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1.0 Introduction

1.1 The Stadium Village Development Framework has  
 been prepared to ensure the proper planning and  
 redevelopment of land north of the River Wear,  
 around the Stadium of Light, in Central Sunderland.
 
Policy background

1.2 The Stadium Village Development Framework area  
 comprises two adjacent development sites: Stadium  
 Park to the north and Sheepfolds to the south  
 (fi gure 1). Both of these sites are located within the
 wider Central Sunderland area.  This wider Central
 Sunderland area has been identifi ed as a key   
 regeneration driver for the City Council and 
 Sunderland’s Urban Regeneration Company,   
 Sunderland arc.  Other key regeneration sites within  
 the Central Sunderland area include: 

  Vaux 
  Farringdon Row
  Sunniside 
  Holmeside

1.3 In order to promote the physical regeneration of 
 these centrally located sites, the Unitary   
 Development Plan Alteration No. 2 (Central   
 Sunderland) was adopted by Sunderland City Council  
 in September 2007.  The document provides   
 updated and detailed planning policy requirements  
 for all Central Sunderland development sites   
 including Stadium Park and Sheepfolds.

1.4  Alteration No. 2 identifi es Stadium Park and   
 Sheepfolds as Comprehensive Development   
 Sites.  Policy EC5A of Alteration No. 2 sets   
 the principles for all of the Comprehensive   
 Development Sites within Central Sunderland.  A key  
 element of this policy is that the development  
 proposals should conform to a comprehensive  
 masterplan for the whole development site.  It is  
 established in the policy that the City Council will 
 prepare a framework setting out key development  
 principles to be refl ected in each comprehensive  

 masterplan.
1.5  Site specifi c development principles for both   
 Stadium Park and Sheepfolds are established in  
 policies NA3A.1 and NA3A.2 respectively (see  
 pages 10 and 11).  These policies establish the  
 required, acceptable and unacceptable land uses 
 for both sites as well as related environmental,  
 access, design, public realm and infrastructure  
 considerations.  Both policy NA3A.1 and NA3A.2  
 highlight the importance of integrating   
 development at Stadium Park and Sheepfolds  
 and require the preparation of a comprehensive  
 masterplan for both sites.

1.6 This Stadium Village Development Framework has  
 been prepared to accord with the provisions of  
 Alteration No. 2 and in response to the need to  
 prepare a comprehensive masterplan to guide  
 key development within the combined   
 ‘Stadium Village’ development area.
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The development framework

1.7  The purpose of the framework is to support and  
 supplement the requirements of the relevant  
 UDP Alteration No. 2 (Central Sunderland) policies. 
 It is designed to provide additional guidance to  
 developers by setting out the key parameters and 
 development principles, which are necessary and  
 appropriate in order to achieve the proper planning  
 and redevelopment of Stadium Village.

1.8  The Stadium Village Development Framework is  
 to be prepared as a Supplementary Planning   
 Document (SPD), which will form part of Sunderland  
 City Council’s Local Development Framework (LDF).   

 As such the document is to be taken forward  
 through the statutory planning process in   
 accordance with the Town and Country Planning  
 (Local Development) (England) Regulations 2004 (as  
 amended).  This revised draft document will be  
 subject to a six-week consultation period in   
 accordance with the above regulations. In addition  
 under the requirements of the European Directive  
 2001/42/EC a Strategic Environmental Assessment  
 and Appropriate Assessment have been prepared  
 alongside the SPD.  Both the Strategic Environmental
 Assessment and Appropriate Assessment will be  
 subject to the same consultation process as the  
 SPD.

1.9  The approved Stadium Village Development 
 Framework SPD will be a material consideration  
 when determining relevant planning applications.

Masterplan

1.10  As set out above, policies NA3A.1 and NA3A.2   
 require a comprehensive masterplan to cover both 
 Stadium Park and Sheepfolds in order to ensure the  
 integration of these sites. During the 
 preparation of this development framework it has  

 become clear that the site will be brought forward  
 on a phased basis and by a number of different  
 developers. In light of this it is considered that a  
 high level masterplan for the whole of Stadium  
 Village would need to be prepared.  Inaddition, as  
 each phase progresses, a more detailed masterplan  
 of that phase and the areas immediately adjacent  
 would need to be prepared to ensure that each  
 phase’s relationship with its surroundings is 
 properly considered. The masterplans must be 
 approved by the City Council before planning 
 permission is granted for a particular scheme.

Scope of this development framework

1.11  The remainder of this development framework sets  
 out:

  A description of the sites and their context, 
  together with a summary of the constraints and  
  opportunities (Section 2);
  The strategic vision and objectives for Stadium 
  Village (Section 3);
  The development principles and parameters  
  which will ensure the proper planning and  
  comprehensive redevelopment of Stadium  
  Village, including the mix and location of uses,  
  key design principles, public spaces and public  
  realm, movement and accessibility and   
  relationship with the surrounding areas,   
  particularly the links to the Vaux site (Section 4);
  Guidance on the phasing of the overall   
  development of Stadium Village, and the need 
  for fl exibility and robustness in the strategy  
  to ensure that a high quality comprehensive  
  development is delivered (Section 5); and
  The means of delivery and implementation of  
  Stadium Village, and the procedural   
  requirements to be followed in any planning  
  application proposals (Section 6).
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Stadium Village 

Stadium Par

Figure 1: UDP Planning Sites - Collectively known as Stadium Village

Stadium Park
Policy NA3A.1

Sheepfolds
Policy NA3A.2
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Policy NA3A.1

Stadium Park is identifi ed as a leisure-led mixed-use 
site that will accommodate a range of large-footprint 
leisure-related uses that cannot be accommodated in 
the City Centre

Land use

The following uses will be:

Required
D2  Assembly and leisure

Acceptable
B1 Business
A3 Restaurants and cafes
A4 Drinking establishments
C1 Hotels
D1 Non-residential institutions

Unacceptable
B2 General industry
B8 Storage and distribution

Proposals for land uses not referred to above will be 
considered on their individual merits having regard to 
other policies of the UDP.

Infrastructure and public realm components

Redevelopment proposals for the Stadium Park site 
should incorporate:
i) Extensive public realm provision;
ii) A network of pedestrian/cycle links which offer 
  direct pedestrian access between St Peter’s Metro  
  station, nearby bus stops/stands, the Stadium of  
  Light, Sheepfolds and any new development; 
iii) Improvements to Keir Hardie Way to support the  
  development of the site;
iv) Additional parking provision for new development  
  if it can be demonstrated that the normal weekday 
  demands exceed the current provision.

Design requirements

i) Proposals for Stadium Park should present an active  
 and animated frontage to the river and should   
 provide attractively landscaped areas of public realm 
ii) A comprehensive masterplan should be prepared  
 to cover both Stadium Park and Sheepfolds, in order  
 to ensure the integration of these sites.

Proposals for town centre uses will be assessed in the 
context of policy S2A.
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Policy NA3A.2

While the current land uses may continue, the City 
Council will support a comprehensive approach to 
mixed-use development on the Sheepfolds site.

Land use

The following uses will be:

Required
B1 Business
C3 Housing - outside the timescale of this alteration

Acceptable
A1 Retail (small scale, individual retail units to serve the  
  day-to-day needs of local residents and workers,  
  such fl oorspace should not exceed 250 sqm net)
D2 Assembly and leisure
D1 Non - residential institutions
C1 Hotels

Unacceptable
B2 General industry
B8 Storage and distribution

The City Council will support the relocation of existing 
scrapyards and non - conforming employment uses.

Proposals for land uses not referred to above will be 
considered on their individual merits having regard to 
other policies of the UDP. 

Proposals for town centre uses will be assessed in the 
context of policy S2A.

Environmental and access improvements

The City Council will seek to deliver the following 
environmental/ access improvements:
i) Direct pedestrian access to St Peter’s Metro   
 station and nearby bus stops/stands, via a network  
 of interconnected routes;

ii) A distinctive river frontage with improved   
 accessibility to the riverside area;

iii) Established pedestrian/cycle links with Stadium of  
 Light, Sheepfolds and the riverside.

Design requirements

Proposals for the site should demonstrate the following 
design qualities:
i) New development to be orientated to take   
 advantage of riverside corridor views and vistas;
ii) Block layout should establish a formal, permeable  
 and legible pattern of movement in and around the  
 site;
iii) Developments to present a high quality frontage to  
 the river corridor, particular attention being paid to  
 views from the City Centre, the Vaux site and Festival  
 Park;
iv) The provision of high quality public space at the  
 northern end of the proposed river crossing   
 footbridge;
v) A comprehensive master plan should be prepared to  
 cover both Stadium Park and Sheepfolds, in order to  
 ensure the integration of these sites.
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2.0 Site context

2.1 Located to the north of the River Wear within the  
 Central Sunderland area, Stadium Village is a 30ha  
 development opportunity incorporating new   
 residential, leisure, recreational and commercial  
 development. This development framework has  
 been prepared in the light of national, regional  
 and local policy and sets an ambitious yet   
 deliverable framework for the future of the site.

Site history

2.2 Stadium Park has a long history as an industrial area  
 of Sunderland.  The site was formerly occupied  
 by the Wearmouth Colliery which was founded in  
 May 1826 with the sinking of the “A pit”.  It wasn’t  
 until 1833 that the fi rst coal was won and a further  
 two years until the fi rst cargo of coal was   
 transported from the colliery. The Wearmouth  
 Colliery employed over 2,700 miners at its peak in  
 the early 1920’s and continued to employ around  
 2,000 people until 1991. The colliery was closed  
 in November 1993 and the site was redeveloped  
 as the Stadium of Light, home of Sunderland AFC.   
 No signifi cant above-ground remains of the colliery  
 survive within the SPD area. 

Wearmouth Colliery 1994



16

2.3 Parts of the Sheepfolds area have been used for  
 manufacturing and foundry works for at least the  
 last 150 years. Historic mapping (see fi gure 2) 
 clearly shows the piecemeal development of the  
 area alongside the development of the Wearmouth  
 Colliery and the growth and then decline of 
 Monkwearmouth Station and sidings.  The central  
 area of Sheepfolds developed along a series of
 parallel east-west streets emanating from   
 Hay Street, the broad structure of which survives  
 today, albeit with modern buildings. Outside of this  
 area the street pattern was less pronounced with  
 the sidings remaining largely as open space. Little of  
 the historic fabric of the Sheepfolds area survives  
 and it is now largely a fragmented 20th century  
 industrial landscape.

2.4 The site of Stadium Village sits on a broad plateau  
 on the north bank above the River Wear, north of  
 Sunderland City Centre (see fi gure 3). The site  
 extends down the banks of the river to include the  
 riverside walkway and a historic gangway linking  
 the site to the river. The site is dominated by the  
 Stadium of Light, home of Sunderland AFC, while  
 the Sheepfolds area has a distinct urban grain that  
 responds to the industrial uses that occupy the site.  
 Millennium Way is a key east-west route through the  
 site and provides the boundary between the two  
 planning sites. The grain of the central part of the  
 Sheepfolds area is fi ner than that of Stadium Park  
 with a series of small access roads crossing the site  
 and dividing the area up into smaller parcels of land.

2.5 The site is located within a prominent meander in  
 the river, allowing long distance views. Despite the  
 river’s proximity, its visual and functional relationship  
 with the site is constrained, as it fl ows through a  
 steep gorge at this point. 

2.6 The site is within a built up area to the north of the  
 city centre and the River Wear. It is bounded on two  
 sides by a road and rail link. The residential areas 

 immediately to the north of the site are 
 characterised by a mix of red brick terraced 
 housing and suburban development. There are also  
 two 1960’s residential tower blocks just to the north  
 of the site, which have recently been refurbished.

2.7 Historic mapping (see fi gure 2) shows how the 
 development of Sheepfolds has informed the urban  
 grain with a strong axis from the railway line to the  
 river, maximising land use in close proximity to key  
 transport connections. The shape of the site and the  
 extensive river frontage produce a number of
 prominent sites.

2.8 To the south of the river is a former industrial area  
 of the city centre known as the Vaux site. The  
 cleared site of the former Vaux brewery dominates  
 the south bank of the river adjacent to the city  
 centre. Plans to redevelop this site as a high quality,  
 iconic mixed use development have  been prepared 
 and need to be considered in the context of this  
 framework. Likewise, the redevelopment of 
 Farringdon Row needs to be considered from a  
 land use and landscape perspective. Located  
 between these sites is the Galley’s Gill open space,  
 which is currently underused and have no real 
 ownership by surrounding land uses. The visual  
 impact of Stadium Village on the adjacent 
 development sites needs to be carefully considered  
 in this 
 development framework. Along the riverside to the
 east is the St Peter’s/Bonnersfi eld site which has no  
 signifi cant visual connection with North Bridge  
 Street and the Wearmouth Bridge which separates  
 the two areas.
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Historic plans
Figure 2: Stadium Village historic plans

Wearmouth Colliery 1856

Wearmouth Colliery1919

Wearmouth Colliery 1939



Context

Figure 3: Context 
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2.9 The grade II listed Wearmouth Road Bridge (c.1929)  
 and grade II listed Railway Bridge (c.1879) are  
 located to the immediate south-east of the 
 Sheepfolds site and are major city landmarks at a  
 bridging point that has existed since 1796. They  
 form an important gateway to the city by bridging  
 the river gorge at a high level, connecting   
 Monkwearmouth on the northern bank to   
 Bishopwearmouth and the city centre to the south.

2.10 Immediately to the east of the SPD area and over  
 the railway line lies North Bridge Street. There are a  
 number of listed buildings along this street including
 the grade II* listed Monkwearmouth Station (now  
 museum), grade II Hebron Church and grade II listed  
 Barclay Lodge and walls. Although these and other  
 historic buildings survive in the area, overall it is a
 fragmented and generally poor quality urban 
 landscape dominated by the gyratory road system.

2.11 Visual connections to the east are not as clear, 
 although some interesting local landmarks such as  
 the church on North Bridge Street and 
 Monkwearmouth station site remain.

Local services

2.12 Due to the industrial nature of the site there are  
 no community services or facilities at Stadium  
 Village. The nearest primary school is Grange Park  
 Primary School located approximately 800m to the  
 north of Millennium Way on Swan Street. There is  
 a doctor’s surgery located on the corner of Dundas  
 Street and North Bridge Street. Access to these  
 facilities and other local services will be particularly  
 important for the new residential community.
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Site description

2.13 The site can be divided into nine distinct character  
 areas over the 30 ha. These areas, as shown on  
 fi gure 4, contain the following uses and 
 characteristics.

2.14  Area A (3.71ha) is a large principally fl at area of  
 reclaimed land. Part of Area A is the location of  
 the Sunderland Aquatic Centre, which is a new 50m  
 swimming pool and wellness centre. The area has  
 been reclaimed to a reasonably high standard and  
 abuts Keir Hardie Way to the north, a key route  
 into the city centre from the west. To the west the  
 area enjoys commanding views over the River Wear.

2.15  Area B (1.42ha) is a mix of existing commercial  
 uses and car parking. Most of the area sits on land  
 reclaimed as part of the Wearmouth Colliery 
 remediation. The commercial uses on the site 
 include an Audi car dealership and a used car sales
 garage. It is bounded to the north by the Southwick  
 Road bridge and to the east by the Sunderland- 
 Newcastle railway/metro line. The site occupies a  
 key gateway position into the site from the main  
 road network.

2.16  Area C (2.56ha) is currently split into two parts by  
 an access road to the railway line. To the north of  
 the road lies a former scrapyard with concrete hard-  
 standing and an operational, largely non ferrous,  
 metal processing unit. The northern part of the site  
 is bounded by a building comprising a café and 
 offi ces and an area of car parking. To the   
 south of the access road lies a light industrial 
 complex owned by Sunderland City Council and  
 Tyne & Wear Development Company (TWEDCO).   
 Prior to the current land uses much of this site was  
 used as railway sidings.

2.17  Area D (1.41ha) sits on the bank of the River Wear  
 and consists of a number of distinct sites formed by  
 the topography of the area. Occupied by 
 industrial units and scrapyards the area forms an  
 important backdrop to the River Wear from the city  

 centre. Planning permission has been granted for  
 a high level pedestrian and cycle bridge linking the  
 Vaux site to Stadium Village. The landing point will  
 be located within Area D.

2.18  Area E (3.15ha) is a collection of industrial units  
 that form the main part of the Sheepfolds area. The  
 site is occupied by a range of industrial units, 
 including large premises accommodating a printers.  
 The area is also home to auto-repair garages and  
 small surface car parks, some of which are 
 associated with the larger businesses. Sunderland  
 AFC have permission to extend the South Stand,   
 which will have an impact on future development of  
 the northern part of Area E, with Hay Street to the  
 east providing the main connection from the city  
 centre to the Stadium.

2.19  Area F (0.51ha) sits in a prominent position 
 overlooking the River Wear and features a historic  
 gangway to Stadium Park. Home to a grade II listed  
 coach house, the area is currently used by a number  
 of companies including as a yard for a private hire  
 vehicle business. Allotment gardens and pigeon lofts  
 can be found to the southern boundary of the site.

2.20  Area G (0.70ha) occupies a highly visible strategic  
 position. Part of the former Wearmouth Colliery site,  
 the land has been reclaimed to a reasonable 
 standard.

2.21  Area H (1.18ha) forms part of the Stadium function  
 and is home to Black Cat House, Sunderland AFC’s  
 ticket and administration building. Car parking for  
 the Stadium of Light and Black Cat House makes up  
 the remainder of the area. Area H forms part of  
 the land that was reclaimed through the 
 remediation of Wearmouth Colliery.

2.22  Area I (2.04ha) is highly visible forming the 
 foreground for the main elevation of the Stadium of  
 Light when viewed from the south. The area is  
 located on part of the land reclaimed after the 
 closure of Wearmouth Colliery and is currently used  
 as  parking for the Stadium of Light.
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Cultural heritage 

2.23 Although the Stadium Village area was extensively  
 developed in the 19th century as a colliery, 
 industrial area and rail depot, little of its industrial  
 heritage remains.  The vast majority of the 19th  
 century buildings have been replaced by mid-to-late  
 20th century structures and the colliery has been  
 entirely reclaimed.  There is only one grade II listed  
 building on the site: the former railway stables with
 an archway for delivery vehicles and a clock tower
 in the eaves.  This is now unused and in poor 
 condition. The other structure of historic interest is  
 the gangway which now runs between Area F  
 and Area G but which historically linked the 
 colliery to the river. The historic development of  
 the central parts of the Sheepfolds area has 
 endowed it with a relatively robust urban form of  
 linear streets running east-west from Hay Street but  
 even these have been denuded through time. The  
 Stadium Village area is of limited historic importance  
 in terms of its surviving fabric and character, a fact  
 refl ected by the absence of conservation area status  
 and the lack of many listed buildings.

2.24 The urban landscape immediately around Stadium  
 Village has also been subject to radical 
 transformation over the course of the 20th century.   
 Although there are a number of listed buildings  
 in the area including the grade II* listed 
 Monkwearmouth Station (now a museum), grade II  
 listed Hebron Church and the impressive grade II  
 listed Wearmouth and Monkwearmouth Railway  
 Bridges; much of the immediately adjacent urban  
 landscapeis modern in character or a highly 
 denuded and fractured historic urban landscape.   
 Within this there are pockets of interest e.g. Back  
 North Bridge Street, but there is little historic 
 cohesion and character.

2.25 About 500m to the east of Stadium Village lies the  
 grade I listed St Peter’s church and its associated  
 scheduled monument.  This complex forms part of  
 the Anglo-Saxon monastery of Wearmouth-Jarrow
  which is proposed to be the UK’s nomination for  
 inscription on UNESCO’s World Heritage list in 
 2010/ 2011. The candidate World Heritage Site  
 (cWHS) and its buffer zone lie outside of the 
 Stadium Village area. Whilst there is no substantial  
 visual linkage between the cWHS and the Stadium  
 Village area it is theoretically possible that 
 development in the Stadium Village area could alter  
 the setting of the cWHS. This would need to be 
 assessed on a case-by-case basis as part of the  
 required Heritage Statements (see Section 6)  
 and in accordance with policy NA28A in UDP 
 Alteration No. 2 and relevant national and regional  
 guidance.

. 
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Health and well-being 

2.26 Average life expectancy in Sunderland is below both  
 regional and national averages. Within Sunderland  
 there are also areas which suffer from high levels of  
 poor health and have signifi cant proportions of the  
 population who have disabilities. The census 
 provides further evidence of the health issues within  
 Sunderland’s resident population (table 1). Table 1  
 shows a higher incidence of self-rated poor health  
 and limiting long term illness within the working age  
 population. 

2.27 The comparatively high incidence of poor health  
 and illness will be a constraining factor on economic  
 growth as it will limit the available workforce. In 
 addition there are likely to be high levels of 
 incapacity and disability benefi t claimants which  
 increases the overall level of economic inactivity. 

2.28 The Sunderland Strategy (the Local Strategic 
 Partnership strategy for Sunderland) identifi es the  
 improvement of health and social care as a strategic  
 objective of the City Council and the Local Strategic  
 Partnership. This refl ects the desire to improve the  
 general health of the population so that fi gures 
 better refl ect the national average (see table 1).  
 The development of a high quality sports village has  
 the potential to extend promotion of healthy 
 life styles within the city by providing access to a  
 wide range of new sport and recreation facilities for 
 residents. 

2.29 Delivery of ‘Activecity’, the City Council’s 
 overarching sport and leisure strategy articulates the  
 city’s future direction for sports facilities and 
 buildings, sports development and physical activity.  
 It builds upon established sound foundations whilst
 also addressing emerging issues and the need to  
 innovate. The delivery of the Aquatic Centre on 
 Stadium Park is a key part of the implementation of  
 the strategy in providing general participation in  
 exercise, recreation and sporting excellence. The  
 delivery strategy also includes the requirement for  
 the development of a sports village at Stadium Park.

Accessibility

2.30 Stadium Village is located in a highly accessible 
 location, well connected to the main road 
 infrastructure, the Tyne & Wear Metro network as  
 well as to the city centre. The Southwick Road/ 
 Stadium Way/Keir Hardie Way signalised 
 roundabout to the north would require modifi cation  
 from its present form. Access from North Bridge  
 Street is restricted to northbound traffi c from the  
 city centre due to the gyratory system. Vehicular  
 movement southward, from the site to the city  
 centre, is made convoluted by the road layout.

2.31 Accessibility by public transport is generally good,  
 with the majority of the site lying within 800 metres
 of a Metro station. St Peter’s station is located on  
 the southeastern boundary of the site. The area  
 is also served by Stadium of Light station, however,  
 the route from here is more convoluted and   
 would benefi t from improved signage. There are  
 frequent Metro services (every 12 minutes) to 
 Sunderland city centre, South Hylton, Gateshead,  
 Newcastle city centre and Newcastle Airport.

2.32 Walking to and from the site is partially restricted  
 as the site isbounded to the south and west by the  
 River Wear. Keir Hardie Way and Southwick Road  
 form a barrier to pedestrian movement to the north.  
 Movement eastwards is restricted by the Metro/Rail  
 line and the A1018 North Bridge Street with only  
 three crossing points, Southwick Road, Millennium  
 Way and Sheepfolds North. A major pedestrian  
 movement strategy has however been developed  
 for the Central Sunderland area. A proposed new  
 route to be known as the “Way of Light” will link  
 the Civic Centre and Park Lane Interchange in the  
 south to the Stadium of Light, via the city centre and  
 the Vaux site and across the proposed footbridge.  
 The implementation of the Way of Light will greatly  
 enhance accessibility from Stadium Village to the  
 city centre.
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2.33 There are two national cycle routes that run   
 through the site as part of national cycle route 14.  
 One runs along Hay Street and Stadium Way and  
 links to Keir Hardie Way in the north-west, running  
 along the northern boundary. The other route runs  
 from St Peter’s along Easington Street and along  
 the top of the River Wear escarpment to Keir Hardie  
 Way.

2.34 Extensive bus services travel into the city centre
 along both Keir Hardie Way/Southwick Road/North  
 Bridge Street and Newcastle Road/North Bridge  
 Street. Buses operate a northbound and 
 southbound contra fl ow on North Bridge Street.

2.35 The nearest bus stops which are in use lie to the  
 north on Southwick Road and to the east on North  
 Bridge Street, within a 400 metre walking distance  
 of the Stadium. The southern-most part of the site is
  less accessible to buses, with only a limited number  
 of services being within 400 metres walking   
 distance. There is no potential to re-route buses  
 through the site, partly due to a height restricted  
 bridge under the rail line on Sheepfolds North. Policy  
 T23A in Alteration No. 2 sets out car parking 
 standards for Central Sunderland and states that  
 developments within 400 metres of public transport  
 should be subject to reduced car parking 
 requirements. There is a bus lay-by provided on Keir  
 Hardy Way, but no services currently stop here.  
 This could be brought into use to improve services  
 to Area A. 

2.36 The Sunderland Strategic Transport Corridor (SSTC)
  will comprise a joint public transport/highway 
 corridor, upgrading the existing route into the city  
 centre south of the river, and reducing traffi c on the  
 Queen Alexandra bridge, the A19 Hylton bridge and,  
 most          importantly for Stadium Village, the 
 Wearmouth Bridge.

Planning applications

2.37 There are a number of extant planning permissions  
 for development within the Stadium Village 
 Development Framework area, which should be  
 taken into consideration by developers, including: 
 
  Mixed Use Development of Vaux including 
  Pedestrian and Cycle Bridge (reference:   
  02/02480/OUT) 
  Stadium of Light south stand upper deck 
  extension (reference: 99/00278/FUL and   
  04/02192/VAR)
  Stadium Park section of C2C Cycle Route 
  (reference: 98/01119/OUT and 00/00069/REM)
  Sunderland AFC 10 storey hotel, incorporating 2 
  storey academy (reference: 04/0158/OUT)

 Further information on extant planning permissions  
 within the Stadium Village Development Framework  
 area is available from Sunderland City Council.

2.38 The permission for the expansion of the south stand  
 to create an upper deck will change the footprint  
 and operational impact of the Stadium of Light and  
 will therefore inform this development framework.
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Opportunities and constraints

Opportunities

2.39 Sunderland arc is Sunderland’s Urban Regeneration  
 Company which was set up to address the 
 fundamental problems of achieving economic, 
 environmental and social regeneration in Central  
 Sunderland. Sunderland arc concentrates its activity  
 on 542 acres, which comprise Sunderland’s 
 Comprehensive Development Sites. Sunderland arc  
 is proposing a ‘step change’ in the approach to the  
 regeneration of Central Sunderland, achieving a  
 marked improvement in the quality, pace and scale  
 of regenerative activity. Stadium Village is identifi ed  
 as one of Sunderland arc’s priority projects.

2.40 Planning: the inclusion of Stadium Village as part of  
 the UDP Alteration No. 2 area has presented  the
 opportunity to review the future of the site with 
 the potential to create a comprehensive framework  
 for the redevelopment of the site. 

2.41 Comprehensive development: this is a key site with  
 signifi cant areas of vacant and underused land  
 which presents a prime opportunity for the site, the  
 city and the region.

2.42 Strategic location: the site’s location in relation to  
 the Stadium of Light and the city centre creates a  
 key opportunity to change the perception of 
 Sunderland for residents and visitors. Its relationship  
 with the city centre and the Metro network may  
 also increase the site’s attractiveness to potential  
 developers and investors. 

2.43 Visual prominence: the site has over 1,200 metres  
 of south and south-westerly river frontage making it  
         one of the most visually prominent sites in the  
 North East region. This river frontage, together with  
 the elevation above the river, gives the site a large  
 visual envelope.

2.44 Gateway position: this is a key gateway from the  
 west and north into Sunderland City Centre with 
 opportunities to express arrival through distinct  
 architecture and built form.

2.45 Brand: the positive re-branding of Stadium Village  
 through the successes of the Stadium of Light and  
 the new Aquatic Centre provides the basis for the  
 development of a strong brand focused on 
 attracting signifi cant private sport and leisure 
 investment to the site.

2.46 Cultural heritage: the redevelopment of the area  
 offers the opportunity to enhance interpretation and  
 understanding of Sunderland’s industrial heritage  
 and to secure the long-term future of the grade II  
 listed former stables. The creation of a vibrant 
 activity centre also offers the possibility of attracing 
 more visitors to the Wearmouth Station Museum  
 and ultimately to other heritage destinations in the  
 area such as the candidate World Heritage Site  
 St Peter’s (cWHS) and Sunniside.

2.47 Natural Environment: opportunities for the creation  
 and enhancement of environmental assets.
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Constraints

2.48 Access: given the restrictions on vehicular and other  
 movement on the edges of the site there is a need  
 to ensure that development is not overly reliant  
 upon the private car and, where access is necessary,  
 that this does not detract from the overall   
 environment of the site.

2.49 Ground conditions: there is limited likelihood of  
 slope instability across most of the site, although  
 development close to the riverside slope needs  
 to be carefully considered. There is evidence of  
 made ground across most of Stadium Park to a  
 depth of 17m north of the stadium on the former  
 Wearmouth Colliery site. South-west of the stadium,  
 made ground extends up to 8m in depth with made  
 ground less of an issue on the Sheepfolds site  
 although it may be thicker in the southern area of  
 the site. Thirteen mine entries are known to exist  
 north of the stadium and one to the west, although  
 no shafts are known to exist elsewhere on the site.  
 Unrecorded shafts could potentially exist but are  
 considered unlikely due to the depth of the coal  
 seams.

2.50 Contamination: relatively low levels of 
 contamination are likely to exist on the Stadium  
 Park site with more localised, higher levels of 
 contamination existing on Sheepfolds due to the  
 current and historical uses of the site.

2.51 Ecology: the north-west edge of Stadium Park is 
 immediately adjacent to the designated Wearmouth  
 Colliery Site of Nature Conservation Interest (SNCI),  
 which is of regional ecological importance as a  
 species-rich unimproved calcareous grassland. This 
 limits development activities along the northwestern  
 edge of the site, along the top of the River Wear  
 embankment. There is effectively a buffer zone  
 between sites that are to be developed and the  
 Wearmouth Colliery SNCI created by the existing  
 emergency access road and the top of the cliff,  
 which is landscaped and abuts the SNCI.

2.52 The ecological importance of Sheepfolds is 
 negligible, but the buildings onthe 
 Sheepfolds area could contain hibernating and  
 roosting colonies of bats, in particular the listed  
 former stables building on the western edge of the  
 Sheepfolds site. As a result bat surveys across the  
 Sheepfolds site will need to be undertaken. This  
 should be undertaken between May and September  
 and must be undertaken by a qualifi ed expert  
 holding a bat licence. If bats are found the 
 appropriate mitigation measures will be required.  
 Also, the presence of Japanese Knotweed on the  
 edge of Sheepfolds means that special control  
 measures should be implemented when working in  
 or near this area.

2.53 Listed Buildings:  as has been established earlier in  
 this section, a number of listed buildings and 
 structures lie in close proximity to and within the  
 Stadium Village Site.  Proposals for new 
 development must have regard to these listed 
 structures and responding appropriately to their 
 presence must be central to the design process  
 - from initial concept stages to detailed design work.  
 Consideration will be given to the site, and setting,  
 density and scale of the proposal, its built form and  
 use of materials.  As a minimum, a Heritage 
 Statement must be submitted with all applications  
 for development that involve the alteration of the  
 setting of a listed building.  Further information on  
 the requirements for a Heritage Statement can be  
 found on page 58, paragraph 6.8. 

2.54 Infrastructure: drainage capacity is not an issue on  
 the site although it is recommended that the main  
 sewer (see fi gure 5) should be avoided as part of the  
 masterplanning work to avoid costs and disruption  
 associated with removing it. A more detailed study  
 will need to be undertaken to assess whether a new  
 pumping station will be required for the lower part  
 of the site and whether the nearby pumping station  
 at St Peter’s Wharf needs to be upgraded.  In 
 addition the study should assess the opportunity to 
 introduce a split surface and foul water system as  
 the current arrangement is a combined system.
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Figure 5: Constraints
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3.0 Vision and objectives

Vision

3.1  The redevelopment of Stadium Village is a crucial  
 part of the City Council and Sunderland arc’s vision  
 for a ‘step change’ in the quality of the urban 
 environment of Sunderland. In order for Sunderland  
 to fulfi l this ‘step change’ the following vision and  
 objectives have been established for Stadium 
 Village.

Objectives

3.2  The objectives for the development of Stadium 
 Village are: 

  Deliver high quality sporting, leisure, health, 
  education and cultural facilities that enhance  
  the social, economic and physical well-being of  
  the people of Sunderland
   Deliver a high quality sustainable community  
  that offers a high quality mixed housing offer in  
  close proximity to the city centre
  Ensure that Sunderland plays its part in 
  promoting the North East as a location of  
  choice for national sporting organisations;
   Deliver the northern section of the Way of Light  
  to connect the Stadium Village site to the city  
  centre
   To deliver quality offi ce accommodation for  
  small and medium sized enterprises
   Deliver a phased relocation of existing 
  employment uses to improved facilities 
  elsewhere in the city;
   Deliver a development that is highly accessible  
  by sustainable modes of transport including 
  walking, cycling and public transport to reduce  
  dependency on the private car

  Complement and enhance the River Wear  
  Corridor, connecting the river to the urban fabric  
  of the city; and generally improve the natural  
  environment of Stadium Village. 

3.3  The integration of land use, transportation and  
 high quality design will help maximise the 
 regeneration benefi ts and deliver the vision.   
 Through the integration of new development  
 into the evolving urban fabric and by 
 embracing the River Wear within the heart of  
 the city, Stadium Village will form an essential  
 part in the regeneration of Sunderland.

 

Vision
“To create a mixed-use village of national 
reputation, with high quality facilities and a 
healthy and active sustainable community” 
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Development framework description

3.4  The development framework parameters are  
 described on an area basis and do not represent  
 an implementation order. The physical 
 implementation of this development framework is  
 illustrated in fi gure 6. The numbering below refers to  
 the numbering on fi gure 6. 

3.5  Area A will provide the focus for new health and  
 well being facilities through:
 1.  The extension of the swimming pool to 
  create a multi-use leisure and well-being 
  complex, comprising the swimming pool, large  
  sports arena and wellness centre
 2 Accommodating additional uses such as 
  teaching spaceand/or a new cultural or sporting  
  facility, as the building model allows  
 3. Re-aligning Keir Hardie Way with a new 
  signalised junction replacing the existing 
  roundabout creating a gateway into the site,  
  which provides an opportunity for a fl agship  
  hotel and leisure development

3.6  Area B will provide the initial focus for new 
 commercial development through:
 4.  The development of a hotel that will help meet a 
  recognised shortage in hotel accommodation in  
  the city whilst providing an important facility for  
  those visiting Stadium Village. The hotel should  
  be of high quality and provide a coherent 
  gateway statement for Stadium Village. 

3.7  Area C will provide a mix of land uses creating a  
 vibrant edge to the Way of Light. Development 
 proposals should:
 5.  Explore the opportunities for the provision of a  
  large regionally signifi cant leisure use, anchored  
  by an indoor real snow ski slope, which will 
  incorporate Area 7. Should this prove not to be  
  achievable, other uses that meet the vision for  
  Stadium Village will also be considered. An
  access to the railway line within Area C should  
  be maintained either north or south of the  
  new development.
 6.  Be characterised by a strong public realm based  
  on the Way of Light north/south axis that will tie  
  together all key uses and the public spaces. 
  Leisure commercial and  residential development  
  along the length of the Way of Light will should  

  create a sense of enclosure, with active frontages  
  encouraged at the ground fl oor of the leisure  
  and commercial development. 
 7.  Form part of a regionally signifi cant leisure use,  
  together with area 5. Alternatively if there is  
  insuffi cient leisure demand, this area can form  
  part of a new mixed use residential and 
  commercial development. The opportunity to  
  reopen the existing footbridge over the railway  
  line to the Monkwearmouth Museum and North  
  Bridge Street should be retained.  The 
  opportunity to gain public or managed access to  
  the west platform via any new development  
  should be considered to allow the museum to  
  fully utilise its assets, particularly if reopening a  
  bridge link cannot be achieved.

3.8  Area D provides a key opportunity to create a 
 development that helps defi ne Sunderland. New  
 development should:
 8. Maximise the other key gateway to Stadium 
  Village from St Peter’s Metro station. In
  addition to those arriving by Metro, the public 
  space around the Metro station is a key   
       entrance point for those crossing the 
      Wearmouth Bridge and those accessing the site  
  from the east, particularly from the University’s 
  St Peter’s Campus. An opportunity exists to 
  provide a more effective  pedestrian route 
  beneath the Wearmouth Bridge to improve the  
  site’s connectivity with the Bonnersfi eld and 
  St Peter’s area.
. 9.  Include higher density housing adjacent to the  
  river and residential development should be  
  phased as sites become available. Development  
  south of Easington Street should  be in the form  
  of slender buildings located on development  
  platforms running down the bank to maximise  
  the views to and from the inner areas of the site  
  and create river views from most  properties.  
  There is opportunity for non-residential uses  
  around the public space adjacent to St Peter’s  
  Metro Station and at the landing point of the  
  proposed pedestrian bridge.
 10. Link Stadium Village to the Vaux site and the city  
  centre through the Way of Light and a new 
  pedestrian bridge.



Indicative masterplan

Figure 6: Indicative masterplan
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3.9 Area E is the heart of Stadium Village with key 
 developments being:
 11. A new public square is proposed for the 
  northern landing point of the proposed 
  footbridge, providing the fi rst experience of 
  Stadium Village for those accessing the site  
  from the city centre. Building heights, together  
  with the alignment of the buildings should create  
  a sense of enclosure around the square whilst  
  maintaining and creating key viewing corridors. 
  Active ground fl oor uses should be used to 
  enliven the space throughout the day and  
  evening.
 12. New residential development north of Easington  
  Street, which should respond to the existing  
  street pattern. The character of the area will be  
  defi ned by terrace blocks which will form the  
  heart of the neighbourhood. The tight urban  
  grain will require an urban solution to high quality  
  housing, providing high quality living 
  accommodation and useable and practical 
  private or semi-private outdoor space.
 13. Commercial activity in the form of offi ce 
  development for small and medium sized fi rms,  
  which should seek to create a vibrant and 
  modern quarter adjacent to the stadium, with a  
  strong active frontage to the Way of Light. The 
  development should respond to the core 
  residential neighbourhood to the south and  
  provide much needed accommodation for local  
  businesses to start-up and expand whilst 
  providing a buffer between the Stadium of Light  
  and residential development. Other non-
  residential uses such as educational or leisure  
  use may also be appropriate and can also act as  
  a buffer.

3.10  Area F is a small but important site. Development  
 on Area F and to the north-west should:
 14. Sympathetically repair, adapt and convert the  
  grade II listed stables so that they support the  
  re-use of the site as a unique development 
  producing commanding river views.
 15. Utilise the opportunity for long distance views  
  south over the River Wear provided by the 
  elevated plateau of Stadium Village. The nature  

  of the elevated plateau with steep slopes makes  
  direct physical connections to the river frontage  
  diffi cult. The historic gangway should be restored  
  with other routes improved, creating a 
  connection to the riverside walkway and 
  cycleway.
 16 Development on Area F should take account of  
  the presence of allotment gardens and pigeon  
  lofts on the southern boundary of the site.

3.11  Area G is a key area in a landmark position with a  
 requirement for a new landmark development (17).   
 A hotel use could be appropriate in this location.

3.12  Area H is closely connected to the stadium with  
 key proposals including:
 18. Parking is to be retained on this site; however  
  this area will also double up as a new events  
  space sitting to the east of the stadium providing  
  opportunity for sports and leisure based events  
  outside the Stadium of Light. The Stadium of  
  Light should be wrapped to the south and east  
  by active frontages. Suffi cient space should be  
  retained to allow for the potential future 
  expansion of the stadium. Complementary
  retail will be integrated into the facilities with  
  restaurants and cafés encouraged fronting onto  
  the Way of Light.

3.13  Area I has an important relationship with both the 
 Stadium and the River: 
 19 As with site H, this site will serve a dual use as car  
  parking and also an events space, providing an 
  opportunity for events outside the Stadium of  
  Light which would benefi t from the site’s 
  elevated position overlooking the River Wear,  
  with views to the south-west of the city.  The site  
  is overlooked by the animated façade of   
  the stadium and development to the south on  
  Area G should also be designed to provide an 
  active frontage to the site. 
 
3.14 The indicative uses described above are broadly  
 represented in fi gure 7.



Indicative land use framework

Figure 7: Indicative land use masterplan
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4.0 Development principles and parameters

Introduction

4.1  The following section sets out a framework of 
 policies and parameters for the Stadium Park and  
 Sheepfolds comprehensive development sites. They  
 should be considered and fully refl ected through the  
 formulation of detailed proposals for development  
 within these sites. Specifi c guidance is provided in  
 relation to:

  The mix of uses considered to be appropriate for  
  each distinct planning site
  The general development principles and policies  
  on built design, scale, massing and layout
   The role of public space and the public realm in  
  producing a place of high quality and strong 
  legibility
   The integration of infrastructure, servicing and 
  security
   The embodiment of sustainable development  
  and sustainable design throughout the 
  development
   Establishing the access, connections and 
  movement requirements to, from and within the  
  site for people and cars
   Identifying the key gateways, landmarks and  
  vistas that need to be protected and exploited  
  through the development of Stadium Village
  The relationship of Stadium Village with the 
  surrounding areas, particularly the other Central  
  Sunderland sites south of the river

Mix of uses

4.2  The mix of uses must respond to planning policy  
 and the Sunderland Strategy with a desire to  
 achieve a range of uses and facilities that will deliver  
 a high quality sports, leisure and wellness based  
 community. A key challenge for the development is  
 to achieve the physical and visual integration of  
 the two sites whilst respecting their individual 
 planning requirements.

4.3  This can be achieved through the delivery of a range  
 of housing set within a sports, leisure and wellness 
 based environment, extending choice in the 
 Central Sunderland area. The creation of a high  
 quality residential environment and high quality 
 public realm links will help connect large sports  
 and leisure facilities to the city centre, 
 strengthening the site’s vibrancy and economic 
 offer.

Sport and leisure use

4.4  The provision of high quality, regionally important  
 sporting facilities is fundamental to delivering the  
 vision for Stadium Village and for creating its sense  
 of place. A sports and leisure based village requires  
 the integration of sports and leisure with residential,  
 offi ce, research, educational and entertainment  
 facilities to create a strong place that will deliver  
 both a healthier community and sporting excellence.  
 The focus for new sports and leisure facilities will be
  the Stadium Park site, developing the role of   
 the stadium as a focus for sports, leisure and 
 wellness in Sunderland. The development of a multi- 
 use, purpose built sports and leisure facility to  
 the north of the stadium has already started with  
 the construction of the Aquatic Centre. The delivery  
 of the multi-use centre is central to the vision. A  
 new large sports arena with the potential for 
 conference and events will form part of the offer.  
 Ancillary retail uses would be appropriate if 
 supporting leisure or sporting development. If there  
 is suffi cient demand sports and leisure uses will  
 spread into the Sheepfolds area, ideally on the east  
 side of Hay Street which can accommodate large  
 footprint buildings.  In this respect there has been  
 specifi c work undertaken with strong interest  
 expressed by the private sector to develop an indoor  
 real snow ski slope within Stadium Village.  An  
 options analysis has been undertaken to consider  
 the various site options within the site and has 
 concluded that Area C represents the only viable  
 area which could accommodate an indoor real snow  
 ski slope.
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Residential

4.5  UDP Alteration No. 2 sets out the principle that 
 residential development is a required use in the 
 successful comprehensive redevelopment of 
 Sheepfolds. However, the current timescale of the  
 UDP Alteration does not extend beyond 2012 and  
 therefore there is no housing allocation within the  
 Sheepfolds area at present. This is likely to be 
 reviewed as part of the Housing Allocations   
 Development Plan Document (DPD). It was   
 previously identifi ed that the site is likely to be 
 suitable for 300 residential units in the future. Any  
 proposals for housing in this location should be fully  
 cognisant of any up-to-date housing needs 
 assessment. 

Business

4.6  Meeting the needs of small and medium sized fi rms  
 the offi ce space should provide fl exible 
 accommodation across a range of unit sizes in the  
 B1 use class. Located close to St Peter’s Metro 
 station, high quality offi ce space is required to 
 attract businesses to Sunderland and also to retain  
 local and regional enterprises in the city. The type  
 and form of offi ce accommodation delivered here  
 will support and complement the offi ce 
 developments proposed for other sites in the 
 Central Sunderland area. The provision of 
 accommodation with fl exible terms and supported  
 business environment is encouraged.

Hotel

4.7  The provision of one or more 4* hotels would be  
 appropriate for the site to meet the shortage of  
 quality hotel accommodation in Central Sunderland  
 and to support the local economy. A key hotel site  
 has been identifi ed in the north-eastern corner of  
 the Stadium Park site (site B) . Area B forms a 
 gateway location that can support activities at the  

 leisure and wellness complex, the football stadium  

 and the city centre. Given the site’s prominent 
 positioning, high quality design is essential. Future  
 opportunities to make further hotel provision at the  
 south-eastern corner of Sheepfolds may also be  
 encouraged, subject to market conditions. Area G  
 also offers a highly visible site that will help to attract  
 positive supplementary uses such as a 4* hotel and  
 Area C has scope to include hotel accommodation  
 within the potential indoor real snow ski slope.

Education

4.8  Given the site’s proximity to the city centre, the  
 Metro line, the University and the provision of high  
 quality sports, leisure and wellness facilities, the site  
 is well positioned to accommodate further or adult  
 educational facilities. These facilities will 
 complement the mix of uses at Stadium Village,  
 acting as a catalyst for regeneration. Where possible  
 these should become integrated into the urban  
 form, providing activity at key nodes and along key  
 routes with Areas A, E and G being suitable locations.  
 The ability for new residents to access local schools  
 and community facilities must also be considered  
 when developing proposals for new family housing.

Other uses

4.9  Complementary uses will be encouraged to 
 promote a diverse and vibrant neighbourhood. The  
 relocation of the University’s sports science 
 department to the Stadium Park site will be 
 encouraged. Ancillary and specialist retail will be 
 encouraged along the Way of Light, meeting the  
 needs of the local community and supporting the  
 specialist sporting uses on the site.
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General development principles

4.10 The following general development principles should  
 be incorporated into scheme proposals:

  Build on the presence of the Stadium of Light  
  and the new Aquatic Centre to establish Stadium  
  Village as the location for large scale sports,  
  leisure and wellness facilities
  Enable the future expansion of the Stadium of  
  Light
  Large facilities such as hotels and cultural 
  facilities should be located at key landmark 
  locations and at key gateways
  Ensure that the physical and functional 
  connections between Stadium Village, the 
  University at St Peter’s, St Peter’s Metro, North  
  Bridge Street, Southwick and the city centre  
  are delivered and enhanced through the 
  development of improved pedestrian routes in  
  Stadium Village, and improved crossing points 
  across Keir Hardie Way and North Bridge Street
  In particular, a pedestrian connection, focussed  
  around a mixed-use, lively street known as the  
  Way of Light, will provide a direct link between  
  the Stadium and Aquatic Centre, and the city  
  centre via the proposed high level pedestrian  
  bridge to Vaux
  Where appropriate uses can be delivered for 
  surviving historic buildings they will be retained  
  and refurbished to continue to contribute to the  
  area’s sense of place
  A new residential community will be created, 
  offering a range of housing in a highly accessible  
  location that responds to its landscape context  
  and takes advantage of the river edge location
  Improved links to the River Wear and the 
  encouragement of a network of ‘productive’  
  green open spaces
  All development proposals must to respond  
  to the setting of the listed buildings in and  
  around the SPD area, including the setting of the  
  cWHS. Changes to the setting of these listed  
  buildings will need to be assessed on a case-by- 
  case basis in the context of local, regional and  
  national policy
  All development proposals must consider the 
  opportunity to introduce a split surface water  

  and foul water drainage system. Developers  
  should engage with the City Council and 
  Northumbrian Water at the earliest opportunity 
  All developments should consider the former  
  uses of the site, including mining and the legacy  
  issues that it may bring for new development in  
  terms of the need for technical advice and good 
  engineering practices that are required for 
  development in former mining areas
  Design should seek to incorporate biodiversity  
  and geological conservation benefi t as part of  
  good design. Biodiversity and landscape 
  enhancement should be integrated into 
  developments, to contribute to the integration of  
  a multifunctional green infrastructure network

Access and movement

4.11 The comprehensive development framework for
 Stadium Village will ensure a high level of pedestrian  
 connectivity to the city centre via the Vaux site  
 and the Wearmouth Bridge. Development should  
 maximise access to St Peter’s Metro station. 
 Improved signage to and from the Stadium of Light  
 Metro station will also be introduced (see fi gure 8).

4.12 The detailed requirements to ensure the 
 connectivity and accessibility of the site for those  
 travelling on foot, by cycle, by public transport and  
 by car are set out below.

Movement

4.13 Movement in and around Stadium Village will be  
 enhanced through:

  The design and layout of Stadium Village, which  
  should ensure safe and easy access with priority  
  given to pedestrian movement
  Developments that enhance and promote access  
  to and along the riverside
  Developments that promote the delivery of the  
  new pedestrian bridge linking Stadium Village  
  to Vaux and the city centre.



Transport framework

Figure 8 Transport framework
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Public transport

4.14 Use of the improved public transport network will be  
 promoted through:

  The location of higher density development close 
  to St. Peter’s Metro station 
  The creation of safe and direct routes to 
  St Peter’s Metro station and the bus stops on  
  North Bridge Street.

Cycling

4.15 The aim of maximising accessibility within and to/  
 from the site on cycle will be promoted through:

  The promotion of safe pedestrian/cycling routes  
  along the Way of Light which will form part of  
  the national cycle network (route 14);
   The creation of safe links to the river’s edge,  
  which is also part of the national cycle network;
  The creation of a cycle friendly environment. 
  Developers should be aware of the following 
  requirements:
  - Offi ce development must provide an appropriate  
  mix of short-stay and long-stay cycle parking. Up  
  to two spaces per 375m² for offi ce staff should  
  be provided
  - Short-stay cycle parking facilities should be sited  
  as close as possible to the entrance of the
  building and should be secure and well overlooked  
  from the building or by passers-by
  - Long-stay cycle parking must be located in a 
  safe and well lit location. Although security is 
  important the location must also be accessible  
  and convenient
  Enhanced cycle facilities at St. Peter’s Metro station
  Creation of a cross river route through the 
  provision of new pedestrian/cycle bridge linking  
  Stadium Village to Vaux.

Vehicles and car parking

4.16 Access and movement into and around Stadium  
 Village should utilise existing infrastructure wherever  
 possible. A new junction alignment off Keir Hardie  
 Way is proposed which will to provide a clearer  
 gateway to Stadium Village and also ensure effi cient  

 access and egress at peak times particularly on  
 match days. The possibility of closing Hay Street to  
 vehicles will be investigated. This would limit 
 opportunities for ‘rat-running’ and provide a safe  
 route for football fans on match days.

4.17 The level of car parking provision should be in line  
 with relevant national and local policy guidance and  
 balance urban regeneration, environmental and  
 accessibility factors within the context of an
 integrated and sustainable transport system. Car  
 parking for Stadium Park should refl ect its edge of  
 centre location and the proximity of public 
 transport routes. The promotion of non-car modes  
 of transport should be integral to the design of each  
 building.

4.18 All developments will be required to avoid the 
 establishment of an environment that is dominated  
 by parked vehicles, a feature of the Stadium Park  
 site at present.

4.19 In particular:

  There should be a gradual move towards 
  increased utilisation of the football club car parks  
  on non-match days to service the needs of   
  other new developments
  The level of open surface car parking should be  
  minimised so as to reduce detrimental visual  
  impact, particularly from the main transport  
  routes and the Way of Light
  Reduced residential parking standards are 
  required given the site’s proximity to the 
  St Peter’s Metro station with an average of one  
  space per dwelling. New business development  
  (B1) will be required to provide a maximum of  
  one space per 50sqm gross fl oorspace
  The preparation of a travel plan for business  
  leisure and residential development of more than  
  80 units as part of the planning application 
  requirements. Developers will be encouraged to  
  liaise with the City Council and NEXUS at an early  
  stage.

4.20 Parking requirements for other uses should be 
 established with the City Council through 
 discussions at the pre-application stage.
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Building heights

Figure 9: Building heights
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Built design

4.21 In terms of the design of scheme(s) brought 
 forward on the site, all development proposals are  
 required to:

  Demonstrate a high level of architectural design  
  in all buildings
  Incorporate contemporary architecture that 
  responds to the locality
  Form a high quality rivers edge, creating active  
  uses to all buildings and maximising views.  
  There is a need for the future phases of the 
  site to enliven the frontage to the river
  Create an active corridor along the Way of Light,  
  animating the street with windows and other  
  features
  Develop a strong gateway from the west along  
  Keir Hardie Way with landmark buildings and  
  active frontages
  All buildings should be constructed using high  
  quality, durable materials with the design of the  
  buildings being as robust as reasonably practical
  All buildings should be designed to maximise  
  energy effi ciency, reduce maintenance and have  
  security built into the layout and fabric of the  
  building
  Residential units should seek to maximise the  
  number of entrances on main routes
  All façades of large scale buildings should be 
  designed to a high standard so as to create 
  attractive building elevations and help break up  
  and lessen their visual impacts on their 
  surroundings.

Scale and massing

4.22 In respect of scale and massing, it is a requirement  
 that:

  The density of buildings in Area E should be 
  suitably high, respecting both its historic form  
  and its proximity to the city centre and St Peter’s  
  Metro station, the aim being to create a high  
  density residential environment
  The density of buildings will be lower on Stadium  
  Park although the coverage of the site should be  
  maximised
  Figure 9 sets out indicative building heights for  
  each area of this framework
  The real snow ski slope proposals for Area C will  
  be up to 46 metres in height (Stadium of Light is 
  37 metres high).  Options analysis for the site  
  shows that the scale and massing should have  
  the highest point to the north of Area C (shown  
  in per fi gure 9 Building Heights).  This orientation  
  mitigates negative impacts on the setting of the  
  grade II* listed Monkwearmouth Station, grade II  
  listed Hebron Church and the grade II listed  
  bridges over the River Wear. The scale and 
  massing of Area E must respond to the 
  development scale on Area C and this must be  
  refl ected in the masterplans produced for this  
  site
  Tall buildings (20 metres and above) on Areas D  
  and G should have a slender form punctuating  
  the broad roofscape of the site to allow views in  
  and out of the site across the river
  Along the edge of the river slopes building  
  heights  and the form of buildings should seek to  
  maximise the number of buildings with views  
  over the river valley with the use of terracing of  
  the slope to maximise this. 
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Layout

4.23 In respect of layout, developments should adhere to  
 the following principles:

  The feasibility and viability of retaining the  
  existing grid pattern of development in Area E  
  should be explored
  The Way of Light will form a strong pedestrian  
  boulevard link from the bridge landing point to  
  the new Aquatic Centre
  The layout, together with the boundaries of 
  properties, should help defi ne public and private  
  space
  Ensure a reasonable degree of privacy and adopt  
  separation distances which maintain residential  
  amenity
  Arrange dwellings so as to maximise daylight and  
  sunlight as far as possible.

4.24 The overall layout of Stadium Village should 
 therefore be formulated to ensure that it:

  Is legible and easy to move around
  Makes provision for attractive, lively, safe and 
  accessible public spaces and routes
  Promotes accessibility, permeability and legibility,  
  through ensuring that the different elements 
  connect with each other and are easily navigable 
  Provides a transition from Vaux and the city 
  centre to the Stadium of Light and other major  
  sports and leisure uses with a distinct character  
  arising from the scale, form and design of the  
  buildings.

Gateways, landmarks, views and vistas

4.25  In respect of gateways, landmarks, views and vistas,  
 developments should adhere to the following 
 principles:
  To create a sense of place, a series of gateways  
  and landmarks will be required. In particular, the 
  following will be promoted;

  A strong set of gateway developments on the 
  entrance to Keir Hardie Way;
  A landmark building on the northwestern edge  
  of Area A
  A landmark building on Area G, taking advantage  
  of the prominent position by maximising views  
  over the river and the historic gangway
  A landmark building on Area C, taking advantage  
  of the scale of development functionally required  
  to deliver an indoor ski slope which should be  
  utilised as a key visual statement for Stadium 
  Village
  A strong gateway is required on Area D at the 
  northern landing point of the new river crossing,  
  providing an active entrance into the site
  The Way of Light will be a key visual link, drawing  
  people northwards to the stadium and major  
  sports and leisure facilities and will be enhanced  
  by good enclosure and active frontages between  
  Areas C and E.

Infrastructure, servicing and security

4.26 The following measures are necessary, in order to  
 ensure appropriate servicing and security 
 requirements for developments at Stadium Village:

  Overall, development proposals should promote a  
  sense of security through good natural 
  surveillance and a high quality lighting strategy
  All service areas should be concealed from view  
  and secured by walls and or gates
  Underground services and conduits to all buildings  
  should, wherever possible, be positioned along 
  existing service routes to minimise disruption to 
  existing and future users
  External lighting should be designed as an integral  
  part of the public realm with key sporting and 
  leisure uses, including the stadium, having specifi c 
  lighting strategies that enhance the vitality of the  
  building and space.
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Sustainable development

4.27  In general, all design solutions should strive for 
 environmentally environmently friendly buildings,  
 promoting sustainable energy use and sustainable  
 building techniques and take into account the 
 lifetime cost of the buildings. Development 
 proposals should, therefore:

  Be designed so that their orientation maximises 
  solar gain, to provide protection from prevailing  
  winds and respect the landscape and townscape  
  context
  Residential uses must be audited against the 
  Code for Sustainable Homes and, as a minimum,  
  achieve ratings in line with current Government  
  guidance. All other uses must achieve a BREEAM  
  rating of ‘very good’. The achievement of an  
  ‘excellent’ rating should be explored and, when  
  feasible, this rating should be attained
  Consideration should be given to the use of  
  design materials from renewable sources and  
  should have “low embodied energy”
  Materials should be sourced locally where 
  possible
  Consider low energy solutions and alternative 
  energy solutions
  Consider the opportunity to reduce heating  
  demand by using solar gain principles
  Use daylight or natural light (to minimise artifi cial  
  lighting) through well-designed windows and  
  roof-lights
  Incorporate recycling storage facilities for waste  
  as integral parts of the buildings including 
  potential for composting facilities
  Consider the use of water conserving devices  
  and rainwater recycling as part of the building
  Developments should have a minimum of 10% 
  energy supply from renewables embedded  
  within them. This is a requirement rather than a 
  consideration in accordance with Regional 
  Spatial Strategy
  Consider use of green roofs, habitat creation and  
  incorporation of bird and bat boxes
  Consider measures to reduce fl ood risk on the  
  site through the adoption of the most 
  sustainable methods of urban drainage systems.  
  The use of basins and ponds, fi lter strips and  
  swales and permeable surfaces are encouraged. 
  

Public realm and open space

4.28 A high quality public realm is a key element of the  
 vision for Stadium Village. The public realm should  
 be designed to create a vibrant city. The delivery of  
 the Way of Light is key to upholding the high quality  
 environment and connecting the site to the city  
 centre. Developments should support and enhance  
 the public realm by:

  Extending the public realm (see fi gure 10) through  
  the animation of built frontages and the provision  
  of balconies and roof terraces
  Utilising formal tree planting to soften landscape  
  and create legible markers along key routes
  Creating a lively and animated space to the east  
  of the stadium, producing a multipurpose space  
  that can be used for car parking and events (see  
  fi gure 10)
  Creating a high quality public square around 
  St Peter’s Metro station
  Creating a high quality gateway for the approved  
  high level bridge from the Vaux site (see fi gure  
  10)   
  Integrating public art into the main routes  
  through street furniture and street lighting
  Providing a series of viewing areas at strategic  
  points overlooking the river
  Integrating the historic gangway into the 
  development through the upgrading of the route  
  and linking it to the Way of Light
  Providing young children’s play space as part of  
  the residential environment;
  Enhancing the natural environment along the  
  river corridor, promoting the installation of a  
  footpath to the north of the stadium linking 
  Stadium Park to the river’s edge
  Investigating the opportunity to integrate the 
  Monkwearmouth Station Museum into the public  
  realm improvements at Stadium Village
  Developing and implementing a site-wide 
  interpretation scheme to inform users of the  
  area’s industrial past
  Creating  a pedestrian connection focussed  
  around a mixed use lively street known as the  
  Way of Light, which will provide a direct link 
  between the Stadium and Aquatic Centre,  
  and the city centre via, the proposed high level  
  pedestrian bridge crossing to Vaux



22

Public realm and primary pedestrian routes

Figure 10: Public realm and primary pedestrian routes
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Relationship with surroundings

4.29 Located to the south of Stadium Village, across  
 the River Wear, the Vaux site is a 10ha site with  
 proposals for a mixed-use landmark development.  
 A key edge of centre development, Vaux will be  
 defi ned by a central commercial area comprising 
 bars, restaurants and other public facilities. Views  
 over the city centre and the river are key features  
 of Vaux, as is the provision of a new river crossing  
 to Sheepfolds, connecting Stadium Village to the  
 heart of the city centre.

4.30 Stadium Village will also have a visual relationship  
 with the Farringdon Row development site of 
 approximately 7ha planned as a high quality 
 attractive and sustainable living and working 
 environment. Connected to both the city centre  
 and Vaux, Farringdon Row will deliver up to 450  
 residential units plus a range of commercial 
 opportunities including offi ce development. The  
 development at Farringdon Row will provide an 
 important balance to the development on Stadium  
 Village.

4.31 The successful development of Stadium Village will  
 be critical in creating a mix of dwelling types and  
 tenures focussed around the River Wear and a high  
 quality public space. The development of these sites  
 will lead to the wider regeneration of the area by  
 presenting a new market opportunity, delivering a  
 different product in Sunderland.

4.32 Proximity to the city centre and St Peter’s Riverside  
 Site is a key advantage for the new residential 
 community and commercial and leisure uses that  
 will occupy the site. This proximity, coupled with  
 a mix of uses, will create a new synergy between  
 Stadium Village, St Peter’s Riverside and the city 
 centre. Residents and visitors will be able to take  
 advantage of the employment, retail and cultural  
 opportunities in the surrounding area, whilst           
 Stadium Village will offer leisure and commercial 
 opportunities for those living and working in the city  
 centre and St Peter’s Riverside.

4.33 All development proposals will need to respect  
 the setting of the cWHS as it is possible that
 development in the Stadium Village area could  
 alter the setting of the cWHS. This would need to  
 be assessed on a case-by-case basis in accordance  
 with Policy NA28A in UDP alteration No. 2 and 
 relevant national and regional guidance.

4.34 Development sites B and C must have due regard  
 to the presence of the railway line which is 
 immediately adjacent.  Elevations of buildings facing  
 the Metro/rail line should provide signifi cant visual  
 interest given the gateway status of these sites. 
 Nevertheless the operational requirements of the  
 railway line should also be considered, and 
 developers are advised to contact Network Rail at  
 the earliest opportunity to discuss relevant 
 requirements.

Air noise and water quality

4.35 Development proposals will be assessed in the  
 context of relevant national planning policy and  
 guidance relating to potential impact on air, water  
 and noise quality.  All proposals must demonstrate  
 adherence to the following practice guidelines:

 Environment Agency Pollution Prevention Guidelines  
 - PPG 5 Works and maintenance in or near water  
 (2007), which focuses on minimising surface water  
 run-off during construction and operation of a 
 development.

 CIRIA C650 Environmental good practice on site.
 PPG24 – Planning and Noise 
 PPS23 – Planning and Pollution Control
 Development Control: Planning for Air Quality NSCA  

 (2006)

 These issues should be dealt with through both the  
 Environmental statement and Construction 
 Environment management Plan
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5.0 Phasing

Introduction

5.1 The strategic nature of the site and complex land  
 assembly issues require a phased approach to the  
 delivery of both residential and commercial/leisure 
 development.  This phasing will to some extent be  
 driven by market forces, however at this stage it is  
 anticipated that early development will focus on  
 Areas A, C and G.

5.2  Generally it is considered that Areas B, D, E and F  
 would form later phases due to complex land 
 assembly issues and the need for earlier phases to  
 change the character of the area to act as a catalyst  
 for further development. Area H and I could happen  
 at any time. 

Building sustainable communities
 
5.3  For the successful delivery of the residential 
 community it is important that development is 
 carried out in a logical, phased manner. It is also 
 important that new housing helps to change the  
 character and perception of the site whilst 
 promoting easy and safe movement. The 
 development of new housing along the river 
 frontage will help deliver the change in perception.

5.4  It is important that the phasing strategy ensures  
 that the new community is fully integrated into the  
 existing and planned new social infrastructure. 
 Connections to St Peter’s Metro station, the city  
 centre and the new facilities at Vaux will be 
 enhanced through new and improved infrastructure.

Managing housing supply

5.5  PPS3 confi rms that local authorities should manage  
 the release of sites for housing development over  
 the lifetime of the Development Plan in order to  
 control the pattern and speed of urban growth, and  
 to ensure that the required new infrastructure is  

 coordinated with new development. In order to  
 ensure that any housing market renewal or 
 regeneration strategies in Sunderland are not put at
 risk, the City Council is, therefore, committed to  
 carefully planning, monitoring and managing the  
 supply of new housing.

Prematurity

5.6  Given the need to deliver a comprehensive 
 regeneration of the Central Sunderland area, the  
 delivery of housing should refl ect the phasing as set  
 out in Alteration No. 2.
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6.0 Delivery and implementation

Delivery vehicle

6.1 This document sets a broad framework for the  
 redevelopment of the Stadium Park and Sheepfolds  
 comprehensive development sites. Developers  
 should take note of the key principles that are  
 contained within this framework, and ensure that  
 they are fully refl ected in all subsequent planning  
 applications for development in this area. This
 development framework is central to the delivery  
 of the City Council and Sunderland arc’s vision for  
 the redevelopment of Stadium Village and its 
 contribution to the redevelopment of Central 
 Sunderland, as outlined in Alteration No. 2 and
 Sunderland arc’s Business Plan.

6.2  This development framework gives specifi c 
 guidance in relation to the form, use, nature and  
 quality of development as well as outlining a realistic  
 approach to phasing. This will ensure that a high  
 quality development is delivered, capable of raising  
 the profi le of Central Sunderland and assisting in 
 realising the economic renaissance of the city as a  
 whole. It also provides the link to and expands  
 upon the overarching provisions of the relevant 
 policies in Alteration No. 2 to the Sunderland UDP.

Masterplan

6.3  As set out in policies NA3A.1 and NA3A.2 a   
 comprehensive masterplan is to be prepared to  
 cover both Stadium Park and Sheepfolds in order  
 to ensure the integration of these sites.  During the 
 preparation of this development framework it has  
 become clear that the site will be brought forward  
 on a phased basis and by a number of different  
 developers. In light of this it is considered that a high  
 level masterplan for the whole of Stadium Village  
 would need to be prepared, however, as each phase  
 progresses a more detailed masterplan of that  
 phase and the areas immediately adjacent would  
 need to be prepared to ensure that phase’s 
 relationship with its surroundings are properly 
 considered. This must be approved by the City  
 Council before planning permission is granted for a  
 particular scheme.

Planning application requirements

6.4  Additional guidance in respect of the indoor ski  
 centre has been produced which is intended to  
 capture the relevant issues a developer would need  
 to consider in working up a successful application  
 for planning permission.  This guidance is included  
 at Appendix 2.  

6.5 Planning applications which come forward pursuant  
 to this development framework are to be 
 accompanied by documentation which fully 
 assesses the implications of the development upon  
 the physical, historic and natural environment.  
 Developers are encouraged to engage in 
 pre-application discussions with the City Council to  
 resolve any issues prior to submission. For town 
 centre uses, proposals will be required to be 
 assessed against policy S2A of Alteration No. 2 (see  
 Appendix 2).

6.6 It is recommended that a request for an 
 Environmental Impact Assessment Screening  
 Opinion(s) be submitted by applicants to the City  
 Council prior to the submission of planning 
 applications for development. Pursuant to any
 request, where the City Council confi rms that the  
 proposal warrants such assessment, an 
 Environmental Statement will be prepared in 
 accordance with the Town and Country Planning  
 (Environmental Impact Assessment) (England and  
 Wales) Regulations 1999.

In preparing planning applications for sites within the 
Stadium Village area, the applicant should have regard to 
the Tyne and Wear Planning Application Validation Check-
list. Prior to its preparation, applicants are recommended 
to consult with the City Council, and agree the range and 
scope of documents that are required to accompany a 
planning application. As a minimum, the following 
documents should be provided:
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 A Design and Access Statement indicating how the  
 proposal fulfi ls the requirements of this framework

 Heritage Statement
 A Transportation Assessment and Travel Plan
 A Sustainability Statement including energy 

 assessment and renewable study
 A Consultation Statement
 A Noise Assessment
 A Preliminary Risk Assessment should be submitted  

 with the planning application to consider risks of  
 contaminated land on a site by site basis in 
 accordance with PPS23

 A site investigation report to assess ground stability  
 and the potential for mine gas in accordance with  
 PPG 14

 Landscape design strategy
 A Health Impact Assessment.

Design and Access Statement

6.7  In accordance with government guidance, a 
 Design and Access Statement is required to 
 accompany most new planning applications. The  
 purpose of Design and Access Statements is to  
 describe and illustrate the design principles behind a  
 proposal and to explain how the proposed design  
 solution has been informed by the key principles of  
 good design. Design and Access Statements   
 for development within Stadium Village should  
 set out the way in which a development will 
 contribute towards meeting the requirements of  
 current policy, frameworks and guidance, including  
 this development framework. In particular, the  
 Design and Access Statement should clearly 
 demonstrate that the development proposal has  
 had regard to the design principles set out in  
 Section 4. All Design and Access Statements should  
 be prepared in line with the City Council’s Design  
 and Access Statement Supplementary Planning  
 Document. Further advice can be provided by the  
 City Council on request or through pre-application  
 discussions.

Heritage Statement

6.8  For applications that involve the physical alteration  
 of historic buildings/structures or changes to the  
 setting of listed buildings, conservation areas or  
 the candidate World Heritage Site, a written Heritage  
 Statement will be required. The Tyne and Wear  

 Planning Application Validation Checklist includes a  
 good guide to what should be within a Heritage 
 Statement. This should include plans showing  
 historic buildings/structures that may be affected  
 by the development (both within and outside of the  
 application site) including listed buildings, and an  
 analysis of the signifi cance of affected building(s)/  
 structure(s). The Heritage Statement should   
 clearly articulate the design principles for the
 proposed development and provide justifi cation 
 for their impact on the special character of the  
 listed building or structure and its setting.  The
 Heritage Statement must set out how the 
 development will respond to the physical fabric 
 and/ or setting of the affected building(s). The scope  
 and detail of the Heritage Statement will vary 
 according to the particular circumstances of each  
 application. Applicants are strongly advised to 
 discuss proposals with a planning offi cer and a  
 conservation offi cer before any application is made.  
 The council may ask other relevant parties such as  
 English Heritage to join these discussions.  A full  
 archaeological desk-based assessment will also be  
 required.  Further advice can be obtained from   
 English Heritage’s ‘A Charter for English Heritage  
 Advisory Services’ and the joint English Heritage and  
 CABE guidance ‘Building in Context’ available from  
 the following web link:
 www.english-heritage.org.uk  

Transport Assessment

6.9  In accordance with UDP Alteration policy T2A, 
 Transport Assessments should accompany 
 planning applications for development proposals  
 at Stadium Village. These should illustrate 
 accessibility to the site by all modes, and provide  
 details of measures to improve accessibility by  
 public transport, walking and cycling. The Transport 
 Assessment should also investigate the travel needs  
 of specifi c developments and balance the likely  
 demand for car parking provision with aims to 
 encourage alternative modes of transport to the  
 private car.

6.10 Consideration will be given to the impact of   
 developments on the Strategic Road Network  
 (SRN).  If appropriate, proposals which create   
 signifi cant impact will be subject to consultation  
 with the Highway’s Agency. 
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6.11 In order to provide a comprehensive approach to  
 sustainable transport, Travel Plans should also be  
 prepared for all development proposals. These will  
 include site specifi c modal split targets and set  
 measurable objectives to be implemented.

Pre-application discussions

6.12 Pre-application discussions are encouraged to  
 resolve any issues arising from this guidance or  
 through the Alteration No. 2 policies. 
 Developers are encouraged to engage in positive  
 dialogue with the City Council throughout the 
 pre-application process.  Developers should also
 consider pre-application consultations with other  
 relevant stakeholders such as English Heritage and  
 the Highways Agency.

Consultation Statement

6.13 Applications should be accompanied by a 
 Consultation Statement, which sets out the 
 methods and nature of pre-application consultation  
 with residents and stakeholders. The Consultation  
 Statement should set out how the methods 
 employed comply with the provisions of the 
 Council’s Statement of Community Involvement  
 (SCI).

Environmental Statement

6.14  Once the need and scope for EIA has been 
 determined and the assessments carried out, 
 developers should produce an Environmental 
 Statement.  The Environmental Statement should  
 include:
 

1. Description of the development including - physical  
 characteristics of the whole development and the  
 land use during construction/ operation
 a   Description of the main characteristics of the     
  production process, for instance nature and   
         quantity of the material used
    b  An estimate, by type and quantity, of expected  
  residues and emissions (water, air and soil 
  pollution, noise, vibration, light, heat radiation,  
  etc) resulting from the operation of the proposed  
  development

 2.  An outline of the main alternatives studied by  
 the applicant or appellant and an indication of the  
 main reasons for his choice, taking into account the  
 environmental effects.
3  A description of the aspects of the environment  
 likely to be signifi cantly affected by the 
 development, including, in particular, population,  
 fauna, fl ora, soil, water, air, climatic factors, 
 material assets, including the architectural and ar 
 chaeological heritage, landscape and the 
 interrelationship between the above factors.  
 4. A description of the likely signifi cant effects of the  
 development on the environment, which  should  
 cover the direct effects and any indirect, secondary,  
 cumulative, short, medium and long-term, 
 permanent and temporary, positive and negative  
 effects of the development, resulting from:
           a. the existence of the development;
           b. the use of natural resources
           c. the emission of pollutants, the creation of 
  nuisances and the elimination of waste, and the  
  description by the applicant of the forecasting  
  methods used to assess the effects on the
  environment.
5.  A description of the measures envisaged to prevent,  
 reduce and where possible offset any signifi cant  
 adverse effects on the environment.
6.  A non-technical summary 
7.  An indication of any diffi culties encountered by the  
 applicant in compiling the required  information.

Ecological Survey and mitigation Report

6.15 Development on Stadium Village may affect the 
 Wearmouth Colliery Site of Nature Conservation 
 Interest. (SNCI).  Therefore an ecological survey  
 assessment and mitigation report must be 
 submitted alongside any planning application.  
 The report should be undertaken by a suitably 
 qualifi ed professional, in accordance with good 
 practice guidelines. http://www.ieem.org.uk/survey- 
 sources/index.html
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Flood Risk Statement

6.16  A statement should be produced detailing how the  
 development at Stadium Village will reduce the risk  
 of fl ooding downstream of the site. The 
 development site is not at risk from fl ooding given  
 its elevated position above the Wear. Opportunities  
 to reduce peak fl ows in surface run-off should be  
 explored, through natural means where possible.

Construction Environment Management Plan

6.17 Developers should submit a Construction 
 Environment Management Plan to reduce the risk  
 of pollution.  The plan should include specifi c  
 measures that will be taken to control and manage  
 environmental impacts that may occur including  
 those relating to noise, air quality, water resources  
 and ecology.  In addition a description of planned  
 works and general site arrangements should be  
 included in the construction environmental 
 management plan.

Developer contributions

6.18  Developers will be encouraged to engage with  
 Sunderland City Council at an early stage to 
 negotiate the need for planning obligations 
 under Section 106 of the Town and Country 
 Planning Act 1990 (as amended). Planning 
 obligations that benefi t the sustainability of the 
 proposed scheme will be discussed, including any  
 necessary infrastructure requirements. A Developer  
 Contributions Guidance Note will be prepared to  
 provide clarity over the likely nature and quantum of  
 contributions and this guidance will be reviewed  
 regularly.

Role of Sunderland arc

6.19  It is envisaged that Sunderland arc will play a lead  
 role in delivering the comprehensive development  
 of Stadium Village.

6.20  Stadium Village is identifi ed as a priority one site in  
 Sunderland arc’s Business Plan, highlighting the  
 strategic importance of the development and the 

 level of commitment to achieving the vision and  
 objectives set out in this development framework.  
 Sunderland arc will facilitate the delivery of this  
 development framework by undertaking   
 focussed land assembly where it is required in  
 order to deliver key phases, engaging in joint  
 ventures with both public sector partners and the  
 private sector and engaging with the private sector  
 to ensure the successful delivery of the vision and  
 objectives for Stadium Village.

6.21  As Stadium Village is developed, Sunderland  
 arc’s involvement with the area will diminish over  
 the course of time. The City Council and Sunderland  
 arc will continue to monitor the build out of the  
 development until the completion of the fi nal phase,  
 ensuring that the standards laid out in this 
 development framework are achieved.

Next stages

6.22  Development of Stadium Village will take place over  
 the next 10-15 years, and this development 
 framework provides a robust framework that can  
 respond to changes in the market and the delivery  
 of housing on other arc sites over the next 10 years.  
 It will be appropriate to review this development  
 framework in the interim period to respond to these  
 emerging trends and circumstances.

6.23  Where land ownership presents a constraint to the  
 implementation of the comprehensive development  
 framework, compulsory purchase powers may be  
 used to secure the proper phasing and building out  
 of the site.

Review

6.24  Given the timescale for the development of 
 Stadium Village there is a need for the 
 development framework to be periodically 
 reviewed, at least every three years, or more often  
 if circumstances dictate. This will allow 
 amendments to be made to refl ect future changes  
 in national or regional planning guidance, local 
 planning, economic and regeneration objectives  
 relevant to Sunderland and the wider north-east  
 region.
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Appendix 1.0 Policy context
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National policy guidance

National planning policy is produced in the form of 
planning policy statements (PPS and PPG’s) that set out 
the national policy position by type. Relevant national 
guidance includes:

   PPS1 Delivering Sustainable Development (2005)
 Planning Policy Statement: Planning and Climate  

  Change (Supplement to PPS1)
  PPS3 Housing (2006)
 PPS 4 Planning for Sustainable Economic Growth  

  (2009)
  PPS9 Biodiversity and Geological Conservation  

  (2005)
 PPS11 Regional Spatial Strategies (2004)
  PPS12 Local Development Frameworks (2004)
 PPG13 Transport (2001)
  PPG14  Development on Unstable Land (1990)

  - MPG7 (Mineral Planning Guidance): Reclamation  
  of Mineral Workings (1996)

 PPG15 Planning and the Historic Environment  
  (1994)
  PPG16 Archaeology and Planning (1990)
  PPG 17 Open Space, Sport and Recreation   

  (2002)
 PPS 23 Planning and Polution Control (2004)
  PPG 24 Planning and Noise (1994)
  PPS25 Development and Flood risk (2006)
  Sport England Technical Design Guidance Notes.

Developers should have regard to any other relevant 
future national planning policy and guidance.

Planning Policy Statements (PPS) set out the 
Government’s national policies on different aspects
of land use planning in England. 

PPS1 Delivering Sustainable Development
PPS 1 sets out the overarching planning policies on the 
delivery of sustainable development through the  
planning system. The statement calls for an integrated 
approach to policy in development plans, carefully 
considering the interrelationship between social inclusion, 
protecting and enhancing the environment, the prudent 
use of natural resources and economic development.

The statement outlines the main spatial policies calling for 
a focus on development that attracts a large number of 
people, especially retail, leisure and offi ce development, 
in existing centres to promote their vitality and viability, 
social inclusion and more sustainable patterns of 
development. Reducing the need to travel and 
encouraging accessible public transport provision to 
secure more sustainable  patterns of transport 
development is key, as is the need to promote the more 
effi cient use of land through higher density, mixed use 
development and the use of suitably located previously 
developed land and buildings.

The delivery of high quality and inclusive design should 
create well-mixed and integrated  developments which 
avoid segregation and have well-planned public spaces 
that bring people together and provide opportunities for 
physical activity and recreation. It means ensuring a place  
will function well and adds to the overall character and 
quality of the area, not just for the short term but over 
the lifetime of the development. This requires carefully 
planned, high quality buildings and spaces that support 
the effi cient use of resources. 

Although visual appearance and the architecture of  
individual buildings are clearly factors in achieving these 
objectives, securing high quality and inclusive design goes 
far beyond aesthetic consideration.



Planning Policy Statement: Planning and Climate 
Change 
The PPS on climate change supplements PPS1 by setting 
out how planning should - in providing for new homes, 
jobs and infrastructure - contribute towards shaping 
places with lower carbon emissions which are resilient to 
climate change. The PPS sets out key objectives to guide 
Local Authorities when preparing spatial strategies as well 
as key principles to be adhered to when determining 
planning applications.

Development is encouraged that:

   Takes advantage of opportunities to make use of  
  decentralised, low carbon or renewable 
  technologies
  Is distributed located and designed so as to 
  minimise carbon emissions 
  Encourages the fullest use of sustainable 
  transportation for moving freight, public 
  transport, cycling and walking and overall 
  reduces the need to travel especially by car 
  Minimises vulnerability to the inevitable changing  
  climate
  Conserves and enhances biodiversity
  Responds to the concerns of business and 
  encourages competitiveness and technological 
  innovation in mitigating and adapting to climate  
  change.

PPS3 Housing 
PPS3, published in 2006, was the Government’s response 
to recommendations in the Barker Review of Housing 
Supply in March 2004. The policy document sets out 
Government housing objectives and the requirements of 
the planning system. The emphasis of the document is  
on the national commitment to improve affordability  
and supply of housing in all communities. PPS3 states 
that the planning system should deliver:

  A mix of market and affordable housing,   
  particularly a mix of tenure and price to support a  
  wider variety of households
  A suffi cient quantity of housing, taking into  
  account market need and demand
  Create sustainable, inclusive, mixed communities  
  in all areas. Housing developments should be in a
     suitable location with access to services,   
  employment and infrastructure
  Developments that make an effective use of the  
  land including the reuse of previously developed  
  land. The government has set a national annual  
  target of 60% of all new housing to be developed  
  on previously developed land. Underpinning  
  these objectives is the need to achieve a high  
  standard of design in order to create attractive,  
  high quality living environments in which people  
  will choose to live.

Local planning authorities should develop a shared vision 
with their local communities of the type of residential 
environments they wish to see and develop plans and 
policies aimed at:

 (a)  Creating places, streets and spaces which meet  
  the needs of people, which are attractive, have  
  their own distinctive identity, and positively  
  improve local character
 (b)  Promoting designs and layouts that are inclusive,  
  safe, take account of public health, crime   
  prevention and community safety, ensure  
  adequate natural surveillance and make space  
  for water where there is fl ood risk.
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PPS4 Planning for Sustainable Economic Growth  

PPS4 has consolidated town centre and retail policies 
contained within PPS6 and policies on economic 
development in urban and rural areas in PPG4, PPG5, and 
PPS7 through a streamlined single policy statement.  

The document reinforces policy set out within PPS6 
through adopting a ‘town centre’ fi rst policy approach 
requiring main ‘town centre’ uses including retail, leisure, 
offi ce and cultural developments to be located within 
existing centres. 

There remains a focus on a plan led approach and the 
need to base local and regional planning policies on a 
robust evidence base.  Corresponding with PPS6, a needs 
based assessment identifying the requirements for land 
and fl oorspace for all town centre uses has been retained 
when preparing planning policies.

In determining planning applications there has been a 
shift of emphasis from a needs based assessment to one 
based upon impact.  

Proposals not located in a local centre and not in 
accordance with an up to date development plan must 
satisfy the sequential approach and demonstrate no 
signifi cant adverse impact, based on a revised impact 
assessment, before the positive and negative impacts and 
other material considerations are assessed.

The document aims to promote competition and provide 
a diverse range of consumer choice.  However, whilst the 
advice of the Competition Commission of incorporating 
a ‘competition test,’ within the planning system was 
acknowledged by Government, this will be dealt with 
separately in due course.

Further information on the Sequential Test can be found 
in Appendix 2 

PPS9 Biodiversity and Geological Conservation

PPS 9, published in 2005 sets out planning policies on 
the protection of biodiversity and geological conservation 
through the planning system.   

Six key principles that need to be followed in ensuring 
that biodiversity and geological conservation, and the 
potential impacts of development, are fully considered 
during the planning process include:

 (i) Development plan policies and planning   
  decisions should be based upon up-to-date  
  information about the environmental   
  characteristics of their areas. 
 (ii) Plan policies on the form and location of   
  development should take a strategic approach  
  to the conservation, enhancement and   
  restoration of biodiversity and geology
 (iii) Plan policies on the form and location of   
  development should take a strategic approach  
  to the conservation, enhancement and   
  restoration of biodiversity and geology
 (iv) Plan policies should promote opportunities for  
  the incorporation of benefi cial biodiversity and  
  geological features within the design of   
  development
 (v) Development proposals where the principle  
  objective is to conserve or enhance biodiversity  
  and geological conservation interests should be  
  permitted
 (vi) The aim of planning decisions should be to  
  prevent  harm to biodiversity and geological  
  conservation interests.  

Circular 06/2005 was also produced to accompany  
PPS9, expanding upon the guidance and explaining 
legislation relating to biodiversity and planning.  There is 
also a good practice guide Planning for Biodiversity and 
Geological Conservation: A Guide to Good Practice.



66

PPS11 Regional Spatial Strategies
Part 1 of the Planning and Compulsory Purchase Act
strengthens the role and importance of regional  
planning. It replaces Regional Planning Guidance (RPG) 
with statutory Regional Spatial Strategies (RSS). PPS11 
sets out the procedural policy on the nature of these 
RSS and focuses on  what should happen in preparing 
revisions to them. The PPS explains how this relates to the 
Act and associated regulations. 

The policies set out in PPS11 are aimed at Regional  
Planning Bodies in the preparation of revisions to RSS.

The revised RSS for the North East (The North East of 
England Plan 2021) was published on 15 July 2008. The
provisions of this document can be found in the regional 
policy section below.

PPS12 Local Development Frameworks
The PPS explains what local spatial planning is and how it 
benefi ts communities. It also sets out what the key 
ingredients of local spatial plans are and the key 
government policies on how they should be prepared. It 
should be taken into account by local planning 
authorities when preparing development plan documents 
and other local development documents.

The Stadium Village Development framework SPD has 
been informed by the provisions of PPS12.

PPG13 Transport
PPG13 stresses the importance of actively managing 
the pattern of urban growth to make the fullest use of 
public transport whilst making it easier for people to cycle 
and walk to facilities. Major generators of travel demand 
should be located in city centres and near to public 
transport.

There is a need to use parking policies, alongside other 
planning and transport measures, to promote   
sustainable transport choices and reduce reliance  on 
the car for work and other journeys. Developments 
involving leisure, tourism and recreation which generate 
large amounts of travel should accord with the advice 
contained in this guidance.

Reducing the amount of car parking in new development 
(and in the expansion and change of use in existing 
development) is essential, as part of a package of 
planning and transport measures, to promote sustainable 
travel choices.

PPG14 Development on Unstable Land
PPG14 highlights the importance of ensuring that due
care and attention is paid to land which has previously 
been used for mining or other industrial purposes before 
being redeveloped for alternative appropriate land uses.  
The policy document does not set out in general to
prevent  development but to ensure that development is  
suitable and that the physical constraints on the land are 
taken into account at all stages of planning.  
 

It is of critical importance that stability of land is   
considered at all stages of the planning process, from
the production of the Supplementary Planning Documents 
through to the application stage. The responsibility for 
determining the extent and effects of such constraints 
remains that of the developer.

MPG7 Reclamation of Mineral Workings
Mineral Planning Guidance note 7 (MPG7) provides  
guidance on relevant policies, consultations and 
conditions in relation to effective reclamation of mineral 
workings and their potential contribution to sustainable 
development. The policy document should be read in 
conjunction with Mineral Planning Guidance (MPG) 1, 
MPG2, MPG4, MPG9 and  MPG14. MPG7 emphasises the 
importance of reclaiming land formerly used for mineral 
extraction at the earliest possible opportunity to a suitable 
standard.  Restoration and aftercare should provide  
the means to maintain or, in some circumstances,   
even enhance the long-term quality of land and   
landscapes taken for mineral extraction.

PPG15 Planning and the Historic Environment
Planning Policy Guidance 15 (PPG15) provides a full  
statement of Government policies for the  identifi cation 
and protection of historic buildings, conservation areas 
and other elements of the historic environment.

The importance of protecting the nation’s cultural   
heritage and historic environment is emphasised with 
regard to its contribution towards our national identity, 
formal education, leisure and recreation and quality of life.
The PPG promotes the value of enhancing familiar and 
cherished local scenes in sustaining the sense of local 
distinctiveness. 
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The PPG sets out the need for development plans  
to contain conservation policies to protect historic 
structures and also encourage the satisfactory reuse 
of neglected historic buildings. Further detail on 
conservation issues such as the treatment of particular 
historic buildings or areas is encouraged through the 
preparation of supplementary planning guidance.

Considerable importance is placed on the need for early 
consultation with the Local Planning Authority on 
development proposals which would affect historic sites 
and structures. There is likely to be much more scope 
for refi nement and revision of proposals if consultation 
takes place before intentions become fi rm and timescales 
infl exible. Local planning authorities are also urged to 
ensure that they have appropriately qualifi ed specialist  
advice on any development which, by its character or 
location, might be held to have an adverse effect on any 
sites or structures of the historic environment.

Whilst there is much focus on the conservation of 
individual historic buildings, the PPG encourages old 
buildings to be ‘woven into the fabric of the living and 
working community’ rather than set apart or isolated. 
The PPG here stresses the importance of the careful 
design of new buildings which respect their setting, follow 
fundamental architectural principles of scale, height, 
massing and alignment, and use appropriate materials. 

PPG16 Archaeology and Planning
PPG16 sets out the Secretary of State’s policy on   
archaeological remains on land, and how they should be 
preserved or recorded both in an urban setting and in the 
countryside. It gives advice on the handling of 
archaeological remains and discoveries under the 
development plan and control systems, including the 
weight to be given to them in planning decisions and the 
use of planning conditions.

Developers and local authorities should take into account 
archaeological considerations and deal with them from 
the beginning of the development control process. 
Accordingly the PPG stresses the  importance of liason 
between developer and planning authority at an early 
stage. Prospective developers are also encouraged in all 
cases to include as part of their research into the 
development potential of a site, which they undertake 
before making a planning application, an initial 
assessment of whether the site is known or likely to 
contain archaeological remains.

Where nationally important archaeological remains are 
affected by proposed development there should be a 
presumption in favour of their physical preservation in 
situ i.e. a presumption against proposals which would 
involve signifi cant alteration or cause damage, or which 
would have a signifi cant impact on the setting of visible 
remains. The case for the preservation of archaeological 
remains must, however, be assessed on its individual 
merits, taking into account the archaeological policies in 
detailed development plans, together with all other 
relevant policies and material considerations, including 
the intrinsic importance of the remains and weighing 
these against the need for the proposed development.
Where nationally important archaeological remains are 
affected by proposed development there should be a 
presumption in favour of their physical preservation in situ 
i.e. a presumption against proposals which would involve 
signifi cant alteration or cause damage, or which would 
have a signifi cant impact on the setting of visible remains.  

Draft PPS15 Planning for the Historic Environment
A draft PPS15 is currently being prepared.  This Policy 
Statement will be subject to consultation prior to 
adoption and will update planning policy affecting 
archaeology, historic areas, buildings and landscapes.  
Once fi nalised, it will replace PPG15 and PPG16.  

PPG 17 Open Space, Sport and Recreation
PPG17 sets out the government’s planning policies for 
sport and recreation facilities. The PPG sets out the 
importance of locating major facilities in accessible 
locations, close to public transport links, using previously 
used land where possible. The impact that new facilities 
can have on social inclusion and health and well-being 
need to be assessed, with positive impacts maximised.  If 
possible, major recreation uses should be located on sites 
where they can contribute to the vitality and viability of 
town centres. The policy states that leisure uses which 
offer signifi cant elements of entertainment, or retail, 
should be located in highly accessible locations in or ad-
jacent to city centres, with the vitality and viability of the 
centres protected. 
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PPS 23 Planning and Polution Control
PPS23 provides planning policy in relation to pollution 
control and the management of contaminated land, 
which should be taken into account when considering 
proposals for development. The document is 
supplemented by two annexes: Pollution Control, Air and 
Water Quality; and Development on Land Affected by 
Contamination. 

The aim of the policy statement is to ensure the 
sustainable and benefi cial use of land (and re-use of 
previously developed land in preference to greenfi eld 
sites).  Wherever possible opportunities should be taken 
in using the planning process to assist and encourage the 
remediation of land which has been affected by 
contamination. 

PPG24 Planning and Noise
PPG24 provides guidance on the use of planning powers 
to minimise the adverse impact of noise. The planning 
system should ensure that, wherever practicable, 
noise-sensitive developments are separated from major 
sources of noise. Careful  assessment will be required 
when the local planning authority considers individual 
applications for development.

Where it is not possible to achieve a suitable separation 
of land uses, local planning authorities should consider 
whether it is practicable to control or reduce noise levels, 
or to mitigate the impact of noise, through the use of 
conditions or planning obligations.

PPS25 Development and Flood Risk
PPS25 sets out the Government’s policy in relation to 
fl ood risk. Its aims are to ensure that fl ood risk is taken 
into account at all stages in the planning process to avoid 
inappropriate development in areas at risk of fl ooding, 
and to direct development away from areas of highest 
risk. 

Sport England Design Guidance Notes

Sport England has produced a range of Design Guidance 
Notes, which provide generic best practice design advice 
and requirements for sport-related building types and 

different sporting activities.
These Guidance Notes cover a range of sporting activities 
and include design guidance for major sporting facilities 
such as sports halls and swimming pools.  The Design 
Guidance Notes also include Sport England’s Active 
Design Guidance Note. This document provides guidance 
on the masterplan of new development and promotes 
the design of new environments that offer opportunities 
for communities to be naturally active as part of their  
daily life.

English Heritage/Cabe 2007
Guidance on Tall Buildings

The practice note provides guidance for professionals 
involved with development schemes for tall buildings. As 
cities and their skyline evolve upwards, it is vital that tall 
buildings are properly planned and that proposals are 
informed by a clear long-term vision.

It is recognised that tall buildings have an impact on 
their context that is far wider than most other types of 
buildings but also the document acknowledges that 
in the appropriate location a tall building of excellent 
design, which incorporates a range of environmentally 
sustainable measures, can enhance the qualities of its 
immediate location and wider setting thereby offering 
the potential to act as a beacon for regeneration and 
stimulating further investment.  

Regional Strategy

The Regional Spatial Strategy (RSS) for the North  
East of England

The Regional Spatial Strategy (RSS) for the North East 
of England (The North East of England Plan 2021) is 
part of the statutory Development Plan as described 
in the Planning and Compulsory Purchase Act 2004. 
The North East of England Plan 2021 was published on 
15th July 2008 and provides a consistent framework 
for new development across the North East. The 
strategies provide frameworks for determining planning 
applications,     



69

as well as for preparing both Local Development 
Documents and Local Transport Plans. It contains policies 
on housing, transport and business development.  It  
also includes policies on the environment, going   
beyond land use and covering issues such as quality  
of life and sustainable development.
There are a number of policies within the RSS which are 
of particular relevance to development at  Stadium Village.
Regional Spatial Strategy Policy 8 Protecting and 
Enhancing the Environment 

Policy 8  – Protecting and Enhancing the Environment 

The policy aims to promote high quality design that is 
sympathetic to its surroundings and seeks to conserve 
and enhance historic buildings, structures, monuments, 
areas and landscapes.

Other objectives set out within the policy include the 
protection of the regions nationally and internationally 
important sites for biodiversity and geodiversity; 
identifying and protecting important woodlands and 
forests; paying due regard to the needs of the aquatic and 
marine environment; and encouraging and supporting 
green infrastructure.  

Policy 9 – Tyne and Wear City Region

In promoting the polycentric development of the Tyne 
and Wear City Region, Policy 9 of the RSS  identifi es the 
River Wear corridor in Central Sunderland as a priority 
regeneration area. Economic development is to be 
focused in Sunderland City Centre with new knowledge- 
based Small Medium Enterprise accommodation and  
offi ces within and adjacent to Sunderland City Centre. In 
order to promote sustainable communities the majority 
of new retail and leisure development is to be located in 
the centre of Sunderland.

Policy 13 – Brownfi eld mixed-use locations

Policy 13 of the RSS identifi es Central Sunderland as 
a regional brownfi eld mixed-use location suitable for 
major mixed-use regeneration projects. Any employment 
element of development within these brownfi eld mixed 
use locations should give consideration to policy 18 
(General Employment Land Allocation) of the RSS.  
Policy 13 sets a number of criteria for new development 
including:

  The preparation of a detailed masterplan for each  
   site

 The adoption of an appropriate phasing and   
   monitoring framework so that any housing   
   development does not exceed the local authority’s  
   housing provision
 The need to ensure that the adjacent town centre is  

   not adversely affected by the development of any  
   town centre uses on the site
 The promotion of high levels of public transport  

   walking and cycling particularly through the   
   development of workplace travel plans
 The need to secure improvements to the strategic  

   and local road network to accommodate any   
   increased traffi c generation as a result of the   
   development
  The need to maximise employment opportunities  

   for residents, particularly these from more deprived  
   wards
  The coordination of utilities infrastructure with new  

   development
 The protection and enhancement of environmental,  

   historic and resource assets.

Policy 16 – Culture and tourism

Policy 16 states that strategies, plans and programmes, 
and planning proposals should promote culture and 
tourism, including provision for sport and leisure and the 
resources which support these. Key principles include: 

 Improving the fi rst impressions gained by visitors  
   arriving and passing through the region, including      
    supporting environmental improvements to   
   gateways and transport corridors
 Ensuring that the development of culture, sports,  

   leisure, recreation and tourist facilities and   
   attractions protects, invests in, enhances and 
   maintains the region’s natural, built and heritage  
   environments, and that adverse effects on   
   internationally designated nature conservation  
   sites are avoided or mitigated
 Ensuring that the planning and development of  

   cultural, sports, leisure, recreation and tourism  
   facilities of regional or sub-regional signifi cance is 
   taken forward in a coordinated way, including  
   working across local authority boundaries
 Encouraging cultural, sports, leisure, recreation  

   and tourism developments that benefi t the local  
   economy, people and environment without   
   diminishing the attractiveness of the place   
   visited
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 Ensuring that the identifi cation and development  
   of cultural, sports, leisure, recreation and tourist  
   facilities is guided by the principles of sustainability  
   and information on market demand, including  
   maximising opportunities to travel by means other  
   than the private car
  Ensuring that all major cultural, sports, leisure,  

 recreation and tourism attractions and services are  
 accessible by a range of transport modes to improve  
 links to develop the region as an integrated visitor  
 destination
  Encouraging the creation of concentrations of  

 cultural, sports, leisure, recreation and tourism
    related development within sustainable locations to  
 contribute to wider regeneration objectives.

Policy 27 – Out-of-centre leisure developments

Policy 27 states that proposed regional and sub-regional 
leisure developments will need to be considered and 
justifi ed through the sequential approach (policy 4) 
and locational strategy (policy 6) of the RSS. Local 
Development Frameworks should ensure that leisure 
developments are of an appropriate scale in relation to 
nearby settlements and should not make provision for 
new out-of-centre leisure developments unless there are  
demonstrable benefi ts that would contribute to the  
sustainable growth of the local economy.

However the RSS also acknowledges that the size,  
function and nature of major leisure facilities may require 
land to be made available outside city centres.  In this 
case these functions will need to  be considered and fully 
justifi ed through the sequential approach and locational 
strategy as part of the production of Local Development  
Frameworks. 

Policy 28 – Gross and net dwelling provision

Policy 28 indicates net dwelling provision for the period 
2004 – 2021. It is recommended that Sunderland 
provides an average of 880 dwellings per annum with 
an average of 700 between 2004-2011, 940 between 
2011-2016 and 1,070 between 2016-21.  In accordance 
with PPS3 the re-use of previously developed land is 
promoted.  A regional target of 70% was set for 2008 
increasing to 75% by 2016.

Policy 32 – Historic Environment

The policy seeks to promote strategies, plans and 
programmes, which conserve and enhance the historic 
environment of the region.

The policy emphasises the importance of understanding 
the signifi cance and vulnerability of heritage assets 
and their contribution to the local environment.  The 
refurbishment and re-use of disused or under-used 
buildings and preservation of archaeological sites is 
encouraged as well the need to recognise opportunities 
for heritage led regeneration. 

Policy 54 - Parking and travel plans

Policy 54 of RSS states that planning proposals should:

  Seek to minimise parking provision for non-  
 residential developments, linked to coordinated  
 proposals for public transport and accessibility  
 improvements and demand management
 Ensure that travel plans are prepared for all major  

 development proposals that will generate signifi cant 
    additional journeys. Travel Plans should seek to 
 maximise travel by public transport, cycling, walking  
 and car sharing. At key employment locations and  
 brownfi eld mixed-use locations consideration  
 should be given to developing a coordinated  
 approach for the whole site, including overall levels  
 of parking provision
 Ensure that the setting of maximum parking   

 standards for non-residential land uses in locations  
 with good public transport access, particularly in the  
 Strategic Public Transport Hubs and to a lesser 
 extent in the sub-regional and local hubs, is   
 promoted.

Other RSS policies to be considered in relation to 
development at Stadium village are:

 Policy 2  – Sustainable Development
 Policy 4  – The Sequential Approach to   
   Development
 Policy 6  – Locational Strategy
 Policy 7  – Connectivity and Accessibility 
 Policy 19 – Offi ce Development outside of City and  
   Town Centres
 Policy 37 – Air Quality
 Policy 38 – Sustainable Construction
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Regional Economic Strategy

The Regional Economic Strategy (RES) sets out how 
greater and sustainable prosperity will be delivered to all 
of the people of the North East over the period to 2016.  
It seeks to provide the underpinning economic conditions 
necessary to achieve the region’s vision:

‘The North East will be a region where present and future 
generations have a high quality of life. It will be a vibrant, 
self reliant, ambitious and outward looking region 
featuring a dynamic economy, a healthy environment and 
a distinctive culture.  Everyone will have the opportunity 
to realise their full potential.’

In doing so, the RES:

 Outlines the region’s main economic development  
 priorities
 Analyses the strengths, weaknesses, threats and    

 opportunities facing the region
 Provides a framework for the region’s public, private  

 and voluntary and community sector organisations  
 to deliver  actions for greater and sustainable 
 prosperity
 Provides information on the region and its economy  

 and the key relevant Government policies for 
 developing the region.

Regional Economic Strategy (RES) sets targets to:

 Increase Gross Value Added (GVA) per head to 90%  
 of the UK average by 2016
 Move between 61,000 and 73,000 more people into  

 employment
 Create between 18,500 and 22,000 net additional  

 businesses

Regional Economic Strategy Action Plan
 
The Regional Economic Strategy Action Plan covers the 
period to 2011, setting out how regional partners will 
work together and contribute to the ambitious Regional 
Economic Strategy (RES) targets. The Action Plan follows 
the lead of the RES and is developed around four key 
themes – Leadership, Business, People and Place.
The theme relating to Place is most relevant to Stadium
Village. Here the Action Plan identifi es the need to invest 
in the quality of place and physical infrastructure of the 
region to encourage, support and sustain economic 
growth.
 
The relevant objectives of The ‘Place’ theme are:

Quality of Place

It is intended to focus investment on key locations where 
economic growth is most likely. The completion of the 
Sunderland arc sites is identifi ed as a priority activity in 
this regard. Investment into the creation of sustainable 
communities is also identifi ed as a priority. Communities 
should be connected to areas of economic activity and 
with the right mix of housing that meets the needs of 
residents and attracts talented people.

High Quality Business Accommodation

Public sector investment will address real market failures 
in the business accommodation market. Priority activities 
include investment in business accommodation through 
development of physical locations for Business Factories 
which will foster enterprise and start-up activity.

Improving Regeneration Quality and Delivery

Physical regeneration projects that are taken forward 
must be of a high design standard.  The aim is to lead 
the UK in the development and implementation of new 
approaches to sustainability. Schemes are to be central to 
transport nodes and close to labour markets in order to 
reduce the need to travel, improve sustainability and link 
opportunity with need.
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Sunderland arc Business Plan

Sunderland arc (Sunderland Area Regeneration Company 
Ltd) is an urban regeneration company (URC), aimed 
at addressing the fundamental problems of achieving 
economic, environmental and social regeneration over an 
extensive area of Sunderland.  It is the role of the arc to 
deliver the physical regeneration of large areas within the 
City of Sunderland, focused primarily on the River Wear 
corridor and the city centre. Sunderland arc’s strategic 
priorities, embedded in the 2009 Business Plan, are to:

 Work in collaboration with the Founder Members  
 and other stakeholders to secure inward investment  
 into Sunderland and enhance the city’s economic  
 role in the sub-region and region
 Provide the infrastructure and investment 

 framework for the creation of 13,600 new job 
 opportunities, almost 4,000 new homes and the  
 regeneration of over 300 ha of brownfi eld land
  Create a vibrant offi ce market in Sunderland City  

 Centre
 Increase retail and leisure opportunities and 

 provision, to refl ect Sunderland’s growing 
 sub-regional role
  Bring forward the following substantial sites in the  

 City Centre and riverside: Vaux, Farringdon Row, 
 Sunniside, Holmeside and Stadium Village.

The Sunderland arc business plan aims to ensure that 
the arc’s activities are in line with the main themes of the 
North East’s RES identifi ed above, specifi cally by 
supporting the theme of “Place”.  In this regard the arc’s 
contribution focuses on the need to provide the physical 
infrastructures necessary to attract and support 
businesses, attract and retain highly skilled, creative 
individuals, connect labour markets with new areas of 
opportunity and develop high quality places in order to 
build the region’s competitive advantage.

The key Sunderland arc sites are highlighted in the RES as 
among those key to the region’s economic development 
over the next decade.  Sunderland City Centre and the 
defi ned Central Sunderland area are key priorities for 
regeneration highlighted in the RSS.

Sunderland arc’s project programme is broken into three 
priority areas. This is kept under review and adjusted 
according to changing circumstances. The arc’s 2009 
Business Plan identifi es Priorities for Development for the 
coming year.  Stadium Village is identifi ed as a 
‘Priority One’ development site.  Project Delivery updates 
are provided for all Priority One projects including 
Stadium Village.

North East Tourism Strategy 2005 - 2010 

The Tourism Strategy has been prepared on behalf of the 
region by the North East Tourism Advisory Board.  A vision 
for the North East is established: 

 “The north east of England will become a sought after 
destination 365 days a year - for leisure and
business visitors - with activities, attractions, facilities and 
accommodation that consistently exceed visitor 
expectations.”

The strategy identifi es key assets and challenges for the 
north-east tourism industry.  A number of facilities within 
Sunderland are identifi ed as being a key attraction of the 
North East, including the Stadium of Light.  However, 
several challenges are identifi ed, including the need to 
increase the number of bed spaces in various price 
ranges in urban areas, attract investment to raise the 
quality of guest accommodation and the need to offer a 
comprehensive, top quality events programme

A range of themed measures are put forward aimed at 
achieving the vision of the strategy. Of relevance to 
Stadium village are:

 Taking advantage of the considerable opportunity  
 to expand the range of leisure and sporting activities  
 on offer in the region through encouraging private  
 sector activity providers

 Improving public realm and signing; and promoting  
 iconic public art at key gateways
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 Developing opportunities to attract private 
 investment to create new tourism experiences, or  
 expand existing areas that appeal to visitors

 Recognising that heritage, including industrial and  
 railway heritage are unique tourism assets and  
 further investments will be required to realise their  
 full benefi t

Developers should be aware that a consultation update 
draft was recently issued.  The Visitor Economy Strategy 
for North East England 2010 – 2020 will be subject to 
consultation until March 2010.  
http://www.onenortheast.co.uk/page/tourism.cfm

Tyne and Wear Sport Sub Regional Facilities Strategy

The draft Tyne and Wear Sport Sub Regional Facilities 
Strategy seeks to identify: 

  The current facility infrastructure for sport in Tyne  
 and Wear
 The location and nature of any gaps in provision
  Issues in terms of quality of and accessibility to 

 sporting facilities
 What the future sporting facility landscape should  

 look like
 Where opportunities exist to improve the sporting  

 landscape and where future investment is required.

The strategy recognises that there are no indoor snow 
facilities in the North East. Future development 
opportunities for ski slopes are identifi ed in the document 
at a number of locations.  However specifi c reference is 
made to the potential for a dedicated ice/snow facility as 
part of the Stadium Village development. It is 
acknowledged that provision of an indoor snow/ice 
facility is of regional signifi cance and therefore any plans 
to develop such a facility should be coordinated on a 
regional basis.

Further recognition of the potential for a dedicated snow/
ice facility is provided in a case study of Stadium Village.  
Stadium Village is recognised as a good example of what 
could be a regionally signifi cant facility that could offer 
potential benefi ts to both the local and wider community 
particularly due to the benefi ts from having a ‘hub’ with all 
facilities on one site and links to other developments.

Local policy

In addition to this framework, the following local planning 
documents are particularly relevant to development in 
the Stadium Village area:

 City of Sunderland UDP (adopted 1998);
 UDP Alteration Number 2 – Central Sunderland  

 (adopted 2007)
 Central Area Urban Design Strategy Supplementary  

 Planning Document (2008)
 Residential Design Guide Supplementary Planning  

 Document (2008)
 Design and Access Statements Supplementary

 Planning Document (2008)
 St Peter’s Riverside and Bonnersfi eld Planning 

 Framework (Draft SPD)
 Moving Forward, Sunderland’s Updated Play and  

 Urban Games Strategy 2007-2012.

Development Plan Documents

There are a number of emerging Development Plan 
Documents, which will form part of a Local Development
Framework that will eventually supersede the UDP.  
Details of these documents can be found in the Local
Development Scheme, a project plan which sets out 
details of each document and timescales for their 
adoption.

City of Sunderland Unitary Development Plan (1998)

Statutory planning policy for Sunderland is currently 
contained in the Unitary Development Plan (UDP), which 
was adopted in 1998.  Saved policies within the UDP will 
remain in position until they are replaced by the Local
Development Framework (LDF). 

UDP Alteration No. 2 (Central Sunderland)

UDP Alteration No. 2 was adopted in September 2007 
and replaced a number of UDP policies relating to the 
central area. 

The document identifi es a number of Comprehensive 
Development Sites (policy EC5A) and Strategic Locations
for Change (policy EC5B) within the central area, 
including Sheepfolds (policy NA3A.2) and Stadium Park 
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There are some important interrelationships between the 
comprehensive development and strategic sites, with the 
future development of Vaux, Farringdon Row and 
Galley’s Gill being of particular relevance to Stadium 
Village. This area is located to the south of Stadium Village 
on the opposite bank of the River Wear. The sites are to 
be developed as residential and employment-led mixed-
use developments. They are expected to deliver nearly a 
third of new housing in Central Sunderland up to 2016 
with 450 units allocated for Farringdon Row and 1,000 
allocated for the Vaux site. 

Masterplans have been produced by Sunderland arc for 
Farringdon Row and the Vaux sites. The plans are for a 
contemporary interpretation of the urban grain with the 
guiding principle of connecting the river to the city 
centre through the sites. The scale of development is 
generally 4-5 storeys although there are landmark 
buildings proposed for both Farringdon Row and Vaux, 
with the Vaux masterplan proposing a 26 storey tower. 
A new pedestrian bridge linking Vaux with Sheepfolds is 
proposed in policy T1A.

The redevelopment of Bonnersfi eld and the 
St Peter’s University Campus (policy NA3B.1) to the east 
of Sheepfolds is also relevant to the future development 
of Stadium Village. The area includes St Peter’s University 
Campus, the National Glass Centre and St Peter’s Church 
(the Wearmouth element of the Wearmouth-Jarrow 
candidate World Heritage Site). The area is identifi ed as 
being suitable for 310 housing units and in addition is 
also identifi ed in the UDP as being suitable for the 
development of student accommodation as well as aca-
demic and research uses.

The proposals for Stadium Park and Sheepfolds should 
also have regard to the proposals for Sunniside. Located 
in the eastern part of the city centre, the proposal is to 
develop a lively, mixed-use, urban quarter with a high 
quality physical environment. There are a number of uses 
that will be common to both Stadium Village and
Sunniside. However, the two areas will offer different 
environments, each having its own character, adding to 
the variety across the Central Sunderland area.  

Comprehensive Development Sites are required by policy 

EC5A to deliver a mix of land uses through a fi ne grained, 
intensive pattern of development appropriate for an inner 
urban setting. Development on the whole site should 
make effective use of the land and incorporate 
measures to promote non-car modes of transport in 
accordance with policy T2A.  Sheepfolds and Stadium 
Park are identifi ed as two separate sites in planning policy 
terms and in policy EC6A are deemed to be appropriate 
locations for major regional development. Likely uses are 
in line with those identifi ed in the Regional Spatial 
Strategy for the North East including tourism, culture, 
education and business conferences.

Alteration No. 2 supports the work of Sunderland arc and 
is in line with the RSS. This is illustrated through policy 
EC10A, which seeks to maximise the investment in 
employment, housing, leisure, tourism and education. The 
policy identifi es Sheepfolds as a suitable location for 
high-density mixed use development.

Housing

Sunderland arc is seen as the main agency for change in 
Central Sunderland, delivering some 4,470 new homes up 
to 2021. The regular monitoring of housing completions 
will allow the implications of individual site development 
decisions and new ‘windfall’ sites to be taken into 
consideration. Alteration No. 2 gives a brief overview of 
each site within the Central Area and provides an 
allocation of housing for the period 2004-2012.  
Sheepfolds is expected to deliver a mid-term mixed-use 
development to include employment uses with functional 
and physical links with Stadium Park.  Housing is allocated 
on the site but outside the timescale of the Alteration, 
therefore no specifi c housing allocation for the Stadium 
Village site currently exists.  Any proposal for housing 
development brought forward would be considered on its 
own merits and in the context of this framework, 
surrounding development proposals and the emerging 
Local Development Framework for the city.  
Alteration No. 2 suggests that exact fi gures for 
additional dwellings beyond 2012 will be determined by 
the RSS which, together with the recently completed 
Strategic Housing Land Availability Assessment  (SHLAA), 
will feed into the forthcoming Core Strategy and 
Allocations DPD.
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Sustainable urban design

Policy B2A of Alteration No. 2 sets out that high 
quality urban design is required in all new developments 
in the central area. Proposals should also conform to City 
Council Supplementary Planning Documents, including 
the Residential Design Guide and the Central Area Urban 
Design Strategy (see below).

Retail, leisure and evening use

Alteration No. 2 confi rms established retail policy in 
directing all new retail growth to the city centre 
retail core. Any new retail development outside the city 
centre core should contribute to the investment into the 
Central Sunderland area without undermining the role of 
the retail core. The guidance in Alteration No. 2 is in line 
with PPS6 which puts the emphasis on defi ning the quan-
titative need for retail/leisure outside the city centre while 
taking into account qualitative considerations.

Tall buildings

Policy B2B states that tall buildings will only be permitted 
where it can be demonstrated that they will make a
positive contribution to the character of the site and the 
wider area; form a positive relationship with the 
topography of the site and the skyline; do not detract 
from established views of important buildings, structures 
and landscape features; have a proper relationship with 
the street, and avoid generating adverse climatic condi-
tions, particularly wind and overshadowing.

Transport

There are several transport investments highlighted in the 
Alteration No. 2 document. Under Policy T1A investment 
into transport must maximise accessibility by a variety 
of modes. The Sunderland Strategic Transport Corridor 
will not directly impact upon the site but will affect the 
wider transport system. Of particular relevance to the site 
is the proposed new pedestrian bridge link between the 
Vaux site and the Sheepfolds site and the completion of 
the multi-user route network on both banks of the river. 
The policy stresses the requirement to obtain developer 
contributions to the implementation of the bridge and 
multi-user route through planning obligations in 
accordance with circular 5/2005.

All new major proposals are required to promote ashift 
towards non-car modes. Non-residential schemes will be 
required to produce travel plans with site specifi c mode 
split targets, consistent with RSS and PPG13. Policy T23A 
sets out future car parking standards, which differ 
depending on a site’s proximity to Metro stations.

Stadium Park

Defi ned as a leisure-led mixed-use site, Stadium Park is 
expected to be home to a number of large footprint
sports and leisure uses that cannot be accommodated in 
the city centre. Development that falls within use classes 
D2 Assembly and Leisure and C1 Hotels are required by 
policy NA3A.1. Other acceptable uses under the policy 
are B1 Business, A3 incorporating restaurants, snack bars 
and cafés, A4 Pubs and bars and D1 Non-residential
institutions. Unacceptable uses include development that 
falls under use classes B2 General Industry and B8
Storage and Distribution. 

The key to the successful delivery of the Stadium Park  
site is the provision of extensive public realm, a network 
of pedestrian routes and potential improvements to Keir 
Hardie Way. Additional parking provision will also be 
required if it can be demonstrated that the normal 
weekday demand exceeds the current provision.
The integration of Stadium Park with Sheepfolds is 
required along with the need to create an animated
frontage to the river. In addition to the swimming pool 
development, the policy justifi cation also highlights the 
potential suitability of the site for a major tourism-related 
or similar development such as a conference centre.

Sheepfolds

The policy for Sheepfolds is contained in policy NA3A.2. 
The policy identifi es that althoughthe current land uses 
may continue, a comprehensive approach to mixed-use 
development will be supported. Required uses are those 
that fall within use class B1 Business and C3 Housing with 
the development of 300 dwellings as required by policy 
H5A. Acceptable uses include ancillary retail not 
exceeding 250 sq. metres for each unit and serving the 
needs of local residents and employees. Uses that fall 
within use classes D2 Assembly and leisure, D1   
Non-residential institutions and C1 Hotels are all   
considered to be acceptable. 
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Unacceptable uses include uses that fall under use
classes B2 General industry and B8 Warehousing and 
storage.

In order to achieve the comprehensive redevelopment of 
the site the relocation of the scrap yards and other non-
conforming uses will be supported. Access to St Peter’s 
Metro station is key as is the creation of a distinctive 
riverside frontage, improved accessibility through the site 
and to the riverside and Stadium Park. In addition there is 
a requirement to create a formal, permeable and legible 
urban fabric, high quality frontage and a high quality
public space around the new river crossing.

NA3A.1 and NA3A.2 both stress the opportunity for 
employment creation in Central Sunderland due to its 
location and proximity to public transport. The policy goes 
on to highlight the need for an incremental approach to 
change and renewal, through the development of smaller 
scale residential and employment developments.

Local Development Framework (LDF)

Local Development Scheme

The Local Development Scheme (LDS), initially published 
in March 2005, is a three year rolling project plan outlin-
ing documents that will be prepared to form the LDF. It 
also sets out timescales for the plan preparation process.

Core Strategy

The Core Strategy will provide an overarching strategic 
planning framework for development across Sunderland 
until 2021. It will draw on other strategies of the City 
Council (such as the Sunderland Strategy) and other 
organisations that have implications for the use of land.
The council recently undertook a public consultation 
on alternative approaches to the Core Strategy. This will 
inform the preparation of a draft plan. Further 
consultation will take place on this Preferred Option to 
inform the Publication DPD.  The outcome of this and 
further consultation will inform the preparation of a 
submission draft Core Strategy, to be submitted to the 
Secretary of State in February 2011.

Supplementary Planning Documents (SPD)

The following SPDs can be viewed at 
www.sunderland.gov.uk/Urban Design

Central Area Urban Design Strategy (CAUDS) SPD

The aims of the CAUDS are to:

 Establish a strong urban form that delivers quality  
 and refl ects the needs of the central area today
 Defi ne clearly the role of the central area and 

 describe a range of opportunities that will contribute  
 clearly to that role
 Deliver positive change that revitalises the central  

 area and accelerates image change.

The CAUDS is intended to:

 Inform development control decisions, guiding 
 opportunities as they come forward in the central  
 area
 Reinforce emerging planning policy for the central  

 area
 Establish design principles and guidance for built  

 form and the public realm against which all 
 proposals within the central area will be assessed.

Strategic design objectives are set out for built form and 
public realm, and design principles for key sites including 
Stadium Village are also identifi ed. These are informed 
by a detailed appraisal of the city’s central area and its 
context.

Several proposals within the document are of particular 
relevance to Stadium Village.  It introduces the ‘Great 
Walk’, an important city route to connect signifi cant 
regeneration sites, open spaces and landmarks, and to 
bridge the River Wear.  The ‘Great Walk’ (Way of Light) will 
run from the Civic Centre, through the City Centre and 
the Vaux site, and link to the Stadium of Light across a 
new, high-level pedestrian bridge over the River Wear
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In considering public spaces, the CAUDS proposes a large 
plaza adjoining the Stadium of Light to accommodate 
large numbers of people gathering before an event or 
provide a venue for events outside the stadium. 
The CAUDS identifi es Stadium Village as one of the key 
central area development opportunities and public realm 
priorities.  A contextual analysis of the area is provided 
in order to identify key design issues that affect Stadium 
Village and a range of design objectives are presented to 
inform development of the site.

Residential Design Guide SPD

The purpose of the Residential Design Guide is to secure 
the delivery of sensitive and appropriately designed 
sustainable development. The guide is intended for use 
by everyone involved in the housing development 
process to assist in achieving high quality and sustainable 
‘places for living’.

The document identifi es key criteria against which 
applications for residential development will be judged, 
provides a series of case studies which explain how the 
principles of good residential design have been applied 
and provides specifi c design standards to inform 
residential development.

Design and Access Statements SPD

The purpose of the Design and Access Statements 
SPD is to provide advice to applicants explaining what 
information should be included in these statements 
and how they should support planning applications. It is 
intended that this document will be benefi cial to all those 
involved in submitting planning applications to the City 
Council. 

St Peter’s Riverside and Bonnersfi eld Planning 
Framework Draft SPD

The St Peter’s Riverside and Bonnersfi eld area of 
Sunderland lies in close proximity to Sheepfolds, to the 
east of the Metro/rail line. The SPD area contains an
internationally important heritage site at St Peter’s 
Church, originally built as part of a monastery in 674AD.  
and now part of the Wearmouth-Jarrow candidate World 
Heritage Site (cWHS). 

A draft planning framework for St Peter’s Riverside and 
Bonnersfi eld to guide and manage future change in this 
area is currently being prepared.

Moving Forward, Sunderland’s Updated Play and Urban 
Games Strategy 2007-2012

The strategy is clearly embedded within the city’s 
strategic planning process.

Priority objectives are:

 Ensure that play is strategically planned and 
 resourced in partnership
  Involve children and young people in the 

 development of their play opportunities and 
 services
 Work in partnership to develop, support and 

 promote high standards for play
 Create, improve and develop free and inclusive play  

 spaces
 Seek greater innovation in the development of 

 varied and sustainable play opportunities 
 Ensure that, in partnership, the city monitors and  

 evaluates the impact of play developments citywide  
 to deliver this strategy. 

The Play and Urban Games Strategy can be found at: 
www.sunderland.gov.uk/Public/Editable/Themes/
Leisure/Play/defaultpug.asp
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Appendix 2: Guidance note for indoor ski  
centre proposals, Stadium Village

1.0 Introduction 

1.1 This appendix to the Stadium Village Development  
 Framework has been prepared in response to 
 interest having been shown in the development of  
 an indoor ski centre at Stadium Village and:

 Confi rms the strategic and land-use planning 
 policies that such a proposal would be considered  
 against

 Provides guidance on the approach to addressing  
 those planning policies at planning application stage 

 Gives initial consideration to the suitability, in 
  planning terms, of Stadium Village as a location for  
 the development of an indoor ski-centre, when 
 assessed against those planning policies.

1.2 At the time of writing, no scheme proposals have  
 come forward for an indoor ski centre and, 
 therefore, this appendix does not comment on  
 detailed matters such as design, energy effi ciency,  
 and highways. Early pre-application discussions with  
 the City Council are recommended in order to 
 discuss such matters of detail and to agree the  
 scope of any planning application submissions.  

2.0 Policy Context 

2.1 Section 38(6) of the Town and Country Planning  
 Act establishes that planning applications are to be  
 determined in accordance with the development  
 plan unless material considerations indicate 
 otherwise. The starting point for applicants is,
 therefore, to demonstrate whether any proposed  
 indoor ski centre conforms with the development  
 plan. Other material considerations, such as more  
 recently issued national planning policy, will then  
 be afforded due weight in the determination of any  
 planning application.
 
2.2 As explained in the Framework, Stadium Village  
 comprises two adjoining “Comprehensive 
 Development Sites” - Stadium Park and Sheepfolds,  
 as designated in UDP Alteration No.2, which forms  
 part of the statutory Development Plan. Site-specifi c  
 policies in Alteration No.2 relating to Stadium Village  
 (Policies NA3A.1 and NA3A.2) establish a 
 presumption in favour of the development of Class  

 D2 leisure uses on the two sites. For the Stadium  
 Park site, leisure is deemed to be a “required” use,  
 whilst at Sheepfolds, Policy NA3A.2 confi rms that  
 it is an “acceptable” use. Both policies go on to set  
 out a requirement that proposals for “town centre  
 uses” be assessed against Policy S2A in Alteration  
 No.2. 

2.3 Paragraph 6.23q of Alteration No.2 defi nes “main  
 town centre uses” as including leisure uses, 
 entertainment facilities and the more intensive sport  
 and recreation uses. This defi nition mirrors that in  
 national Planning Policy Statement (PPS) 4: Planning  
 for Sustainable Economic Growth. The primary use  
 of an indoor ski centre is likely to fall within Use  
 Class D2 (leisure) and Policy S2A requires applicants  
 proposing town centre uses to demonstrate:

i) A proven need for the development
ii) The proposal is of a scale appropriate to the size of  
 the centre
iii) There are no more suitable sites available in the  
 retail core or the Groves local centre
iv) There will be no unacceptable impacts on the vitality  
 and viability of the retail core or the Groves local  
 centre, or on potential investment therein
v) It will be accessible by a choice of means of 
 transport and will have no adverse effect upon 
 overall travel patterns and car use
vi) There will be no adverse effect upon the
 development plan strategy or any replacement  
 strategy that emerges within a local development  
 framework for the area.



2.4 Alteration No.2, including Policy S2A, was drafted  
 and adopted following the publication of national  
 Planning Policy Statement (PPS) 6: Planning For  
 Town Centres and was intended to apply the PPS6  
 policy “tests” to the local, specifi c, circumstances  
 of the Central Sunderland Area. Policy S2A criteria  
 ii), iii) iv) and v) mirror a number of the policy “tests”  
 set out in PPS4, which has now replaced PPS6. In  
 respect of criterion i), PPS6 established a 
 requirement for applicants to demonstrate the  
 “need” for main town centre use proposals when  
 not located in centre, in respect of quantitative and  
 qualitative factors. The requirement for applicants to  
 demonstrate need at the planning application stage  
 has, however, been removed from national planning  
 policy in PPS4. There remains a requirement for 
 Local Planning Authorities to assess the need for  
 leisure developments when preparing the evidence  
 base to inform the preparation of Local 
 Development Frameworks. 

2.5 The requirement for town centre use proposals to  
 satisfy Policy S2A is also set out in Policy EC6A of  
 Alteration No.2, which confi rms that the City Council  
 will support proposals for major regional 
 developments within Central Sunderland and in  
 particular within the City Centre.

2.6 Proposed leisure developments of regional or sub- 
 regional scale are also required by Policy 27 (and  
 related Policies 4 and 6) of the Regional Spatial  
 Strategy (RSS) to be the subject of a sequential 
 assessment. Policy 4 seeks the prioritisation of 
 development on previously developed land and in  
 the most sustainable locations within urban areas,  
 whilst Policy 6 sets out the locational strategy for  
 the region and, inter alia, seeks to concentrate 
 development in its two conurbations (of which 
 Sunderland City forms part) and the designated  
 Main Settlements.

2.7 Should an application be brought forward for a ski  
 centre at Stadium Village that includes other uses  
 such as retailing and food and drink outlets, which  
 are not ancillary in nature, it would be necessary  
 for the applicant to consider those uses against 
 Policies NA3A.1, NA3A.2 and S2A. Further guidance  
 on this matter is provided below.

3.0 “Ancillary” or “Associated” Uses

3.1 The business models of indoor ski centres vary  
 and can involve the provision of other operations/  
 uses including complementary leisure attractions,  
 retail units, food and drink outlets and hotels. The  
 scale and function of such uses vary, relative to the  
 primary ski/leisure use, and, in some cases, uses  
 such as retailing and food and drink outlets operate  
 in an ancillary capacity. When it can be 
 demonstrated that such uses are genuinely 
 ancillary to the primary leisure use, planning 
 permission would usually not be required for those  
 ancillary operations.

3.2 At planning application stage, it will be necessary  
 for the applicant to demonstrate whether such  
 operations are ancillary or, instead, are associated  
 uses within a separate Use Class(es) to the 
 principal leisure use (often referred to as a forming  
 a separate “planning unit”). It would follow that 
 planning permission would be required for each 
 associated Use Class/planning unit that together  
 comprise the indoor ski centre.   
 
3.3 Determining whether such activities are ancillary  
 is a matter of fact and degree and each case has  
 to be considered on its own merits. However, in  
 practice, two principal tests have emerged – the  
 test of severability and the test of environmental  
 impact. Should applicants consider that uses   
 alongside the primary leisure/ski use are of an  
 ancillary nature, evidence will be required which  
 demonstrates that:

  Such uses could not practically and viably 
  operate  independently of the ski attraction
  such uses would not materially change any 
  outward environmental effects of the 
  development, such as its appearance, impacts  
  upon local amenity, or traffi c/trip generation. 

3.4 There may be other factors that determine whether  
 such uses are ancillary in nature and these factors  
 should be discussed and agreed with Sunderland  
 City Council at planning application stage. 

80



4.0 Addressing Policy 

 General 

4.1 When assessing any proposal for an indoor ski  
 centre at Stadium Village against Policy S2A,   
 regard should be had to the methodological 
 approach set out in PPS4 and the Practice 
 Guidance on Need, Impact and the Sequential  
 Approach, which was issued alongside PPS4. 

4.2 This section is structured in a way that considers  
 each of the criteria of Policy S2A in turn. 

 Need 

4.3 As the requirement to demonstrate need, at   
 planning application stage, has been removed  
 from national planning policy, Policy S2A is now  
 out-of-date in so far as it requires applicants to  
 demonstrate a proven need for the proposal 
 (criterion i). 
 
4.4 Notwithstanding this, much of the information  
 that was required to demonstrate need will   
 remain relevant and assist applicants when 
 seeking to demonstrate compliance with the  
 remaining policy tests set out in PPS4, 
 particularly the requirements to demonstrate that  
 the proposal would not lead to any signifi cant  
 adverse impacts and that the requirements of the  
 sequential approach have been complied with  
 (see below). Applicants are, therefore, 
 encouraged to demonstrate the operational   
 requirements for an indoor ski centre at Stadium  
 Village, to identify whether there is expenditure  
 capacity to support the proposal and also 
 whether it would increase choice in leisure 
 facilities to meet any existing under-provision /  
 defi ciencies in the area. 

4.5 Applicants should assess the level of available  
 spending/demand for such facilities, as well as  
 the provision of existing and committed 
 comparable facilities, in the anticipated 
 catchment area of the ski centre. Whilst data is  
 available on the levels of available expenditure  
 for leisure pursuits, generally, within the Offi ce  
 for National Statistics Family Expenditure Survey,  
 this source does not provide data in respect of  
 the amount spent on specifi c “niche” leisure   
 operations such as ski centres. Applicants could,  
 however, seek to identify:

  The likely catchment area of the proposed ski  
  centre
  The estimated numbers of visitors per annum;
  The anticipated rate of repeat visitors
  The provision of existing and committed (i.e.  
  permitted through planning permission) 
  comparable facilities both within and beyond the  
  proposal’s catchment area
  The extent to which the proposal’s catchment  
  area would overlap with catchment areas of any  
  such comparable facilities.
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4.6 Figure 11 (see page 86) illustrates the potential  
 area from which an indoor ski centre at Stadium  
 Village could draw the majority of its visitors.   
 However, the extent of the actual catchment  
 area will, primarily, be determined by the scale of  
 the indoor ski centre facility proposed and the  
 range and location of comparable facilities within  
 and beyond the area. The plan is based upon (off- 
 peak) drive-time isochrones from Stadium Village,  
 and illustrates 30, 60, 90 and 120 minute drive- 
 time areas. Population levels (based upon 2001  
 Census data) within each of these areas is set out  
 in Table 1.0 below.

 Table 1.0
  Drive-time Area  Population
  0 – 30 minutes  1,196,569
  0 – 60 minutes  2,337,355
  0 – 90 minutes  2,650,741
  0 – 120 minutes  3,524,103

4.7 Applicants should estimate the population within  
 the anticipated catchment area of the indoor ski  
 centre, together with the participation rate per head  
 of population. A benchmark comparison should  
 then be made with levels of comparable existing  
 (and committed) facilities in similar areas else where,  
 in order to establish whether the catchment area is  
 under-served, relative to other parts of the 
 country. Any assessment should also take account  
 of up-to-date circumstances, including any new or  
 committed comparable facilities in the area. It  
 should be refi ned to make allowances for any  
 overlaps between catchment areas of existing/  
 committed facilities.

4.8 There is only one indoor ski centre within the 120  
 minute drive-time area from Stadium Village – 
 Xscape at Castleford. The catchment area of that  
 facility is likely to be focussed upon the West and  
 North Yorkshire areas, attracting visitors primarily  
 from the signifi cant population within the 
 conurbations of those areas.      

Scale 

4.9 The requirement to demonstrate scale is set by both  
 Alteration No.2 and PPS4 (Policy EC16).

4.10 When assessing whether any proposed indoor ski  
 centre at Stadium Village is of an appropriate scale, 
 applicants should demonstrate that the scale of the  
 proposal relates to the role and function of the City  
 Centre within the wider hierarchy and the 
 catchment served.

4.11 In undertaking such an assessment, the applicant  
 should have regard to development plan policy,  
 including RSS policies 6, 9 and 27, which together  
 seek to ensure that leisure developments of a  
 regional or sub-regional scale are located in the two  
 conurbations and more specifi cally (within the Tyne  
 and Wear City Region), within the regional centre of  
 Newcastle and the sub-regional centre of 
 Sunderland.  

4.12 In the context of RSS policy, it may be possible for  
 applicants to demonstrate that an indoor ski centre  
 at Stadium Village would be of an appropriate scale,  
 relative to the role and function of Sunderland City  
 Centre as a sub-regional centre.  It will be 
 necessary for the applicant to demonstrate that  
 the ski centre would contribute to the city centre’s  
 overall attraction and achieve linked trips with its  
 sports, leisure, retail and service facilities. 
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5.0 Alternative Sites
 
D2 Leisure (Ski) Use 

5.1 In order to satisfy criterion iii) of Policy S2A, it will be  
 necessary for any applicant to demonstrate that  
 there are no sites within Sunderland City Centre’s  
 defi ned Retail Core as set out on the Inset Map  
 contained within Alteration no.2. Any such 
 assessment should include:

  A consideration of the Development Plan 
  strategy for identifi ed development sites within  
  the boundary of the Retail Core, such as 
  Holmeside Triangle, and proposals that are either  
  committed or emerging for such sites
  The suitability of any sites within the Retail Core  
  to accommodate a prominent structure, such as  
  an indoor ski centre
  The viability of developing a site within the Retail  
  Core for a land-intensive use such as an indoor  
  ski centre (with consideration given to the value  
  of land in such locations, costs of development  
  and the anticipated end-values of the ski centre  
  operation).

5.2 In respect of the Grove local centre, applicants  
 should demonstrate why any sites in or on the edge  
 of the centre are not suitable for the development  
 of an indoor ski centre, in the context of the
 localised and small-scale function that is anticipated  
 for the centre, as set out in Alteration No.2. 

5.3 A sequential site assessment should be prepared  
 at application stage, in order to ensure that up-to- 
 date local circumstances are taken into account (i.e.  
 sites that have become available or, indeed, 
 unavailable) and should be set in the context of  
 any demonstrable requirement for the ski centre to  
 be developed at Stadium Village. Notwithstanding  
 this, at the time of preparing this Development  
 Framework, it would appear possible to demonstrate  
 that there are no sites within Sunderland City 
 Centre’s Retail Core that are suitable, available or  
 viable for the development of an indoor ski centre,  
 and which could fully meet the needs that an indoor  
 ski centre at Stadium Village would meet.

5.4 Should applicants provide evidence which 
 demonstrates that there are no suitable, available  
 or viable sites within the Retail Core and the Grove  
 local centre to accommodate an indoor ski centre,  
 the application would conform with the development  
 plan in respect of Policy S2A’s criterion iii). 

Associated Uses

5.5 In respect of any uses associated with the Class D2  
 leisure/ski use, such as retail and food and drink  
 outlets, applicants should demonstrate how they  
 would be integral and essential to the ski centre’s  
 business model and the contribution that they  
 would make to the viability of the overall operation. 

5.6 Applicants should consider whether there are any 
 viable, suitable and available sites within the City  
 Centre Retail Core or the Grove local centre to 
 accommodate any associated uses proposed  
 alongside the primary leisure/ski use. In 
 undertaking an assessment, the applicant should  
 consider whether those locations would serve the  
 same requirements and catchment area as 
 facilities provided alongside an indoor ski centre  
 at Stadium Park. Applicants should provide evidence  
 to demonstrate whether any such associated uses  
 could be disaggregated from the principal leisure  
 /ski use and accommodated within sites/premises  
 in the Retail Core or at the Grove local centre. It has  
 been accepted by the Secretary of State (and  
 Inspectors acting on behalf of the Secretary of  
 State) that it is reasonable to not require the 
 disaggregation of uses associated with indoor ski  
 centres when undertaking the sequential approach  
 to site selection.

5.7 Should it be demonstrated that neither the City  
 Centre Retail Core or the Grove local centre provide  
 suitable available or viable sequentially preferable  
 sites for such associated uses, the proposal would  
 conform to this aspect of the development plan.  
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Impact

5.8 It will be necessary to fully assess the potential  
 impacts of any indoor ski centre proposal, in order  
 to meet the requirement of Policy S2A (criterion iv)  
 and Policies EC10 and EC16 of PPS4. 
 
5.9 PPS4 applies to all forms of economic development,  
 which includes town centre uses such as retailing  
 and leisure. Policy EC10 requires all planning
 applications for economic development to be 
 assessed against the following impact 
 considerations:

 i. Whether the proposal has been planned over the  
  lifetime of the development to limit carbon  
  dioxide emissions, and minimise vulnerability and  
  provide resilience to, climate change
 ii. The accessibility of the proposal by a choice of  
  means of transport
 iii. Whether the proposal secures a high quality and  
  inclusive design
 iv. The impact on economic and physical 
  regeneration, including impact on deprived areas  
  and social inclusion objectives
 v. The impact on local employment.  

5.10 Policy EC16 of PPS4 goes on to set out further  
 impact considerations that are to be addressed for  
 main town centre uses proposals, including leisure,  
 and requires applicants to assess:

 vi. The impact of the proposal on existing, 
  committed and planned public and private in 
  vestment in centres
 vii. The impact of the proposal on town centre 
  vitality and viability, including local consumer  
  choice
 viii. The impact of the proposal on allocated sites out 
  side town centres
 ix. The impact of the proposal on in-centre trade/  
  turnover and on trade in the wider area, taking 
  account of expenditure capacity
 x. Whether the proposal is of an appropriate scale
 xi. Any locally important impacts on centres.

5.11 PPS4 confi rms that planning applications should  
 be determined by taking account of the positive and  
 negative impacts of the proposal, in terms of the  
 above considerations, any other material 

 considerations, and the likely cumulative effect of  
 recent permissions, developments under 
 construction and completed developments. 
 Planning permission will not be granted where the  
 proposal would lead to signifi cant adverse impacts  
 (or does not comply with the requirements of the  
 sequential approach).
 

5.12 Applicants should refer to the Practice Guidance on  
 Need, Impact and the Sequential Approach for  
 advice on how to prepare the necessary evidence  
 when seeking to address the above eleven impact  
 considerations. 

Potential Positive Impacts

5.13 As well as providing evidence of the numbers of 
 employment opportunities that would be created  
 through the development of an indoor ski centre,  
 applicants should also assess the potential wider  
 economic impacts of the proposal, primarily 
 resulting from the increase in the numbers of 
 visitors to the central area of Sunderland and the  
 generation of linked trips between the ski centre,  
 other sport and leisure-based facilities in proximity  
 and also with the retail, leisure and service facilities  
 within the city centre.  
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5.14 Furthermore, in assessing the impact of any indoor  
 ski centre on economic and physical regeneration  
 of the area, including the impact on deprived areas  
 and social inclusion objectives, applicants should  
 have regard to any strategies that consider the 
 requirements for improved sporting and leisure  
 facilities in Sunderland, Tyne and Wear or the region.  
 Such strategies currently include:

  The statutory Development Plan, including UDP  
  Alteration no.2
  The Community Strategy – “Sunderland…for a  
  Better Future, 2008-2025”
  The Regional Economic Strategy
  The Regional Facilities Strategy for the North East  
  of England, 2008, prepared by Sport England.  

5.15 The Regional Facilities Strategy was prepared in  
 consultation with key bodies including local 
 authorities, universities, the County Sports 
 Partnerships, Regional Development Agencies and  
 Sport England regional staff. The Strategy draws a  
 number of conclusions of relevance, including:
  A shift away from delivering single sports to 
  creating new types of family-oriented
  multi-sport “hubs” is appropriate
  There are no indoor snow facilities in the 
  North-east, which means that current provision  
  (of outdoor slopes) may not be accessible all year  
  round. Consideration should be given to the 
  development of an indoor snow facility within  
  one of the major conurbations
  It is important that such facilities are easily 
  accessible and, therefore, the areas identifi ed as  
  Strategic Transport Hubs in the RSS (which 
  include Sunderland) should be prioritised
  Locations where there is critical mass of facilities  
      to attract a visitor for one or two days at a time  
  should be prioritised. The Stadium Village  
  development is a good example of where a 
  critical mass of high quality facilities is likely to  
  attract both tourists and residents alike.

5.16 On this basis, and in the absence of any other 
 existing or committed comparable facility(ies), it  
 would appear likely that positive economic impacts  
 could be demonstrated for an indoor ski centre at  
 Stadium Village and that it would contribute 
 positively towards meeting social inclusion 

 objectives. However, applicants would need to con 
 fi rm this at application stage.

 in any such facilities from visitors across the 
Potential Negative Impacts

5.17 At present, there are no existing or committed  
 comparable facilities in, or on the edge of, 
 designated centres in the region. An absence of  
 comparable facilities in centres is an indication that  
 the leisure/ski aspect of a centre at Stadium Village 
 would not have any signifi cant adverse impacts  
 upon the vitality and viability of existing centres or  
 in-centre trade/turnover. However, applicants  
 would be required to demonstrate this at application  
 stage. 

5.18 It will be also be necessary for the applicant to  
 demonstrate that expenditure and investment  
 would not be diverted from existing centres in the
 surrounding area, as a result of any proposed 
 associated retail or food and drink uses, to the  
 extent that the vitality and viability of those centres  
 would be threatened. In this respect, the applicant  
 should provide evidence of the likely origin of spend  
  in any such facilities from visitors across the 
 catchment area of the ski centre and assess 
 whether such a dispersal of trade diversion from  
 across the area would adversely impact upon the  
 vitality and viability of any centres therein.  
 

5.19 In order to ensure that any retail operations within  
 the ski centre do not adversely impact upon 
 centres in the area, as a result of diverting potential  
 retail operators from locating in the centres, 
 Sunderland City Council may consider it 
 necessary to restrict the type of retail operations  
 within the ski centre. Restrictions could be imposed  
 through planning conditions and relate to the 
 maximum amount of fl oorspace provided for such  
 uses, the confi guration of the retail fl oorspace and  
 the ranges of goods sold. For example, a condition  
 may be attached that prevents the sale of goods  
 other than sporting equipment and sport and  
 leisure-related clothing.
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Accessibility

5.20 In order to meet the requirements of Policy S2A  
 and PPS4, evidence should be provided to 
 demonstrate that the development would be 
 accessible by a choice of means of transport, 
 particularly public transport, and have no adverse  
 effect upon overall travel patterns and car use.  
 Generally, proposals which are likely to serve an  
 extensive catchment area will be best located within  
 the existing “higher order” centres given that such  
 centres tend to have the best public transport infra 
 structure and the best potential to promote more  
 linked trips.

5.21 In this regard, should the applicant be able to
 demonstrate that there are no sequentially 
 preferable sites within the city centre and its retail  
 core, closer to the Park Lane Public Transport  
 Interchange (bus and Metro) and the main line rail  
 station, the applicant should then seek to demon 
 strate how the indoor ski centre would be accessed  
 on foot from the city centre and public transport  
 facilities in the surrounding area, including local  
 Metro stations and bus stands/routes upon 
 surrounding streets. station, the applicant should  
 then seek to demon demonstrate how the indoor  
 ski centre would be accessed on foot from the city  
 centre and public transport facilities in the 
 surrounding area, including local Metro stations  
 and bus stands/routes upon surrounding streets.

5.22 Part of the Stadium Village area, within the 
 Sheepfolds site, is within 300 metres of the city  
 centre boundary. PPS4 defi nes “within 300
 metres” of a centre’s boundary as a reasonable  
 proxy for determining whether a site could function  
 as an edge-of-centre location, though PPS6 also 
 explains that account should be taken of local  
 circumstances. In respect of local circumstances  
 relating to Stadium Village, it is evident that this area  
 is within easy walking distance of the city centre  
 and achieves linked trips, as proved by the number  
 of visitors to the Stadium of Light on match days  

 that walk to and from the city centre.  

6.0 Effect upon the Development Plan Strategy

6.1 Should a proposal emerge for an indoor ski centre  
 that is accompanied by evidence which 
 demonstrates compliance with Policy S2A criterion  
 i) to v), it is likely to be considered to support, rather  
 than have any adverse effect upon, the 
 Development Plan strategy (subject to compliance  
 with detailed policy requirements, such as design). 

6.2 Policies NA3A.1 and NA3A.2 confi rm that where  
 uses are proposed which are not identifi ed as being  
 “required”, “acceptable” or “unacceptable” in the  
 policies, they would be considered on their
 individual merits having regard to other policies  
 of the UDP. Should an indoor ski centre be 
 proposed on the Stadium Park site within Stadium  
 Village, which includes associated Class A1 retail  
 fl oorspace, or a centre is proposed on the 
 Sheepfolds site which includes retail fl oorspace that  
 exceeds 250sqm (or retail units greater than 50sqm  
 net), Class A3 (restaurants and cafes) or Class A4  
 (drinking establishments) uses, it would be 
 necessary for the applicant to demonstrate that this  
 element of the proposal satisfi es other policy, 
 particularly Policy S2A. 

6.3 Case Law¹   has established that, for a proposal to be  
 in accordance with the development plan, it should  
 be in accordance with the plan (overall) and not  
 necessarily with each individual policy. In this regard,  
 should an applicant be able to demonstrate that any  
 such proposed retail fl oorspace (and, in the case of  
 the Sheepfolds site, Class A3 and A4 uses) meets  
 wider policy objectives of the UDP and conforms  
 with Policy S2A, the proposal is likely to be 
 considered to accord with the development plan  
 strategy, on the whole.     
  
 ¹ R.(Cummins) v Camden LBC, 2001
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