Boulevard.  All traffic 
exiting the multi storey car parks on Westgate will have to turn left and leave via Bourges Boulevard, 
they will not be permitted to turn right and travel along Westgate.  They will also have to enter the 
multi storey car parks from the north via Bourges Boulevard and Westgate, and will not be permitted 
to turn right at the bottom of Lincoln Road onto Westgate and travel westwards.   Therefore the only 
traffic that will be able to travel westwards along Westgate having turned right at the bottom of Lincoln 
Road will be buses, taxis, cycles, and service delivery vehicles.  Customers visiting the John Lewis 
Click and Collect service will be able to exit the facility onto Westgate, but will have to enter the 
facility from the Crescent Bridge roundabout to the south, rather than Westgate.  At present such 
vehicles do have the option to enter for either Crescent Bridge roundabout or Westgate.  The 
proposed highway works are considered to be acceptable in highway safety terms.  There may be 
issues with the 3 lanes of traffic exiting the Queensgate car parks on Westgate and all turning left 
into one lane carriageway.  It may therefore be preferable to narrow the 3 lanes down to a maximum 
of 2 to allow better integration and flow of traffic from the cars parks on to the highway.  It is 
considered the exact details of this can be considered by way of a planning condition.    
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The proposed development due to its city centre location will be serviced as a ‘street access’ 
scheme, with service access to the site being managed as an ‘out of hours’ operation by a 
management and security team, usually during the hours of 6am and 10am.  Tracking and plans 
have been submitted to demonstrate that suitable access and manoeuvring space could be provided 
on site to serve the proposed development.  The exact service details arrangements will be agreed 
at the detailed stage.  

The existing taxi rank adjacent to the bus station will be retained, and taxis will be permitted to travel 
in both directions along the full length of Westgate.  There is no requirement in planning policy terms 
for the retention of a mini-cab taxi business within the Opportunity Area or the wider City Centre.  
Therefore whilst the loss of this business is regrettable, its retention or re-provision with the scheme 
is not required in planning policy terms.  The occupier is freely able to discuss securing a new 
premises on the site just as any other occupier that is displaced from their current location.  The 
regeneration of this key city centre site and the significant public benefits it would bring should not 
be resisted on the basis of retention/re-provision of this or any other business within the site.       

The trip generation and distribution as a result of the proposed development has been modelled.  
The traffic impacts of this proposed development and the previously consented scheme 
15/01041/OUT are broadly similar.  The main change in the traffic impacts due to the change to the 
proposed uses however, the AM peak on the south bound approach on the A15 at the Bright Street 
roundabout will result in increased queuing and delay.  Mitigation measures are recommended to be 
sought by way of a planning condition and this could involve the be the widening of the A15 
carriageway on approach to this roundabout to provide a third lane, which would be used as a left 
turn lane into Bright Street only.  The resultant impact on the highway network is not considered to 
be so harmful as to warrant refusal of planning permission on this key city centre regeneration site.  
Officers consider the regeneration benefits of the proposed redevelopment of this site would 
outweigh the harm to the city centre traffic flows.    

Buses
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As a result of Westgate no longer being proposed to be stopped up, there is now no longer a need 
to re-route any of the arrival bus services to the bus station.  As a result of the closure of Deacon 
Street however the departure routes of the some bus services will have to be re-routed.  The options 
available for the re-routing of these bus services are considered to be acceptable and no objections 
or comments have been received from any of the bus operators.  The bus lay over area in Ackland 
Street could be lost as a result of the wider North Westgate site, however this land is within the 
excluded Invesco land, and so does not form part of this planning application site.  

Parking

The existing 4 surface level car parks within the application site will be redeveloped as part of this 
proposed planning application, resulting in the loss of 220 car parking spaces.  With the addition of 
the existing private car parking spaces on site, the total number of car parking spaces to be lost as 
a result of this development is 309.  This outline planning application seeks permission for up to a 
maximum of 300 car parking spaces.  This has reduced by 200 spaces from the previous approval 
15/01041/OUT mainly due to the loss of the proposed cinema use.  Therefore a net decrease of 9 
spaces, should all 300 spaces be proposed.  The illustrative masterplan submitted proposes around 
281 car parking spaces, contained within the basement of the new Office use in Block A, which is 
accessed from Bright Street.  This is the same location as parking in the previous planning 
application 15/01041/OUT which had the car parking in this block under the proposed cinema use.  
It envisaged that some dedicated car parking spaces would be required for the new residential 
development on site.  A car parking condition is recommended to agree the exact details of the 
proposed car parking, and in particular those dedicated for the residential and office units.   

Cycling

The proposed development does not affect any designated cycle routes.  Cyclists will still be able to 
use Bright Street, Lincoln Road and the newly improved Bourges Boulevard as cycle routes as they 
do presently.  

A new 3m wide shared cycle/pedestrian footpath is proposed as part of this development on the 
northern side of Westgate to provide an improved east/west cycle route adjacent to the application 
site.  This will provide an enhanced cycle route between the railway station and city centre, along 
Westgate.  

As a result of the stopping up of Deacon Street and Cromwell Road within the site there will be no 
north to south vehicle routes through the site, and all routes within the site will be pedestrianised.  
The existing north to south routes along Lincoln Road and Bourges Boulevard around the site will 
be still be available for cyclists.  The applicant does not propose to allow cycling within the 
pedestrianized zones of the application site due to the potential conflicts and safety issues that arise 
between cyclists and pedestrians in busy city centre environments.  The applicant welcomes cyclists 
to dismount and push their cycles through the pedestrianized zones when visiting or passing through 
the site, and proposes to provide secure cycle parking with CCTV coverage at key points within the 
site.  Secure cycle storage areas will also be proposed for the new residential development and for 
the staff of the new businesses within the site.  

It is always difficult to balance the needs of cyclists and pedestrians within pedestrian zones of city 
centre sites, however the safety of pedestrians should be given priority.  The Government advice in 
Manual for Streets and TAL 9/93 does support the inclusion of cyclists in pedestrianised areas, 
however this advice is based on consideration of the context of the surrounding area and whether 
cycle routes are required through the development site.  In view of the existing cycle routes around 
the application site and the proposed enhancement to the cycle route along Westgate, it is not 
considered essential that a cycle route be required through the site.  Due to the pedestrianised nature 
of the routes through the site, the likelihood of outdoor seating areas, landscaping, public art etc, the 
space available for the movement of pedestrians and cyclists will be limited.  Therefore in reality, 
particularly at busy times, cycling around the site rather than through it would be likely to be a quicker 
and easier option for cyclists.  Therefore whilst the comments of objectors in respect of allowing 
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cycling through the site have been considered, in this instance due to the potential conflicts between 
pedestrians and cyclists, and the provision of improved cycle routes around the site, it is not 
considered that cycling through the site is required, or could be insisted upon.   

 Public Realm

The applicant’s public realm strategy for the site is based on the Stone Route and the Green Route 
proposed by Gordon Cullen in the 1970’s.  The Stone route runs between the Cathedral and St 
John’s Church, and the Green route runs along Bridge Street and Long Causeway.  It proposes to 
introduce a third route from Bourges Boulevard through the site called the Water Route.  The 
pedestrian route through the site would incorporate the principles of Water Sensitive Urban Design 
to create a unique identity for the area, reduce flood risk, use water more sustainably, as well as 
promoting urban cooling.  Rainwater could be used imaginatively within the streetscene to create 
attractive public spaces.  As this is an outline proposal the exact details of the proposed public realm 
is not as yet known, therefore a public realm strategy to include the proposed street furniture, lighting, 
signage, CCTV, landscaping, water features, public art etc will need to be secured by condition.  

 Impact on the Historic Environment

There are no statutory designated buildings within the application site.  However lying to the south 
of Westgate, opposite the site, there is the Grade II Wortley’s Almhouses.  Officers have considered 
the impact of the proposed development on the Listed Buildings within the vicinity of the site and 
concluded that the proposed development would not have an adverse impact on the character or 
appearance of any Listed Buildings.    

The site is not located with a Conservation Area, however it is located adjacent to the City Centre 
Conservation Area, the boundary of which is Lincoln Road to the east of the site.  Officers consider 
the proposed development would preserve the character and appearance of the adjacent part of the 
City Centre Conservation area.    

The former Westgate Church is located in the site, accessed from Westgate.  It is a building of local 
importance, due to it forming an important part of the streetscene.  Its scale, appearance and function 
serves as a local landmark.  

16-18 Lincoln Road is the other building of local importance within the site, as it is well proportioned 
and retains most of its original features.  It also has distinctive detailing and its size makes a 
significant contribution to the area, appearing as a local landmark.  

The impact of the proposed development on the two locally listed buildings to be retained as part of 
this development is considered to be acceptable.   

The impact of the proposed development on views of the Peterborough Cathedral and Conservation 
area has also been assessed.  The assessment concludes that the proposed development will have 
no adverse impact on views of Peterborough Cathedral from the immediate area and only a marginal 
impact on longer distance views.  Officers are in agreement with the findings of this assessment and 
are satisfied that no unacceptable adverse impact would result on the existing Cathedral views, or 
Conservation area.  As per paragraph 196 of the NPPF, the development will result in less than 
substantial harm to the significance of designated heritage, and this harm needs weighed against 
the public benefits of the proposal, and this scheme will bring significant regeneration benefits to the 
city centre.    

Therefore it is considered that the proposed development does not have an adverse impact on the 
character and appearance of listed buildings and would accord with section 66(1) Planning (Listed 
Buildings and Conservation Areas) Act 1990, and preserve the character and appearance of this 
part of the City Centre Conservation Area in accordance with Section 72(1), of the Town and Country 
Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) and would be in 
accordance with Peterborough Core Strategy DPD (2011), Peterborough Planning Policies DPD 
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(2012) and the National Planning Policy Framework (2018) (Heritage considerations).  

 Contamination

A Phase 1 Environmental Assessment has been submitted in support of the application.  The 
purpose of this report is to determine the potential land contamination liabilities or constraints 
associated with the development of the site.

The report recommends further intrusive investigation across the entire site, to give a clearer idea of 
contaminants within the soil and groundwater, and as a part of this further ground gas monitoring.  
Officers are satisfied that this ground investigation can be secured by way of a planning condition.  
 
The site is underlain by a Secondary A Aquifer, which is classified as a controlled water by the 
Environment Agency and therefore requires protection from contamination.  The proposed basement 
car parking area is proposed to be approximately 7m above ordnance datum (AOD), which is 
approximately 3.5m below current ground level.  From a report of previous groundwater levels, the 
finished floor level of the car park could be beneath the groundwater level.  The recommended further 
intrusive investigation will provide more up to date information on the underlying groundwater regime, 
which will inform the car park design and construction.  

Officers accept the findings and recommendations of this report, and are satisfied that the further 
intrusive investigation can be secured by condition, together with any necessary 
mitigation/remediation required as a result of the findings.  

The proposal is therefore considered to be in accordance Policy PP20 of the Planning Policies DPD.  

 Drainage/Flood Risk

Flood Risk

A Flood Risk Assessment has been submitted in support of the application.  

The site is located within Flood Zone 1, therefore in accordance with National Planning Policy 
Guidance all of the proposed uses are considered to be appropriate within this flood zone category, 
and the risk of flooding is low. 

The risk of flooding from groundwater is considered to be low to moderate, though this is likely to be 
limited to subsurface development such as car parks and basements (which if constructed below the 
groundwater table, could potentially produce localised ‘damming effects’).  If planning permission is 
granted, further site investigation should be undertaken prior to construction to better quantify the 
risk of groundwater flooding to the site.  If the results show that the groundwater flooding would be 
an issue for subsurface features e.g. car park, then suitable mitigation would be required e.g. 
installation of an impermeable lining etc.  

Drainage

At this outline stage, the exact drainage design for the site is not known, and so will be subject to a 
planning condition.  The applicant has however submitted an outline Sustainable Urban Drainage 
Strategy (SUDS) to demonstrate how surface water onsite could be managed sustainably, and how 
SUDS could be integrated into the proposed development layout.  

The outline strategy proposes the use of Rills (open channels, covered with iron grating) to act as 
surface water conveyance features, which receive rainwater from the surrounding rooftops and 
paved surfaces on side streets.  The rills drain into storm planters/rain gardens, which slow and 
cleanse the water along its route.  It also proposes a mist pool water feature to attenuate surface 
water during significant storm events, but will be predominately dry or only contain shallow water at 
other times.  Permeable paving in certain areas of the site is also proposed, green roofs and a 
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designated flood storage area.  

Officers agree with the principles set out in the Outline SUDS Strategy, and are satisfied that the 
exact details of the final drainage strategy proposed can be secured by way of a planning condition.   

The proposal is therefore considered to be in accordance with the NPPF, and Policy CS22 of the 
Core Strategy.  

 Archaeology

The previous planning application was supported with an Archaeological Desk Based Assessment, 
an Archaeological Geophysical Assessment and some targeted Trial Trenching.  

The desk based assessment identified that the redevelopment of this site had the potential to impact 
upon archaeological remains.  Whilst the site is located outside the medieval nucleus, records 
indicate that human burials have been found in the vicinity of the site.  The area has the potential for 
prehistoric, Roman, early-medieval and medieval remains.  Some ground disturbance has been 
caused by 19th and 20th century foundations, utilities and service runs, however more deeply buried 
deposits may survive beneath this.  As demolition, ground preparation and construction works may 
impact on archaeological assets, a geophysical survey (GPR) was undertaken.  

The GPR survey results identified several anomalies that could belong to archaeological features, 
and relate to activity predating the composition of the city centre.  There were several rectilinear 
features positioned on a different alignment to the modern town layout, which could belong to former 
human activity.  Throughout the survey there were also several anomalies of weaker patterning 
detected.  On this basis further investigation was carried out to understand their archaeological 
significance, via a programme of trial trenching within all of the car park sites in Hawksworth 
landownership.  No archaeological remains were found as a result of these archaeological digs.  

Therefore Officers are content the redevelopment of this site is unlikely to impact on archaeological 
remains, however a Watching brief archaeology condition is recommended to monitor the proposed 
groundworks, as a precaution should any archaeological assets are uncovered during construction.      

The proposed development is therefore considered to be in accordance with Policies CS17 of the 
Core Strategy and PP17 of the Planning Policies DPD.  

 Ecology

A Phase 1 Habitat survey, and bat survey were submitted in support of the planning application.  It 
was agreed that the previous bird survey did not need to need to be repeated for this application.    

Officers are satisfied with the assessments in respect of the proposed impacts on protected species.  
The Bat Report found no evidence of bat roosts being present within the site’s trees or buildings.  
However there was a low level of bat foraging activity across the site.  Therefore it is recommended 
that a range of integral bat roosting features are secured, and that proposed external lighting is 
designed to be baffled downwards away from any retained habitats and bat box locations.  These 
are recommended to be secured by way of a planning conditions.  

The previous bird survey found evidence of several Species of Principal Importance nesting within 
the site including Starling, Dunnock and House Sparrow, however no Black Redstart were found.  
Avoidance of works that could damage nests within the bird nesting season of 1st March until 31st 
August will be required, unless surveys can demonstrate that nesting birds are not present.  As per 
the recommendations of the report, a range of nesting features to cater for Swift, House Sparrow 
and Starling should be incorporated within the development, the details of which can be secured by 
a planning condition.   
Japanese Knotweed and Cotoneaster have both been found growing on the site. They are invasive 
non-native species, listed on Schedule 9 of the Wildlife & Countryside Act, and it is an offence to 
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cause them to spread. Therefore as stated in the EIA and CEMP, care would need to be taken 
during any works involving the removal, management or disturbance of these plants to ensure no 
offence is committed. Relevant information can be sought from the Environment Agency regarding 
statutory obligations on their disposal. 

The illustrative landscape masterplan submitted includes living/green roofs, water features and 
trees, which are welcomed.  Opportunities for roofs to incorporate ‘brownfield’ features should also 
be explored given the potential for Black redstarts in the area.  Soft landscaping should also include 
a range of native plant and shrub species.  The exact details of the landscaping proposals will be 
secured at the Reserved Matters Stage.  

The proposed development is therefore considered to be in accordance with Policies CS21 of the 
Core Strategy and PP16 of the Planning Policies DPD.  

 Trees

The 2015 Arboricultural assessment and an Arboricultural Supporting Statement have been 
submitted in support of the planning application.  

It is stated that the baseline condition of the existing tree stock on site is expected to be broadly 
similar to that recorded in 2015, with the exception of slight increases in height/trunk girth/canopy 
spread as a result of natural growth in the 3 year intervening period.  It has been confirmed that such 
modest growth is considered unlikely to be materially significant to the development proposals.  On 
this basis it is considered that the 2015 Arboricultural report can be used in support if this application.    

The report identifies that the development proposed would likely require the removal of 23 Category 
‘C’ trees and 3 groups of trees.  Category C trees are generally regarded as low quality trees and 
ones which are not considered to be significant constraint on development.  In addition to this tree 
removal in the report, the highway mitigation measures on Bourges Boulevard north of the Bright 
Street roundabout are likely to involve the removal of some of the trees on the highway verge.  In 
principle there would be no objection to the loss of some of these trees, subject to some replacement 
planting.  Officers therefore consider that the tree loss proposed would be acceptable and that 
satisfactorily mitigation could be achieved by a scheme of new tree planting.  A proposed Landscape 
Masterplan has been submitted with the application and whilst it is illustrative only at this outline 
stage, it does show a possible scheme that would mitigate for the proposed trees loss.  

The assessment also mentions the need for works within the Root Protection Area (RPA) of nine 
offsite Category U trees.  Therefore at the detailed reserved matters stage, a Finalised Tree 
Protection Plan and an updated Method Statement would be required, to identify the exact Root 
Protection Area infringements and associated methodologies to reduce any potential impact on the 
retained trees. In additional full and detailed landscape details would be required, along with 
implementation and maintenance plans.

The proposal is therefore considered to be in accordance with Policy PP16 of the Planning Policies 
DPD.  
  
 Noise

A noise assessment and Noise Assessment Technical Note was submitted in support of the planning 
application.  This assessment included assessing both the suitability of the site for the proposed 
uses, and the impact of the development on potentially sensitive receptors in the vicinity of the site.

The main source of noise impacting upon the site is road traffic noise, as the site is bounded by the 
A15 (Bourges Boulevard), Bright Street, Lincoln Road and Westgate.  The noise impacts from the 
Brewery Tap public house on site were also considered in the assessment.  The report concludes 
that acceptable internal noise levels could be achieved for the new residential properties which face 
directly onto the surrounding road network, with a suitable glazing and ventilation strategy.  In 
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addition to the types of glazing and ventilation that can be used to secure acceptable noise 
attenuation, the internal layouts of the properties can also be designed to have less noise sensitive 
rooms on facades facing the noise source etc.  Block A, B and C have the potential to be impacted 
from break-out noise from the Brewery Tap Public House, together with noise from patrons.  The 
break out noise levels are highest on the eastern and southern facades of the Brewery Tap.  The 
Noise Assessment relies on noise date from 2015, therefore it is advised that any future proposed 
noise mitigation strategy for the residential uses at the Reserved Matters stage is supported with a 
relevant updated noise survey data.  Therefore to ensure acceptable noise levels are achieved for 
the proposed new residential properties, a noise mitigation strategy condition is recommended to 
agree the exact layout details and glazing/ventilation specifications etc proposed.  

Any outdoor amenity areas for the residents proposed, should also similarly be designed in a way to 
help mitigate against the adverse impacts of noise.  

The construction hours proposed of 8am to 6pm Mondays to Fridays, 8am to 1pm on Saturdays and 
no working on Sundays/Bank Holidays is acceptable and in line with Industry standards.   

At this outline stage no details of the proposed building services plant are known.  At the detailed 
design stage when the location, number and type of plant proposed is known, the design will have 
to ensure that it meets the relevant noise criteria in respect of maximum noise levels permissible in 
relation to the closet existing or proposed residential properties.    

The proposed development would have an impact on traffic flows on existing roads in the area, both 
during construction and once the development is operational.  The assessment considered the 
impact of this on existing residential properties located along surrounding roads and considered that 
the impact of traffic noise would typically be negligible.  Therefore it is considered that the increase 
in traffic as a result of this development would not unacceptably impact on the existing noise levels 
enjoyed by surrounding residential properties.   

 Air Quality Assessment

An air quality assessment and an air quality technical note have been submitted in support of the 
proposal.  

It concludes that dust emissions from construction demolition can be adequately controlled using on-
site High Risk mitigation measures/management practices.  With appropriate mitigation measures 
the potential effects on health and amenity would be acceptable.

The impact of additional vehicle emissions on surrounding receptors has been modelled and it has 
found that the impact from the additional vehicle emissions of the proposed development on local 
air quality will be negligible and not significant.  In addition any construction plant emissions from 
plant on site would be small in comparison to the traffic movements on surrounding roads. The effect 
on local air quality is considered to be negligible.      

Officers consider the findings of the assessment to be acceptable, and would impose a 
demolition/construction management plan condition to deal with the mitigation of noise and dust 
during the demolition and construction periods.    

 Community Infrastructure Levy (CIL)

Peterborough City Council now have an adopted CIL Charging Schedule. Peterborough City Council 
are obliged to collect the CIL from liable parties (usually either developers or landowners).  All 
applications identified as CIL liable will incur a CIL charge.  As this is an outline application we will 
not be able to issue a liability notice confirming the amount of CIL that is due until we receive reserved 
matters details. A CIL Questions form has been submitted by the applicant which sets out the 
proposed details of demolition and new build.  The only proposed use within the scheme that could 
be liable for a CIL charge is the proposed supermarket use.    

35



The proposed highway works, new public realm works (including pedestrian and cycle links), CCTV, 
public art, fire hydrants and implementation of travel plans will be secured by way of planning 
conditions, rather than a S106 Legal agreement. 

     Other Matters
 Loss of parking on site for adjacent residents – This is an Opportunity Area which has been 

earmarked for regeneration for a number of years.  Whilst residents who currently use the site 
for overspill car parking will no longer be able to do this, it is not the applicant’s responsibility to 
provide surrounding residents with car parking spaces on this site to address their existing 
parking problems.  

 Loss of former Westgate Church outbuildings containing the Westgate New Church/Christian 
bookshop buildings – Since the last 2015 planning approval on the site, the Locally Listed 
Westgate Church has been sold and is now occupied by another church group.  The 
congregation of the Westgate church moved from the main church building into one of the 
outbuildings on site and they are now known as the Westgate New Church.  Various other 
community groups also operate out of this building.  Whilst the loss of the Westgate New Church 
and community groups would be extremely regrettable, the church and community groups when 
they moved into these buildings were aware of the plans to demolish them, as this was also 
proposed in the 2015 planning permission.  These buildings need to be demolished to create the 
new public realm and square around the old church building, therefore their retention does not 
seem possible.  This proposal does allow for the provision of 2,000sqm of new D1 floorspace, 
which includes public worship/religious instruction use.  So the church could try and negotiate 
terms with the applicant to occupy some of the new D1 floorspace proposed within their scheme.  

 Existing Hotels have empty rooms, no more needed – Business competition between hotels is 
not a material planning consideration.  This is a sustainable city centre site, where a hotel land 
use would be acceptable.  The size of the hotel now proposed is smaller than the 2015 planning 
approval, up to 4,500qm is now proposed, whereas the previous planning approval granted up 
to 8,000sqm.  

 Servicing arrangements - This is an Opportunity Area which has been earmarked for 
regeneration for a number of years.  The Local Highways Authority are satisfied that in principle 
that the site can be adequately serviced.  At the detailed reserved matters design stage further 
consideration of the servicing arrangements will be required.  

 Ability to implement the scheme, due to diverse land ownership – If planning permission is 
granted the applicant will have to try and negotiate with the various land owners to acquire their 
land to bring forward the site. Compulsory Purchase may need to be considered should 
agreement not be reached with landowners.    

6 Conclusions

Subject to the imposition of the attached conditions, the proposal is acceptable having been 
assessed in light of all material considerations, including weighing against relevant policies of the 
development plan and specifically:

 The principle of the mixed used retail, housing, office, leisure etc uses are considered to be 
acceptable on this city centre site.  This is in accordance with Policy CC3 of the City Centre 
DPD, Policy CS4 of the Core Strategy and Policies LP46 and LP6 of the emerging Local 
Plan.

 The masterplan principles identified, and maximum and minimum limits of deviation shown 
in the Parameter plans are considered to be acceptable, to form the basis of any future 
reserved matters applications.  

 The proposed access arrangements, parking and traffic impacts are considered to be 
acceptable.  There are no highway safety concerns with the development proposed.  The 
development is therefore considered to be in accordance with Policy PP12 of the Planning 
Policies DPD and LP13 of the emerging Local Plan.   

 The proposed development would not result in substantial harm to the character and 
appearance or setting of any listed or locally listed buildings and would preserve the character 
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and appearance of this adjacent City Centre Conservation Area.  The limited harm arising is 
outweighed by the economic, social and environmental benefits of the scheme.  This is in 
accordance with Policies CS17 of the Core Strategy, Policy PP17 of the Planning Policies 
DPD, and LP19 of the emerging Local Plan.

 Issues of impact on trees, ecology, archaeology, contamination and flood risk have all be 
considered and have not been found to be such that the development is inappropriate.  The 
limited impacts can be mitigated by the use of planning conditions.  The development is 
therefore considered to be in accordance with Policies PP16, PP17, and PP20 of the 
Planning Policies DPD, Policies CS17, CS21 and CS22 of the Core Strategy and Policies 
LP28, LP29, LP32, and LP33 of the emerging Local Plan.     

7 Recommendation

The case officer recommends that Outline Planning Permission is GRANTED subject to the 
following conditions:

 C1 Approval of details of the appearance, landscaping, layout and scale (hereinafter called 'the 
reserved matters') shall be obtained from the Local Planning Authority in writing before any 
development is commenced.

Reason: To ensure that the development meets the policy standards required by the 
development plan and any other material considerations including national and local policy 
guidance.

C2 Plans and particulars of the reserved matters referred to in condition 1 above, relating to the 
appearance, landscaping, layout and scale shall be submitted in writing to the Local Planning 
Authority and shall be carried out as approved.

Reason: To ensure that the development meets the policy standards required by the 
development plan and any other material considerations including national and local policy 
guidance.

C3 Application for approval of the reserved matters shall be made to the Local Planning Authority 
before the expiration of three years from the date of this permission.

Reason: In accordance with the provisions of Section 92 of the Town and Country Planning 
Act 1990 (as amended).

 
C4 The development hereby permitted shall be begun either before the expiration of five years 

from the date of this permission or before the expiration of two years from the date of approval 
of the last of the reserved matters to be approved, whichever is the later.

Reason: In accordance with the provisions of Section 92 of the Town and Country Planning 
Act 1990 (as amended).

C5 Planning permission is hereby granted is for a mixed use development of up to a maximum 
of 57,000sqm of floorspace.  The exact quantum of floorspace for each particular use will be 
determined through the reserved matters submissions, however the following maximum 
floorspace parameters apply:-

1. Retail (Class A1/A2) up to a maximum of 3,500sqm
2. Foodhall (Mixture of Classes A1, A3, A4 and A5) up to a maximum of 2,500sqm
3. Restaurants and cafes (Class A3) up to a maximum of 2,500sqm
4. Office (Class B1) up to a maximum of 16,500sqm
5. Residential (Class C3) up to a maximum of 25,000sqm
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6. Hotel (Class C1) up to a maximum of 4,500sqm
7. Non residential institution (Class D1) up to a maximum of 2,000sqm
8. Leisure (Class D2) up to a maximum of 500sqm
9. Parking up to a maximum of 300 spaces

Reason: For the avoidance of doubt and in the interests of proper planning.

C6 The reserved matters applications to be submitted shall be in accordance with the following 
approved plans and documents:-

 Parameter Plan 02 – Demolition Plan – 0800 00
 Parameter Plan 03 – Lower ground level below ground excavation – 0801 01
 Parameter Plan 04 – Active frontages – 0802 01
 Parameter Plan 05 – Ground level Plan – 0810 P03
 Parameter Plan 05A – Upper Level Plan – 0811 01
 Parameter Plan 05B – Detail siting Plan 0812 00
 Parameter Plan 06 – Vertical Limits of Deviation – 0815 04
 Parameter Plan 07 – Pedestrian access Plan – 0830 01
 Parameter Plan 08 – Vehicle access/Routes – 0831 01
 Highway Layout – NWPB-AEC-XX-XX-DR-HY-SKO1 Rev 1
 Site Location Plan – 0001 00
 Existing site plan – 0005 00
 Masterplan Parameters and Design Principles July 2018

Reason: For the avoidance of doubt and in the interests of proper planning.

C7 Prior to each phase of development approved by this planning permission (or such other date 
or stage in development as may be agreed in writing with the Local Planning Authority), no 
development shall take place until a scheme that includes the following components to deal 
with the risks associated with contamination of the site shall each be submitted to and 
approved, in writing, by the local planning authority:

1) A preliminary risk assessment which has identified: all previous uses, potential 
contaminants associated with those uses, a conceptual model of the site indicating sources, 
pathways and receptors and potentially unacceptable risks arising from contamination at the 
site.
2) A site investigation scheme, based on (1) to provide information for a detailed assessment 
of the risk to all receptors that may be affected, including those off site.
3) The results of the site investigation and detailed risk assessment referred to in (2) and, 
based on these, an options appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be undertaken.
4) A verification plan providing details of the data that will be collected in order to demonstrate 
that the works set out in the remediation strategy in (3) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action.

Any changes to these components require the express written consent of the local planning 
authority. The scheme shall be implemented as approved.

Reason: National Planning Policy Framework (NPPF) paragraphs 170, 178, 179, 180 seeks 
to prevent new and existing development from contributing to or being put at unacceptable 
risk from, or being adversely affected by unacceptable levels of soil or water pollution. 
Government policy also states that planning policies and decisions should also ensure that 
adequate site investigation information, prepared by a competent person, is presented. 
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C8 No occupation of any part of the permitted development shall take place until a verification 
report demonstrating completion of works set out in the approved remediation strategy and 
the effectiveness of the remediation shall be submitted to and approved, in writing, by the 
local planning authority.  The report shall include results of sampling and monitoring carried 
out in accordance with the approved verification plan to demonstrate that the site remediation 
criteria have been met.  It shall also include any plan (a "long-term monitoring and 
maintenance plan") for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action, as identified in the verification plan. The long-term 
monitoring and maintenance plan shall be implemented as approved.

Reason: To provide verification that the required remediation has been carried out to 
appropriate standards to protect controlled waters and in accordance with the National 
Planning Policy Framework, in particular paragraphs 170, 178, 179 and 180 and Policy 
PP20 of the Peterborough Planning Policies DPD (2012).

C9 If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the local planning 
authority) shall be carried out until the developer has submitted a remediation strategy to the 
local planning authority detailing how this unsuspected contamination shall be dealt with and 
obtained written approval from the local planning authority. The remediation strategy shall be 
implemented as approved.

Reason: To ensure all contamination within the site is dealt with in accordance with the 
National Planning Policy Framework, in particular paragraphs 178, 179, and 180 and Policy 
PP20 of the Peterborough Planning Policies DPD (2012).

C10 No building works which comprise the erection of a building required to be served by water 
services shall be undertaken in connection with any phase of the development hereby 
permitted until full details of a scheme including phasing, for the provision of mains foul water 
drainage on and off site has been submitted to and approved by the Local Planning Authority. 
The development shall be implemented in accordance with the details as may be approved. 
No building shall be occupied until the works have been carried out in accordance with the 
approved scheme. 

Reason: To prevent flooding, pollution and detriment to public amenity through provision of 
suitable water infrastructure.

C11 No development shall commence until a surface water management strategy and detailed 
drainage scheme has been submitted to and approved in writing by the Local Planning 
Authority.  The detailed scheme should be based on the Flood Risk Assessment (WIE14462-
103-R-3-2-6-FRA) dated July 2018.  The development shall be carried out in accordance with 
the approved strategy and scheme.

The details to be submitted in the strategy/scheme shall include (but not limited to) :-

 Full and up to date design details of the proposed drainage systems
 Details of ground investigations 
 Calculations associated with final drainage design
 Confirmation from Anglian Water that they are willing to accept the proposed runoff 

rates
 Confirmation of how overland flood flows will be managed
 Confirmation that drainage of the site will not be to the detriment of the drainage of 

the adjacent land and buildings 
 Confirmation of the extent of green roofs throughout the development
 Confirmation of who will be maintaining surface water drainage systems serving the 

site if not adopted by the local authority, along with the proposed maintenance regime
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Reason: To prevent the increased risk of flooding, to improve and protect water quality, 
improve habitat and amenity, and ensure future maintenance of the surface water drainage 
system. In the interests of providing a suitable drainage scheme in accordance with policy 
CS22 of the adopted Core Strategy.  This is a prior to commencement condition as it is key 
that an effective drainage scheme is proposed and agreed, to prevent abortive site works.

C12 No infiltration of surface water drainage into the ground is permitted other than with the 
express written consent of the local planning authority, which may be given for those parts 
of the site where it has been demonstrated that there is no resultant unacceptable risk to 
controlled waters. The development shall be carried out in accordance with the approval 
details.

Reason: To ensure that any infiltration systems, such as soakaways, do not increase the 
potential for contaminant migration.  Soakaways should not be constructed in potentially 
contaminated ground.  In the interests of preventing contamination in accordance with 
policy PP20 of the adopted Planning Policies DPD (2012).

C13 No development other than groundworks and foundations shall take place until, details of 
the proposed off-site highways works shall be submitted to and approved by the Local 
Planning Authority. The details shall include the following:

 Restrictions on traffic movements between the Royce Car Park access and the bus 
station access on Westgate and immediately to the west of Lincoln Road. To be 
implemented  using CCTV/ANPR technology  which shall include the initial system, 
monitoring regime and physical highway works and signing/lining.

 Alterations to the bus station access onto Westgate.
 Realignment and alterations to width, levels, surfacing and signage and lining 

(where appropriate) on Westgate.
 Alterations to the existing highway to close Deacon Street and Cromwell Road 

including removal of highway rights by the stopping up of the highway.
 Alterations to signage and lining in Lincoln Road and North Street.
 Alterations to the alignment of Bright Street Road, including the provision of loading 

bays, alterations to existing crossing facilities, signing, lining (where appropriate).

Reason: In the interest of highway safety in accordance with policy PP12 of the adopted 
Planning Policies DPD (2012).  This is a pre-commencement condition because the off site 
highway works are required to make the development acceptable and in addition to 
planning approval, will require permission from the Highway Authority under the Highways 
Act.

C14 No development other than groundworks and foundations shall take place until, details of 
the proposed accesses to the site from the highways from Bright Street and Westgate shall 
be submitted to and approved by the Local Planning Authority. The details shall include the 
following:

 The service accesses to the site from Westgate including the access layout vehicle 
with visibility splays of 2.4m x 33m and pedestrian visibility splays of 2m x 2m being 
provided from the access points.

 The service accesses and car park access to the site from Bright Street including 
the access layout vehicle with visibility splays of 2.4m x 43m and pedestrian visibility 
splays of 2m x 2m being provided from the access points.

Reason: In the interest of highway safety in accordance with policy PP12 of the adopted 
Planning Policies DPD (2012).
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C15 Prior to any highway works, to which this permission relates, on Westgate, details of the 
proposed junctions of the exit roads from the car parks onto Westgate shall be submitted to 
and approved by the Local Planning Authority. The details shall include the following:

 The exit from the ‘Royce’ car park being reduced to single lane where it meets the 
carriageway of Westgate.

 The exit from the ‘Cavell’ car park being reduced to 2 lanes where it meets the 
carriageway of Westgate including appropriate realignment of the carriageway, 
surfacing, signing and lining.

Reason: In the interest of highway safety in accordance with policy PP12 of the adopted 
Planning Policies DPD (2012). This is a pre-commencement condition because the 
highway works are required to make the development acceptable.  

C16 Adequate space shall be provided within the site for all vehicles associated with the use of 
the site to park, turn and load/unload clear of the public highway and to enter and leave the 
site in forward gear, and shall thereafter be maintained as such.

Reason: In the interests of highway safety in accordance with policy PP12 adopted 
Planning Policies DPD.

C17 Prior to the occupation of any phase of the development, cycle parking details shall be 
submitted to and approved by the Local Planning Authority.  These details shall include 
details of the number and type of cycle parking spaces for each element of the proposal.   
The cycle parking shall be implemented on site in accordance with the approved details 
prior to the occupation of the corresponding development to which they relate and 
thereafter maintained as such.

Reason: In the interests of highway safety and to encourage travel by sustainable modes in 
accordance with policy CS14 of the adopted Core Strategy.

C18 Prior to the occupation of any phase of the development, a car parking strategy for each 
phase of the development shall be submitted to and agreed by the Local Planning 
Authority.  This will provide full details and justification of the number of car parking spaces 
proposed and their associated use. The car parking shall be implemented on site in 
accordance with the approved details prior to the occupation of any of the development to 
which they relate, and thereafter maintained as such.

Reason: In the interests of highway safety and to encourage travel by sustainable modes in 
accordance with policy CS14 of the adopted Core Strategy.

C19 Prior to the commencement of development or any phase of development a 
Demolition/Construction Management Plan (CMP) shall be submitted to and approved by 
the Local Planning Authority. The D/CMP shall include details of (but not exclusively) the 
following:

 The phasing of the construction/demolition.
 Parking, turning and loading for construction vehicles.
 Location of all storage compounds and welfare facilities.
 Temporary Construction Access points.
 Management of delivery vehicles.
 Haul routes to and from the site
 Wheel washing facilities.
 Hours of working.
 Details of noise and dust management measures

41



 Temporary Traffic management including any proposed
 highway works.

The D/CMP shall be in place prior to the commencement of the demolition/development 
and shall be adhered to throughout the entire period of demolition/construction of the 
development.

Reason: In the interests of highway safety and environmental protection in accordance with
Policies PP12 and PP16 of the Planning Policies DPD.

C20 Prior to the occupation of 25% of the gross employment (Class B1) floor space of the 
development a scheme for the Highway improvements to create additional vehicle capacity 
to facilitate movement from the A15 (Bourges Boulevard) South-bound approach to the 
Bright Street / Bourges Boulevard roundabout into Bright Street, shall be submitted to the 
LPA for approval and shall be implemented prior to occupation of 50% of the gross floor 
space of the development.  

Reason: In the interests of highway safety in accordance with policy PP12 adopted 
Planning Policies DPD.

C21 Within 3 months prior to the first occupation of any phase of the development a full travel 
plan for the phase to be occupied shall be submitted to and approved in writing by the Local 
Planning Authority.  The travel plan shall be written in accordance with current industry best 
practice including guidance of the Department of Transport. The development shall 
thereafter be occupied/operated in accordance with the approved travel plan or a plan as 
subsequently modified and approved in writing by the Local Planning Authority.

Reason:  In the interests of promoting sustainable transport and development in 
accordance with policy CS14 of the adopted Peterborough Core Strategy.

C22 No development shall take place until the applicant, or their agents or successors in title, 
have secured the implementation of a watching brief to be undertaken by an archaeologist 
approved by the Local Planning Authority in order that the excavation may be observed and 
items of interest and finds recorded.  The watching brief shall be in accordance with a written 
programme and specification, which has been submitted to and approved in writing by the 
Local Planning Authority.

Reason: To secure the obligation on the planning applicant or developer to mitigate the 
impact of their scheme on the historic environment when preservation in situ is not possible, 
in accordance with paragraphs 128 and 141 of the National Planning Policy Framework 
(2012), Policy CS17 of the Peterborough Core Strategy DPD (2011) and Policy PP17 of the 
Peterborough Planning Policies DPD (2012).  This is a pre-commencement condition 
because archaeological watching brief will need to be agreed before development begins, to 
ensure suitable care is taken during the construction works.

C23 No development other than groundworks and foundations shall take place on Blocks B, A 
or E if they are to contain any residential units, until an updated noise survey in respect of 
the adjacent Brewery Tap are undertaken.  The specification of such noise survey should 
be submitted to and agreed in writing with the Local Authority, before it is carried out.  In 
line with the Noise Assessment July 2018, the results of such survey shall be used to 
inform a noise mitigation scheme which should also be submitted to and agreed in writing 
with the Local Authority.  This is to ensure that appropriate acoustic windows are proposed 
where needed on site, particularly in living room and bedroom windows to achieve 
acceptable noise levels and appropriate means of ventilation.  Thereafter the development 
shall not be carried out expect in accordance with the approved details, and thereafter 
maintained as such.
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Reason: To ensure acceptable noise levels and levels of residential amenity are achieved, 
in accordance with Policy CS16 of the Peterborough Core Strategy DPD (2011).  

C24 Prior to the first occupation of any residential unit a scheme of bird and bat boxes including 
details of their location and design shall be submitted to and approved in writing by the 
Local Planning Authority. This shall include a range of nesting features to be installed within 
the site buildings that cater for Swifts, House Sparrow and Starling.  The development shall 
therefore be carried out in accordance with the approved details.

Reason: In the interests of biodiversity in accordance with policy CS21 of the adopted Core 
Strategy and the NPPF.

C25  The development hereby permitted shall be carried out in accordance with the 
recommendations of the Ecological Impact Assessment, and in particular:

 External Lighting be designed to baffled away from any retained habitats and bat 
box locations.  Details of external lighting shall be submitted to and agreed in writing 
by the Local Authority.  Thereafter the scheme shall be implemented in accordance 
with the approved details.  

Reason: In the interests of biodiversity in accordance with policy CS21 of the adopted Core 
Strategy and the NPPF.

C26 If within 2 years from the date of this consent no development works have taken place, 
further updated ecological surveys will have to be undertaken and submitted to and 
approved in writing with the Local Planning Authority.  Thereafter all works shall be carried 
out in accordance with the agreed surveys. 

Reason: In the interests of biodiversity in accordance with policy CS21 of the adopted Core 
Strategy and the NPPF.

C27 Prior to the commencement of any demolition works affecting or associated with No.16-18 
Lincoln Road.  Full details of the amount of 16-18 Lincoln Road to be retained and 
incorporated into the scheme, including elevation and floor plans, shall be submitted to and 
approved in writing by the Local Planning Authority.  Thereafter the scheme shall be 
implemented in accordance with the approved details.  

Reason: In order to preserve the special architectural and historic character of the Locally 
Listed Building in accordance with the provisions of the Town and Country Planning (Listed 
Buildings and Conservation Areas) Act 1990 (as amended), Policy CS17 of the 
Peterborough Core Strategy DPD (2011) and Policy PP17 of the Peterborough Planning 
Policies DPD (2012).  This is a pre-commencement condition because the retention of a 
visually logical part of the Locally Listed building is integral to the design and appearance of 
scheme and surrounding Conservation Area setting.

C28 No development other than groundworks and foundations shall take place until a Public 
Realm Strategy has been submitted to and approved in writing by the Local Planning 
Authority.  This shall be based on the public realm principles set out in the Masterplan 
Parameters & Design Principles Document.  The Strategy shall include details of (but is not 
limited to) the following:

 Proposed materials
 Street furniture
 Public Art
 Lighting
 Signage
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 CCTV and security/management measures
 Landscaping
 Water features and external SUDS features
 Site servicing arrangements, including refuse and recycling collection

Reason: For the Local Planning Authority to ensure a satisfactory external appearance, in 
accordance with Policy CS16 of the Peterborough Core Strategy DPD (2011) and Policy PP2 
of the Peterborough Planning Policies DPD (2012).

C29 Prior to the commencement of any development a Phasing Plan of proposed demolition and 
construction works shall be submitted to and approved in writing with the Local Planning 
Authority.  Thereafter the demolition/construction will be carried out in accordance with the 
approved phasing plan.  

Reason: For the Local Planning Authority to ensure a satisfactory external appearance, in 
accordance with Policy CS16 of the Peterborough Core Strategy DPD (2011) and Policy PP2 
of the Peterborough Planning Policies DPD (2012).

C30  20% of all residential units shall be constructed to meet Building Regulations Part M 
(Volume 1) Category 2 (the lifetime home standard), and 2% Part M (Volume 1) Category 3 
(Wheelchair Housing).  The plans and particulars of each relevant reserved matters 
application to be submitted under condition 1 shall demonstrate compliance with these 
standards. The residential units shall thereafter be built in accordance with the approved 
details and maintained as such.

Reason: In order to meet housing need in accordance with Policy CS8 of the Adopted Core 
Strategy.

C31 Prior to the commencement of development, a scheme for the provision of fire hydrants shall 
be submitted to and approved in writing by the Local Planning Authority. The development 
shall thereafter be carried out in accordance with the approved details.

Reason: To ensure sufficient facilities for firefighting in accordance with policy CS16 of the 
Adopted Peterborough Core Strategy DPD.

C32 As per Parameter Plan 05 – Ground level Plan – 0810 03, the reserved matters applications 
to be submitted under condition 1, shall demonstrate compliance with the following criteria:-

1. The proposed east to west pedestrianised street between Blocks A and B shall be a 
minimum width of 16m,

2. The proposed north to south fully open pedestrianised street between Blocks A and C 
shall be a minimum width of 15m at its most northerly point adjacent to Bright Street, and 
a minimum of 11m at the most southerly point on site between these two blocks,

3. The maximum east and west alignments of the new Blocks A and C shall be within the 
horizontal deviations shown on this plan.  

4. The minimum distances shown on the plan between Block D to Westgate Church.

Reason:  For the Local Planning Authority to ensure a satisfactory built form and pleasant 
public realm, in accordance with Policy CS16 of the Peterborough Core Strategy DPD (2011) 
and Policy PP2 of the Peterborough Planning Policies DPD (2012).

C33 The invasive species on site, including the Japanese knotweed shall be remediated in 
accordance with Government Guidance published on 30 March 2016.  No use/development 
shall commence in any area on site where the Japanese knotweed is present until the details 
of the remediation undertaken, including compliance with Government Guidance has been 
submitted to and agreed in writing by the Local Planning Authority.  
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Reason: To ensure the site the invasive plants species on site have been suitably removed 
and remediated to prevent their return and/or spread in line with Government Guidance.   

Informatives

1. An application to discharge trade effluent must be made to Anglian Water and must have 
been obtained before any discharge of trade effluent can be made to the public sewer.  
Anglian Water recommends that petrol / oil interceptors be fitted in all car 
parking/washing/repair facilities. Failure to enforce the effective use of such facilities 
could result in pollution of the local watercourse and may constitute an offence.  Anglian 
Water also recommends the installation of a properly maintained fat traps on all catering 
establishments. Failure to do so may result in this and other properties suffering blocked 
drains, sewage flooding and consequential environmental and amenity impact and may 
also constitute an offence under section 111 of the Water Industry Act 1991.”

2. Anglian Water has assets close to or crossing this site or there are assets subject to an 
adoption agreement.  Therefore the site layout should take this into account and 
accommodate those assets within either prospectively adoptable highways or public open 
space. If this is not practicable then the sewers will need to be diverted at the developers 
cost under Section 185 of the Water Industry Act 1991. or, in the case of apparatus under 
an adoption agreement, liaise with the owners of the apparatus. It should be noted that 
the diversion works should normally be completed before development can commence.

3. It is an offence to take, damage or destroy the nest of any wild bird while it is being built 
or in use. Trees, scrub and/or structures likely to contain nesting birds between 1st March 
and 31st August are present on the application site. You should assume that they contain 
nesting birds between the above dates unless survey has shown it is absolutely certain 
that nesting birds are not present. Planning consent for a development does not provide 
a defence against prosecution. The protection of nesting wild birds remains unchanged 
even when planning permission is granted. For further information on surveys contact 
Peterborough City Council’s Wildlife Officer (wildlife@peterborough.gov.uk).

4. The Council's Environmental & Public Protection Service has powers to control noise and 
disturbance during building works. Normal and reasonable working hours for building 
sites are considered to be from 8.00 a.m. to 6.00 p.m. Monday to Friday, from 8.00 a.m. 
to 1.00 p.m. on Saturday and not at all on Sunday. If any activities take place on the site 
beyond these times, which give rise to noise audible outside the site, the Council is likely 
to take action requiring these activities to cease. For further information contact the 
Environmental and Public Protection Services Division on 01733 453571 or email 
eppsadmin@peterborough.gov.uk.

5. The development will result in the creation of new street(s) and/or new dwelling(s) and/or 
new premises and it will be necessary for the Council, as Street Naming Authority, to 
allocate appropriate street names and property numbers.  Before development is 
commenced, you should contact the Technical Support Team Manager - Highway 
Infrastructure Group on (01733) 453461 for details of the procedure to be followed and 
information required.  This procedure is applicable to the sub-division of premises, which 
will provide multiple occupancy for both residential and commercial buildings.

Please note this is not a function covered by your planning application but is a statutory 
obligation of the Local Authority, and is not chargeable and must be dealt with as a 
separate matter.

6. This development involves the construction of a new or alteration of an existing 
vehicular crossing within a public highway.
These works MUST be carried out in accordance with details specified by Peterborough 
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City Council.
Prior to commencing any works within the public highway, a Road Opening Permit must 
be obtained from the Council on payment of the appropriate fee. 
Contact is to be made with the Transport & Engineering - Development Team on 01733 
453421 who will supply the relevant application form, provide a preliminary indication of 
the fee payable and specify the construction details and drawing(s) required.

7. The development is likely to involve works within the public highway in order to provide 
services to the site.  Such works must be licenced under the New Roads and Street 
Works Act 1991.  It is essential that, prior to the commencement of such works, 
adequate time be allowed in the development programme for; the issue of the 
appropriate licence, approval of temporary traffic management and booking of road 
space.  Applications for NR & SWA licences should be made to Transport & 
Engineering – Street Works Co-0rdinator on 01733 453467.

8. The development involves extensive works within the public highway. Such works must 
be the subject of an agreement under Section 278 of the Highways Act 1980.  It is 
essential that prior to the commencement of the highway works, adequate time is 
allowed in the development programme for; approval by the council of the designer, 
main contractor and sub-contractors, technical vetting, safety audits, approval of 
temporary traffic management, booking of road space for off-site highway and service 
works and the completion of the legal agreement.  Application forms for S278 
agreements are available from Transport & Engineering - Development Team on 01733 
453421.

9. The development involves the stopping up public highway. This must be the subject of 
an agreement under Section 247 of the Town and Country Planning Act 1990. The 
applicant will need to make an application to the Department for Transport for the order 
and  application forms and guidance notes may be found online at the following 
address:
https://www.gov.uk/government/publications/stopping-up-and-diversion-of-highways

cc: Cllrs M. Hussain, A. Iqbal, and M.Jamil

46

https://www.gov.uk/government/publications/stopping-up-and-diversion-of-highways

	4.1 18/01374/OUT - North Westgate Development Area Westgate Peterborough
	Final Report - 18.01374.out


