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1.   SITE DESCRIPTION
1.1 The application site is located at the northern end of Queensway which falls within 

Stevenage Town Centre. The site comprises numbers 85 (The former M&S store) to 103 
(Poundland) Queensway and is part three-storey, part four storeys in height with a 
shopping parade at ground floor level with offices and ancillary retail floorspace located 
above. However, the building drops down to single-storey where it turns the corner into The 
Forum with this part of the building occupied by “Kaprys Polish Delicatessen”. The building 
itself across all of the levels is flat roofed. The Queensway elevation is predominantly 
constructed from concrete panels with a textured pebble dash finish, crittall windows and 
green tiles with a timber canopy overhanging the ground floor shopping parade. The 
shopping parade itself generally comprises of full height glazed shop frontages with low 
level stall risers and fascia signage.

1.2 The Marshgate elevation (rear) of the building is constructed from either grey engineering 
or red bricks with metal windows. At ground floor level there are single-storey projections 
with flat roofs comprising of plant on their respective roof areas and metal shutters and 
doors which form part of the service area to the building. There are also external metal 
staircases and an electricity sub-station. On the roof area of the former M&S building there 
are areas of plant and equipment located within brick enclosures.  

1.3 To the east of the application site (rear) is the Marshgate Car Park and service road and 
beyond this is St George’s Way, Bowes Lyon and Town Centre Gardens. To the north of 
the development site is “The Forum” which is a modern two ½ storey building comprising of 
retail units and to the north-east is a modern, brick built, two-storey building comprising a 
tanning salon, hot food takeaway, a mattress store and the Job Centre. To the south/south 
east of the application site is Park Place which is currently undergoing extensions and 
external modernisation works in order to create a new residential development with ground 
floor retail units. To the west of the application (the front) is the main Queensway 
pedestrianised area of the town centre beyond which is the other part of the shopping 
parade with retail premises at ground floor level with ancillary retail floorspace above. To 
the front of the building is a metal framed, painted white, glazed canopy which over-sails 
the public footpath.    

  
2.   RELEVANT PLANNING HISTORY

2.1 There have been numerous permissions granted in the past for advertisements at the 
premises as well as alterations to shop fronts.  

2.2 Planning application 18/00268/FPM seeks permission for the partial demolition of existing 
buildings to facilitate erection of new residential building comprising 39no. studio, 54no. one 
bed and 1no. two bed flats with under-croft car parking; retention of existing office use (Use 
Class B1) on upper floors; change of use of existing retail units (Use Class A1) to a mixed 
use development of Use Classes A1 (Shops), A2 (Professional & Financial Services), A3 
(Restaurants & Cafes), A4 (Drinking Establishments) and D2 (Gym) with associated 
enhancements to shop frontages; replacement canopies; public realm improvements and 
associated car parking and highway works. This application is pending consideration.

2.3 Prior approval application 18/00386/CPA seeks approval for the change of use of the 
second floor from use Class B1(a) (offices) to use Class C3 (residential) to provide 11 flats. 
This application is pending consideration. 

2.4 Planning application 18/00390/FP seeks planning permission for the change of use of the 
second floor from retail (Use Class A1) to for 8 residential flats (7 x studio flats and 1 x 1 
bed) including upgrade and refurbishment to stair and access to residential flats, a new lift 
and formation of bin and cycle store areas at ground floor. This application is pending 
consideration. 
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2.5 Prior approval application 18/00393/CPA seeks prior approval for the change of use from 
Use Class A1 (Shop) and Class A2 (Financial & Professional) to 2 no. dwelling units (Use 
Class C3). This application is pending consideration. 

3.  THE CURRENT APPLICATION 

3.1 The current application seeks planning permission to partially demolish an area of the 
existing buildings to facilitate the erection of a surface car park, retention of existing office 
use (Use Class B1) on upper floors and a change of use of some of the existing retail units 
(Use Class A1) to a mixed use development of Use Classes A1 (Shops), A2 (Professional 
& Financial Services), A3 (Restaurants & Cafes), A4 (Drinking Establishments) and D2 
(Gym). The overall retail mix for the development is set out in the table below. 

Table 1: Proposed retail mix for the development.

Unit Name Use Class Total Gross Internal Area (GIA) (Sq.m)
85 A Queensway A1 789.88
85 B Queensway D2 1,633.21
85 C Queensway A1 – A3 358.11
87 Queensway A1 229.91
89 Queensway A1 – A3 532.25
91 Queensway A1 362.67
93 Queensway A1 331.53
95 Queensway A1 1,070.82

97 – 99 Queensway A2 762.53
101 Queensway A1 375.86
103 Queensway A1 – A4 821.76

Note:- The specified uses are set out in detail under paragraph 3.1 of this report. 

3.2 In addition, the proposed development also seeks permission for associated enhancements 
to shop frontages; replacement canopies; public realm improvements and associated car 
parking and highway works. The modernised shop frontages would comprise of uniform full 
height glazing frontages within metal frames and canopies which would be reclad with a 
perforated underside with strip lighting behind along with replacement building up lighting. 
The improvement works to the building would also comprise of the existing concrete panels 
and brickwork to be cleaned and refurbished, replacement metal cladding, and new joinery 
to extrude from the building line around the first and second floor windows.

3.3 This application comes before the planning committee for consideration as it is a major 
application. 

4.      PUBLIC REPRESENTATIONS 

4.1 As a major planning application, the proposal has been publicised by way of letters to 
adjoining premises, site notices and a press notice. At the time of drafting this report no 
comments or representations have been received. 

5. CONSULTATIONS 

5.1 Hertfordshire County Council as Highways Authority

5.1.1 The County Council as the Highways Authority consider the development to be in 
accordance with National and Local Policies. Therefore, the Highways Authority formal 
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recommendation is that there are no objections to the development proposal subject to 
recommended planning conditions and a highway informative.  

5.2 Hertfordshire County Council as Lead Local Flood Authority

5.2.1 The proposed drainage strategy for the southern and eastern parts of the site would be 
based upon attenuation and discharge at a restricted discharge rate of 4.9 l/s into Thames 
Water surface water sewer network system along Marshgate. The remainder of the site 
would be managed as is the current situation. Overall, the proposed drainage scheme will 
provide a significant betterment to the site by reducing the discharge rate from the southern 
and eastern catchment to 4.9 l/s with the provision of 313m3 of attenuation, calculated for a 
1 in 100 plus 40% for climate change allowance. Subsequently, the proposed development 
is considered acceptable subject to conditions.  

5.3 Hertfordshire County Council as Minerals and Waste Planning Authority

5.3.1 The Council needs to be aware of the Policies in regards to waste management of the site, 
including the re-use of unavoidable waste where possible and the use of recycled materials 
where appropriate to the construction. Furthermore, Waste Policy 12: Sustainable Design, 
Construction and Demolition require all relevant construction projects to be supported by a 
Site Waste Management Plan (SWMP). This aims to reduce the amount of waste produced 
on site and should contain information including types of waste removed from the site and 
where that waste is being taken to.

5.4 Hertfordshire Constabulary as the Crime Prevention Design Service

5.4.1 There are no concerns with the proposed development subject to it meeting Secured by 
Design in line with Local and National planning policy.  

5.5 Council’s Environmental Health Section

5.5.1 The proposed development is considered to be acceptable. However, in terms of 
contamination, this should be dealt with through a “catch all” condition to cover any 
potential contamination. In addition, it is recommended that conditions be imposed, to 
mitigate impact on nearby businesses and residents, in regards to asbestos, dust control 
measures, external lighting, construction method statement and a methodology for the 
screening of plan and machinery. 

5.6 Council’s CCTV Section

5.6.1 The Council’s CCTV section seeks the provision of a new camera near Marshgate in order 
to improve coverage towards the rear of the development site.  

5.7 Council’s Engineering Section

5.7.1 The scheme provides an opportunity to rationalise and improve the streetscape on 
Marshgate which is supported. Therefore, it recommended a new boundary line is created 
between public and private areas such that:-

 The loading zone and staff parking bays would become private (requiring the 
transfer of some Council land to the developer);

 The new car park to remain private and the private operator would balance the 
needs of residents of the new flats;

 The new footway and its verges would be adopted by the Council to become a 
publically maintainable street.



- 5 -

5.7.2 There is also a need to incorporate four electric vehicle (EV) charging points where the 
proposed disabled bays would be located with the provision of 2 twin-port EV charge points. 
The proposed disabled and pay and display bays lost from the proposed arrangement 
should be provided kerb-side on the northern side of the street.

5.7.3 In terms of the land transfer itself, there would need to be a fence provided along the 
boundary to demarcate the different ownership. There would also need to be coordination 
that all works in areas carried out by the developer be covered under a S278 agreement 
under the Highways Act which is used to secure highway improvement works, which would 
be managed by the Engineering Section. Beyond the S278, there would also be financial 
contributions sought towards the drafting and preparation of Traffic Regulation Orders as 
well as replacement of pay and display machines and road markings. 

5.8 Council’s Parks and Amenities Section

5.8.1 In regards to the proposed hard and soft landscaping, there are insufficient details at this 
stage for Stevenage Direct Services (SDS) to be able to comment fully on the soft and hard 
landscape details for this development. However the initial outline landscape proposals we 
can only provide broad comments. To be able to fully comment we will require detailed soft 
& hard landscape proposals. This should include full planting details and areas to be 
adopted by SDS for maintenance.

5.8.2 For those planted areas to be maintained by SDS the following shall apply:
o The full proposed planting plans shall be reviewed by SDS in reasonable notice and 

shall be subject to amendments if required. 
o Planting and top soil shall be in accordance to the relevant British Standards (BS 

3882 Minimum rooting depths for turf is 600mm for shrubs) 
o Planting shall be through a geotextile weed suppressant membrane with a suitable 

layer of mulch applied over the top. 
o Mulch shall not contain any loose hard aggregate and methods shall be employed 

to prevent mulch and soil from washing onto the surrounding footpaths / hard 
surfaces. 

o Plant selection shall be of low maintenance, year round interest, drought tolerant 
and ideally planted in increased density to discourage weed growth.

o Access shall also be considered for teams to carry out the maintenance of the 
landscaped areas. 

o Planting shall be undertaken during the winter months (October to February). A 
minimum defect period of 12 months shall also be in place for replacement of failed 
planting and trees – all defects shall be resolved before handover of the landscaped 
areas to Stevenage Direct Services with approval from the relevant Council Officer.  

5.8.3 The proposed landscaped areas around the service yard and parking area shall require 
suitable protection from vehicle (including HGV) damage. For example this could include 
the use of metal bollards. Without any protection the current proposed landscape would be 
very vulnerable to damage from turning and delivery vehicles. For the new landscaped 
areas to be maintained by SDS, sums for the future maintenance of these areas shall be 
considered fully. SDS are unable to maintain any planting at height – if the design 
incorporates such planting / landscaping (e.g. garden roof terrace) these areas shall not be 
maintained at a cost to SDS.

5.9 Thames Water

5.9.1 With regards to surface water drainage, it has been advised that it is for the developer to 
follow the sequential approach to the disposal of surface water. Where a developer 
proposes to discharge to a public sewer, prior approval from Thames Water Development 
Services will be required. The development would be expected to demonstrate what 
measures will be undertaken to minimise ground water discharge into the public sewer. 
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Groundwater discharges typically from construction site dewatering, deep excavations, 
basement infiltration, borehole installation, testing and site remediation. Therefore, Thames 
Water recommends an informative stipulating that the developer will be required to have a 
“Groundwater Risk Management Permit” in order to discharge water into the sewer.

5.9.2 In addition to the above, as there are sewers crossing in close proximity to the site, if any 
significant works are to be undertaken, then there will be a requirement to minimise risk of 
damage. Therefore, any development must not reduce capacity, limit repair or maintenance 
activities, or inhibit the services of Thames Water. Furthermore, it is recommended that 
petrol/oil interceptors be fitted in all car parking facilities. This is to ensure that oil polluted 
discharges do not enter local watercourses. In regards to the waste water network and 
waste water processing infrastructure capacity, there are no concerns with the proposed 
development. 

5.10 Affinity Water

5.10.1 No comment.

6. RELEVANT PLANNING POLICIES 

6.1       Background to the Development Plan

6.1.1   In the determination of planning applications development must be in accordance with the 
statutory development plan unless material considerations indicate otherwise. For 
Stevenage the statutory development plan comprises:

•Hertfordshire Waste Development Framework 2012 and Hertfordshire Waste Site 
Allocations Development Plan Document (adopted 2012 and 2014);
•Hertfordshire Minerals Local Plan 2002 – 2016 (adopted 2007); and
•The Stevenage District Plan Second Review 2004.

           The Council has now reached an advanced stage in the preparation of a new Stevenage 
Borough Local Plan 2011-2031. The Plan has been used as a material consideration in the 
determination of all planning applications registered on or after Wednesday 6 January 
2016.  The Plan has now been through the Examination process and the Inspector’s Report 
was received in October 2017. This recommended approval of the Plan, subject to 
modifications proposed. The Plan is currently subject to a holding direction placed upon it 
by the Ministry of Housing, Communities and Local Government (MHCLG), which prevents 
its adoption whilst MHCLG are considering whether or not to call it in.

6.1.2   The National Planning Policy Framework sets out that decision-takers may give weight to 
relevant policies in emerging plans according to their stage of preparation, the extent to 
which there are unresolved objections to relevant policies, and their degree of consistency 
with policies in the National Planning Policy Framework. 

6.1.3    In considering the policy implications of any development proposal, the Local Planning 
Authority will assess each case on its individual merits, however, bearing in mind the 
positive Inspector’s Report, significant weight will be afforded to policies within the 
emerging Local Plan.

6.2      Central Government Advice

6.2.1   A revised National Planning Policy Framework (NPPF) was published in July 2018. The 
NPPF sets out the Government’s planning policies for England and how these are expected 
to be applied. Annex 1 of the NPPF provides guidance on how existing local plan policies 
which have been prepared prior to the publication of the NPPF should be treated. 
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Paragraph 213 of the NPPF applies which states that due weight should be afforded to the 
relevant policies in the adopted local plan according to their degree of consistency with it.

6.2.2    Planning law requires that applications for planning permission must be determined in 
accordance with the development plan unless material considerations indicate otherwise. 
The NPPF is itself a material consideration. Given that the advice that the weight to be 
given to relevant policies in the local plan will depend on their degree of consistency with 
the NPPF, it will be necessary in the determination of this application to assess the 
consistency of the relevant local plan policies with the NPPF. The NPPF applies a 
presumption in favour of sustainable development. 

6.2.3    In addition to the NPPF, advice in Planning Practice Guidance must also be taken into 
account.  It states that, where the development plan is absent, silent or the relevant policies 
are out of date, paragraph 11 of the National Planning Policy Framework requires the 
application to be determined in accordance with the presumption in favour of sustainable 
development unless otherwise specified.

6.3 Adopted Local Plan 
Policy TW1: Sustainable Development;
Policy TW2: Structural Open Space;
Policy TW8: Environmental Safeguards;
Policy TW9: Quality in Design;
Policy TW10: Crime Prevention;
Policy TW11: Planning Requirements;
Policy T6: Design Standard;
Policy T12: Bus Provision;
Policy T13: Cycleways;
Policy T14: Pedestrians;
Policy T15: Car Parking Strategy;
Policy TR1: Town Centre;
Policy TR3: Retail Frontages;
Policy TR4: Loss of Retail Floorspace;
Policy TR7: Loss of Office Accommodation;
Policy TR9: Town Centre Parking;
Policy EN27: Noise Pollution;
Policy EN13: Trees in new development;
Policy EN36: Water Conservation;
Policy EN38: Energy Conservation and Supply;
Policy L18: Open Space Maintenance. 

6.4 Stevenage Borough Local Plan 2011-2031 Publication Draft (Emerging Local Plan)

Policy SP1: Presumption in favour of sustainable development;
Policy SP2: Sustainable Development in Stevenage;
Policy SP3: A strong, competitive economy;
Policy SP4: A Vital Town Centre;
Policy SP5: Infrastructure;
Policy SP6: Sustainable Transport;
Policy SP8: Good Design;
Policy SP11: Climate Change, Flooding and Pollution;
Policy TC1: Town Centre
Policy TC7: Marshgate Major Opportunity Area
Policy TC8: Town Centre Shopping Area
Policy IT3: Infrastructure
Policy IT4: Transport Assessments and Travel Plans
Policy IT5: Parking and Access
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Policy IT8: Public parking provision
Policy GD1: High Quality Design
Policy FP1: Climate Change

6.5 Supplementary Planning Documents 

Parking Provision Supplementary Planning Document January 2012.
Stevenage Design Guide Supplementary Planning Document January 2009.

7. APPRAISAL 

7.1 The main issues for consideration in the determination of this application are its acceptability 
in land use policy terms, the impact on the character and appearance of the area; the impact 
on existing neighbouring amenities; the effect of the proposals on the highway network; the 
adequacy of parking provision and flood risk.

7.2 Land Use Policy Considerations

7.2.1 The application site is identified within the Town Centre Policy Area in the Stevenage District 
Plan Second Review 1991-2011, where policy TR1 applies. Policy TR1 states that “Within 
the town centre policy area, as identified on the proposals map, permission will be granted 
for “inter alia” retailing, leisure, cultural, community and social uses provided that it does not 
conflict with the Council’s adopted vision or strategy for the town centre or other policies

7.2.2 The ground floor retail units are designated as primary retail frontages by Policy TR3 of the 
District Plan, therefore, only proposals for Use Class A1 (shops) will be permitted. With 
respect to Policy TR4 of the same document, this states that proposals that result in the 
overall loss of retail (A1), food and drink (A3) and service floorspace (A2) in the town centre, 
will be resisted except for changes of use to social, community, leisure and cultural use. 
Turning to the emerging Local Plan, Policy TC8 also identifies the majority of units as falling 
within primary retail frontage and therefore, has the same restrictions on use. Looking at the 
proposed development, it would involve a change of use of the following units which fall 
within primary retail frontage:-

 85 Queensway (former M&S store)) from Use Class A1 to a mixture of A1, A2 and A3 
and D2;

 Unit 89 (former Select store) from Use Class A1 to a mixed use A1 to A3. 

7.2.3 Given the above, the proposed development would result in a reduction in A1 retail 
floorspace which would be contrary to Policies TR3 and TC8. However, under emerging 
Policy TC8, planning permission would be allowed for other uses where:-

 The proposal will retain an active frontage;
 The proposal will generate footfall equivalent to, or greater than A1 or A2 use in the 

equivalent location; and
 The unit has been unsuccessfully marketed for A1 or A2 use, or has remained vacant, 

for at least six months. 

7.2.4 In regards to the first point, the premises are currently vacant and therefore, the proposed 
modernisation of their frontages would help to harmonise the visual appearance of the 
shopping parade.  In addition, by allowing a more flexible use in these premises, it would 
help to bring back these vacant units into operation creating a more active frontage and help 
to draw trade down to this part of Queensway. In addition, through a more flexible use, the 
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introduction of potentially a restaurant or café can help introduce a nighttime economy. 
Independent research (such as by Allegra, Killian Pretty Review and the recent Grimsey 
Review) has demonstrated that café’s and/or coffee shops along with restaurants are social 
hubs which help bring people together in a safe and comfortable environment. These reports 
also demonstrate that they help to improve the vitality and viability of the town centre as they 
encourage people to stay in the centre longer. 

7.2.5 Finally, the units have been vacant for more than six months having been actively marketed 
commercially. The M&S store (85 Queensway) has been vacant since September 2015 and 
has been marketed by CPRE (Commercial Property Real Estates) through online marketing 
brochures, A-boards and on commercial websites. Whilst the premises were used on a 
temporary lease, the property is now vacant with no interest in the use of the store. Turning 
to the former Select store (89 Queensway), this property has been vacant for over 12 
months and has been actively marketed by Green and Partners (Commercial Agent) through 
online marketing brochures, signage and through commercial websites. The rent on this unit 
has also been reduced but there has been no interest in this unit. 

7.2.6 In addition to the above, whilst it is not proposed to change the use of these premises, the 
former Rymans Stationary Store (91 Queensway) has also been vacant for a number of 
months and is being actively marketed for A1 retail by Green and Partners. Again, there has 
been no interest in leasing this property for A1 retail. In addition, whilst not part of the 
development site, there are a number of vacant units on the opposite side of the site along 
Queensway which were previously occupied by A1 retailers. Taking these matters into 
consideration, it demonstrates that there is a need to a more flexible usage in some of the 
premises in order to entice footfall along this part of Queensway and help to bring back a 
more active frontage. 

7.2.7 In regards to the proposed change of use 103 Queensway (Poundland) from A1 to mixed 
use A1 to A4 unit, whilst this is occupied by an A1 retailer these premises are designated as 
secondary retail frontage and as such, both the adopted and emerging Local Plans do not 
restrict the use of premises in secondary frontages for A2, A3 and A4 uses. 

7.2.8 Given the aforementioned assessment, whilst the proposal could result in the loss of A1 
retail floorspace, it would help create an active frontage, have a high footfall and would 
bring a vacant unit into operation. Therefore, the proposed development would help to 
support the vitality and viability of the town centre. In this regard, the proposal is considered 
to comply with Policies TR3 and TR4 of the District Plan (2004), Policy TC8 of the 
Emerging Local Plan (2016), the NPPF (2018) and PPG (2014). 

7.3 Financial Contributions

7.3.1 Financial contributions have been sought by the Council’s Engineering Section in relation to 
the proposed highway rationalisation works (these works are set out in more detail in 
section 7.6 Impact on the Highway Network of this report). The financial contributions 
sought would be as follows:-

Stevenage Borough Council Financial Contribution
Traffic Regulation Orders. £8,000
Replacement of pay and display 
machine signage and road markings.

£3,000

Overall total £11,000

7.3.2 In addition to the above, the Council’s CCTV section is seeking the provision of a new 
security camera on Marshgate. Following negotiations with the applicant they have agreed 
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to pay the aforementioned financial contributions and obligations which would be secured 
via a S106 agreement. In this regard, the proposed development would accord with the 
NPPF and the Council’s adopted and emerging policies in relation to financial contributions. 

7.4 Impact on the Character and Appearance of the Area

7.4.1 The existing buildings including the Queensway frontage, are now dated and do not 
contribute positively to the street scene. However, it is considered that the existing 
canopies, whilst the application site does not fall with the Town Centre Conservation Area, 
are a key feature of the town centre as emphasised in the Town Centre Conservation Area 
Management Plan SPD (2012). This is because they provide general protection along the 
pedestrianised precincts which define the core of Stevenage Town Centre. Therefore, the 
proposed development as part of the modernisation works, seeks to retain the existing 
canopy structure and update with new perforated cladding to the underside with strip 
lighting behind. Through this approach, the canopies would appear modern and slim line 
and would complement the rest of the modernisation of the shop frontage.

7.4.2 Having regard to the modernisation works, the proposal would comprise of full height 
modern glazing within metal frames with a new double height glazed frontage on the corner 
of Queensway and The Forum. The proposed works would also comprise of new metal 
cladding and the cleaning and refurbishment of brickwork and the concrete cladding. In 
addition, there would be new joinery to extrude from the building line around windows in 
order to create variation and detail to the existing built form. There would also be new 
building up lights to help to create a modern environment. The overall refurbishment works 
would help to provide rhythm and continuity to the shop frontage with an expressed corner 
to create a key focal point. 

7.4.3 In regards to the modernisation and rationalising works to the rear, this would help to 
enhance the overall public realm and connectivity between The Forum and the surface car 
park at Marshgate which is currently is a poor environment. The external refurbishment 
works and the installation of new windows, cladding and louvres all help to enhance the 
visual appearance of Queensway/Marshgate. Therefore, the proposed design of the 
development accords with the principles of the NPPF and policy GD1 of the emerging local 
plan which requires high quality design. For a contemporary approach to work effectively, it 
requires the use of high quality materials. Whilst the materials that have been indicated 
appear appropriate, it is recommended that a condition is attached to the grant of any 
planning permission requiring the submission of samples of building materials.

7.4.4 In addition to the above, the proposal also provides for significant improvements to the 
public realm in the vicinity of the application site and a landscape strategy has been 
submitted as part of the application. The proposals intend to revitalise the public realm 
through new landscaping, street furniture and use of the area with enhanced site lines and 
rationalising the area to create a defined public/private landscape through the use of 
modern fencing. This will, in essence, create a clear distinction between the private service 
yard and the public footpath. These improvement works would be secured through a S278 
agreement and a specific condition regarding hard and soft landscaping will be imposed.  

7.4.5 Having regard to the aforementioned, it is considered that the articulation and materials 
proposed, together with the façade improvements to the retail units along Queensway and 
public realm improvements, would result in an attractive development that would 
significantly enhance this part of the town centre.

7.5 Impact upon Neighbouring Amenity

7.5.1 With regards to the impact on neighbouring amenity, the proposal would not unduly affect 
the operation or amenity of any of the existing neighbouring buildings. The application site 
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is adjacent to the Marshgate surface level car park to the east, beyond which are the Town 
Centre Gardens. To the north and north-east of the site are the service areas and rear 
aspects for properties fronting onto Queensway and The Forum. In view of this, it is 
considered that the only development likely to be affected by the proposal is Park Place. 
This development is sited approximately 35m from the application site which is well in 
excess of any standards set out in the Council’s Design Guide SPD. Given this, it is 
considered that the proposed development would not have a detrimental impact on the 
amenities of the nearest residential properties within Park Place. 

External lighting

7.5.2 In regards to external lighting, the applicant has not submitted any details of lighting which 
would be installed on the development or around the application site. However, to ensure 
that any external lighting does not affect the amenities of nearby residential properties, 
prejudices highway safety, operation of the service area or prejudice the Council’s ability to 
deliver future residential development in the area, it is recommended that a condition be 
imposed to any permission granted in order to deal with external lighting. This condition will 
require the applicant to submit details of any external lighting scheme prior to the 
commencement of the development on-site 

7.6 Impact on the Highway Network

7.6.1 The application site is currently serviced from Marshgate which is a local service road off St 
George’s Way. The proposed development would seek to create a new vehicle 
access/egress point onto Marshgate.  However, the development does not seek to extend 
or alter the existing access/egress points which are connected to St. George’s Way. The 
new access itself has been designed to meet the Department for Transport (DfT) Manual 
for Streets with adequate vehicle-to-vehicle visibility and pedestrian inter-visibility lines. 

7.6.2 Looking at traffic generation, the proposed development would seek to change the amount 
of retail of floorspace along with the provision of a new gym. Due to this change in the 
overall mix of development, there will be a change in the amount of trips to and from the 
application site. Given this, the applicant’s transport consultant has produced a transport 
assessment which incorporates details of proposed traffic generation for weekdays and 
weekends using TRICS (Trip Rate Information Computer System). Looking at the existing 
development, the trip projections for the site are 1,898 arrivals and 1,892 departures on a 
typical weekend day. The reason for using weekend days is because these are the days 
where the largest amount of vehicle traffic is generated with respect to retail in the town 
centre. Turning to the proposed retail aspect of the development, due to the change in the 
amount of retail floorspace, the amount of trips generated would reduce to 957 vehicle 
arrivals and 954 vehicle departures. Consequently, there would be a decrease in vehicle 
traffic movements. 

7.6.3 In regards to the proposed gym, the Transport Assessment identifies that there would be 89 
vehicle arrivals and 94 vehicle departures on a typical week day. The reason for using the 
week day as the base point is because this is when the highest predicted level of traffic is 
generated by the gym.  The peak hour of operation for the gym is expected to be between 
19.00 and 20.00, with 10 arrivals and 17 departures, totalling 27 trips per hours.  

7.6.4 Taking into consideration of the above, there would be a reduction in the amount of trips 
where the total arrival trips would reduce by 852 and expected departure trips should 
reduce by 850 vehicle trips. It should be noted that due to the location of the site falling 
within the town centre, there would be a lot of linked trips. Following consultation with 
Hertfordshire County Council as Highways Authority, it is considered that the level of traffic 
generated by the new development would not have a significant impact on the town centre 
or adjacent highway network such as the existing accesses on Marshgate. 
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7.6.5 Further to the above, as the proposed development would have a relatively low trip 
generation compared to the existing baseline traffic generated by the existing development, 
there would not be a significant change of impact on the highway network. However, in 
regards to construction traffic, as this could potentially have an impact it is recommended a 
condition be imposed if planning permission were to be granted. This condition would 
require the submission of a Construction Management Plan/Method Statement to ensure 
construction traffic, the siting of cabins, storage of construction equipment etc. does not 
prejudice the safety and operation of the highway network. 

7.6.6 Turning to highway safety, the applicant has also undertaken a review of accident data 
which is set out in their Highway Safety Audit. Following a review of this data as well as the 
safety audit itself which includes swept path analysis for small and large vehicles which 
would use the service areas, in conjunction with HCC as the Highways Authority, it has 
been demonstrated by the applicant that the development would be unlikely to exacerbate 
existing accident concerns.

7.6.7 Separate to the above, it is noted that the proposed development would seek to create new 
vehicle access/egress point from Marshgate which is owned by Stevenage Borough 
Council. In addition, the proposed development would seek to reconfigure the existing pay 
and display/disabled parking area as well as rationalise the wider streetscape. This is in 
order to help facilitate the delivery of the proposed scheme as well as to ensure the service 
yard for the retail units can become more secure via the erection of a perimeter fence. 
Further to this, part of the proposed development seeks to create new footpath connections 
and a loading bay to the rear of the building where part of this land is currently under private 
ownership. 

7.6.8 Following consultation with the Council’s Engineering Department, they have advised that 
the Council could look to adopt the areas so that they become publically maintainable. In 
addition, the loading zone and staff parking bays would become private (requiring the 
transfer of some Council owned land to the developer). This would ensure that the loading 
zone and staff parking located to the rear of the retail area would be maintained by the 
landowner and not the Council. In addition, they recommend the provision of EV charging 
points (4 EV bays with 2 twin-port EV charge points) into the scheme in support low/zero 
emission vehicles. Turning to the disabled bays and pay and display bays, through 
negotiations with the Council’s Engineering Section, these would be provided kerbside 
along Marshgate. 

7.6.9 Taking into consideration of the above, in order to co-ordinate the above and to undertake 
all the necessary works as advised by the Council’s Engineering Department, a Section 278 
agreement will need to cover the following:-

 Construction of a footway 1.8 metres wide in 6mm DBM;
 Provision of a LOADING ONLY lay-by;
 Construction of 4 EV bays with coloured painted surfacing;
 Installation of 2 twin-port 7KW Type 2 EV charge points;
 Installation of stainless steel Sheffield type bicycle stands;
 Provision of grass verge areas (planting levels to be agreed) protected from vehicle; 

overrun by full height kerbs;
 Provision of a pedestrian crossing point with a kerb build-out on the northern kerb-line 

and associated drainage provision;
 Removal of steel fencing from Marshgate footway;
 Installation of a new Metric Pay & Display machines; 

7.6.10 Beyond the S278 works, the following financial contributions (see paragraph 7.3.1 for a 
breakdown of the financial contributions sought) have also been sought:-
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 Allowance for drafting, consulting, advertising and making of 4 Traffic Regulation 
Orders (TRO);

 Replacement of  Pay and Display machine signage and road markings; and

7.6.11 In summary, subject to a S106 Agreement securing the relevant monetary contributions, 
and, the imposition of conditions, the proposed development as advised by HCC as the 
Highways Authority would not have a detrimental impact on the safety and operation of the 
highway network.

7.7 Parking provision

7.7.1 In regards to the proposed gym (Use Class D2), the parking standards sets out a 
requirement of 1 parking space per 15m2 of gross floor area. In regards to Uses Classes 
A1 (shops) and A2 (financial and professional services) the standard is 1 space per 30m2 
of floor area. In terms of Use Classes A3 (Restaurants and Cafes) A4 (Public Houses and 
Bars), the standard ranges from 1 space per 3m2 of bar area plus 3 spaces per 4 
employees to 1 space 5m2 dining area plus 3 spaces per 4 employees.

7.7.2 Taking into consideration of the above, there would be a requirement to provide 452 car 
parking spaces (109 spaces for the proposed gym and approximately 343 spaces for the 
proposed A1 to A4 uses (worst case scenario)). However, the application is located in non-
residential accessibility zone 1, therefore car parking can be reduced to 0% to 25% of the 
base car parking standard which would equate to between 0 and 113 spaces. 

7.7.3 Given the above, the proposed development seeks to provide 31 parking spaces which 
would serve the gym and 4 employee parking spaces to serve the other retail units. Whilst 
the proposed development would have limited additional parking being created, it would still 
accord with the above standards. In addition, the existing A1 premises do not comprise of 
off-street and there are a number of surface car parks in close proximity to the application 
site. The site is also located within a sustainable location so it is easily accessible by foot 
and by public transport. 

7.7.4 With regards to cycle parking for the proposed gym and mixed use A1 to A4 units, it would 
be difficult to apply the relevant cycle parking standard as whilst a floor space figure has 
been provided for the gym, it is not known what use the units identified for mixed uses 
would fall into and the number of staff that would be employed. Consequently, as this is a 
mixed use development of retail and leisure, where cycle parking would be calculated as a 
whole, an assessment has to be made whether suitable provision has been made where 
possible.

7.7.5 The proposed development would seek to provide 18 cycle hoops on the footpath 
connection between the Forum and Marshgate. In addition, 1 cycle space for staff for the 
gym and cycle racks positioned in the service areas to the rear of the retail units would also 
be provided. Furthermore, between 1 and 2 cycle parking spaces would also be provided 
within the retail units themselves. Moreover, none of the existing retail units currently 
provide any secure or temporary cycling parking. Consequently, it can be considered that 
on-balance, the level of cycle parking would be appropriate for this development.

Existing pay and display and disabled parking bays  

7.7.6 In order to facilitate the construction of the new development, it would result in the loss 7 
pay and display parking bays of which 3 are disabled. In this regard, Policy TR9 of the 
District Plan states that proposals within the town centre will be required to provide parking 
in accordance with Policy T15. Additionally, within the town centre where any existing 
parking is necessary to meet the needs of the town will be either required to be replaced 
within the development proposal or a planning obligation will be sought to ensure that it is 
provided elsewhere. Emerging Local Plan Policy IT8 stipulates that where a development 
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results in the loss of existing public car or cycle parking, permission will be granted where 
existing spaces are replaced within or adjacent to the new development. 

7.7.7 Taking into consideration of the above, the applicant has agreed in conjunction with the 
Council’s Engineering Section to replace the pay and display parking bays and disabled 
bays onto Marshgate. The replacement parking would comprise of 4 disabled bays and 4 
pay and display bays. In addition, the applicant will be looking to install 4 electric vehicle 
(E.V.) parking bays as well as additional staff parking to serve the retail units. The 
replacement car parking bays and new EV bays would be secured through a S278 
agreement. Separately, the new pay and display signage and markings and the preparation 
of the TROs would be covered by a financial contribution. The aforementioned contributions 
are set out under paragraph 7.3.1 of this report. In addition to this, the applicant will also 
need to secure some of the works under a Section 278 (S278) Agreement under the 
Highways Act. The applicant has agreed to secure a S278 with the Council’s Engineering 
Section.

7.8 Development and Flood Risk

7.8.1 The application site is situated within Flood Zone 1 which has a low probability of flooding. 
However, as the application is classed as a Major residential application, there is a statutory 
requirement to consult Hertfordshire County Council as the Lead Local Flood Authority 
(LLFA). The LLFA has confirmed that the applicant has provided sufficient detail to 
demonstrate that there is a feasible drainage scheme for the site. Accordingly, the LLFA 
raise no objection on flood risk grounds subject to conditions which are included in section 
9.1 of this report.

7.9 Trees and Soft Landscaping

7.9.1 In regards to trees, there are some trees located on the footpath between The Forum and 
the surface car park on Marshgate. These trees are to be retained as part of the 
development proposed. In terms of landscaping, the applicant has only provided indicative 
landscaping plans which comprise of low level planting. Therefore, a condition would have 
to be imposed if permission were to be granted requiring details of the landscaping scheme. 
This scheme would be assessed by the Council’s Parks and Amenities Section as this part 
of the development site would be transferred to Stevenage Borough Council and so it will be 
responsible for maintenance. In addition, this will ensure that an acceptable landscaping 
scheme is implemented which strikes to balance between softening the appearance of the 
development and at the same time enhances to the visual amenities of the area. 

7.10 Impact on the Environment

7.10.1 The site generally comprises of retail stores and 2 no. electricity substations with the 
construction of surface car parks. The applicant has therefore undertaken a Preliminary 
Environmental Risk Assessment to determine what levels of contamination there may be 
on-site. The Assessment identifies low to moderate risk from the substations along with 
potential pollutants from hydrocarbons, heavy metals and acids. In addition, there is also 
the potential for ground waters to be contaminated. 

7.10.2 Taking into consideration of the above, as the assessment is only preliminary the Council’s 
Environmental Health Section recommends the imposition of a capture all condition 
regarding contamination. In this regard, the applicant will be required to submit a phase 1 
contamination report which will look into contamination in more detail and if necessary, set 
out any remediation measures. In addition, there would be conditions set out under section 
9.1 that if any suspected contamination is found during construction works, there will be a 
requirement to undertake a full assessment of the contamination and also send through 
remediation measures which have to be agreed in writing by the Council. 
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7.10.3 Turning to asbestos, whilst this could potentially be an issue within the existing buildings, 
this is generally a matter which has to be referred to the Health and Safety Executive. 
Therefore, whilst the Environmental Health Officer has recommended a condition on 
asbestos, this is a matter which cannot be controlled by planning as it is dealt with under 
separate environmental legislation. 

7.11 Other Matters

Refuse and Recycling

7.11.1 The Stevenage Design Guide (2009) states, provision should be made within new 
development for the storage and collection of waste from a site.  The applicant has 
submitted details including the location of the proposed bin stores which would serve the 
retail units and the proposed gym. These have been positioned so that they are easily 
accessible to the refuse collection service and would be screened behind enclosures. This 
ensures the public realm is not affected by the development. 

Sustainable construction and climate change

7.11.2 Policy EN36 of the District Plan states that development proposals will be encouraged to 
reduce water consumption and run-off by using suitable water conservation and storage 
measures such as the use of rainwater, water efficient devices and by recycling water. 
Policy EN38 of the same document states that development proposals will be expected to 
demonstrate that methods of maximising energy efficiency and supplying of energy in the 
development need to be considered. Policy FP1 of the Emerging Local Plan (2016) 
stipulates that planning permission will be granted for development that can incorporate 
measures to address adaptation to climate change. New developments will be encouraged 
to include measures such as:

 Ways to ensure development is resilient to likely variations in temperature;
 Reducing water consumption to no more than 110 litres per person per day, 

including external water use;
 Improving energy performance of buildings;
 Reducing energy consumption through efficiency measures;
 Using or producing renewable or low carbon energy from a local source; and
 Contributing towards reducing flood risk through the use of SuDS or other 

appropriate measures.

7.11.3 The applicant has provided as part of their Design and Access Statement details on 
sustainable construction and adaptation to climate change. The details provided 
demonstrate that the development will utilise highly efficient building fabric, low energy 
lighting, enhanced insulation and air tightness, water efficient appliances and systems and 
a sustainable drainage system which will achieve 1 in 100 year event including 40% 
allowance for climate change. In addition, they will look to reutilise a large part of the 
existing building fabric as well as they have not exceeded their intended design life and will 
look to adopt a Site Waste Management Plan in order to encourage the recycling of 
materials and the careful handling of waste.

8.   CONCLUSIONS

8.1 In summary, the principle of a mixed use retail development has been established as being 
acceptable on this town centre site which does not conflict with the Council’s vision and 
strategy for regenerating the town centre. In view of this, the proposal is considered to 
accord with the Council’s adopted District Plan policies which relate to developments in the 
town centre. 
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8.2 The design and layout of the development would not significantly harm the amenities of the 
occupiers of neighbouring residential properties. In design terms it would represent a high 
quality development resulting in an attractive gateway to the town centre, which would 
assist in the wider aspirations of redeveloping the town centre and provide an enhancement 
of the public realm at and adjacent to the application site. In addition, through the 
modernisation of the Queensway shopping parade this would help to enhance the overall 
visual landscape of this part of the town centre. 

8.3 The proposal would have adequate off-street parking in line with the Council’s adopted 
standards as well as an appropriate level of cycle parking provision in a convenient 
location. Finally, issues relating to construction management, materials, public realm 
improvements and developer contributions can be satisfactorily addressed through the use 
of conditions or a S106 legal agreement.

8.4 Given the above, the proposed development accords with the Policies contained within the 
adopted Local Plan (2004), the Council’s Emerging Local Plan (2016), the Council’s 
Supplementary Planning Documents, the NPPF (2018) and NPPG (2014). 

9.      RECOMMENDATIONS 

9.1 That planning permission be GRANTED subject to the applicant having first entered into and 
completed a S106 legal agreement to secure/provide financial contributions towards:-

 Contributions towards TROs and replacement of Pay and Display Machine Signage 
and Road Markings; and

 Secure provision of a CCTV camera. 

The detail of which be delegated to the Assistant Director of Planning and Regulation in 
liaison with the Council’s appointed Solicitor and subject to the following conditions:-

1         The development hereby permitted shall be carried out in accordance with the following 
approved plans:

            
            P1.1; P1.2; P4.1a; P4.2; P4.3; P5.1; P5.2; P5.3; P5.4; P5.6.

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

2         The development hereby permitted shall be begun before the expiration of three years from 
the date of this permission. 
REASON:- To comply with the requirements of Section 91 of the Town and Country 
Planning Act 1990 (as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004).

3         No development, other than works of demolition, shall commence until a schedule and 
sample of the materials to be used in the construction of the external surfaces of the 
development hereby permitted shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall thereafter be carried out in accordance with the 
approved details.

           REASON:- To ensure the finished appearance of the development enhances the visual 
amenities of Queensway and Marshgate.  

4         Notwithstanding details specified in the application submission, no public realm landscaping 
works shall commence until a scheme of soft and hard landscaping and details of the 
treatment of all hard surfaces has been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall include details of all new planting to take place 
including species, size and method of planting. The approved landscaping scheme shall be 
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implemented within the first available planting season following the first occupation of the 
buildings or the completion of the development whichever is the sooner.
REASON:- To ensure a satisfactory appearance for the development.

5         Any trees or plants comprised within the scheme of landscaping, which within a period of 
five years from the completion of the development die, are removed or become seriously 
damaged or diseased shall be replaced in the next planting season with others of similar 
size and species, unless otherwise agreed in writing by the Local Planning Authority.

           REASON:- To ensure a satisfactory appearance for the development.

6         Prior to the first occupation of the ground floor mixed Use Class A1 (Shop) to A3 
(Restaurants and Cafes) and Use Class A1 (Shop) to A4 (Bars and Public Houses) units as 
detailed on drawing number P4.1b, a scheme for the installation of equipment to control the 
emission of fumes and smell from these premises shall be submitted to and approved in 
writing by the Local Planning Authority and the approved scheme shall be implemented 
prior to the first occupation of these units. All equipment installed as part of the scheme 
shall thereafter be operated and maintained in accordance with the manufacturer’s 
instructions.
REASON:- To protect the amenities of the occupiers of adjoining properties and the 
development.

7          No demolition or construction work relating to this permission shall be carried out on any 
Sunday, Public or Bank Holiday nor at any other time, except between the hours of 0730 
and 1800 on Mondays to Fridays and between the hours of 0830 and 1300 on Saturdays, 
unless otherwise agreed in writing by the Local Planning Authority. These times apply to 
work which is audible at the site boundary. 
REASON: - To safeguard the amenities of the occupiers of neighbouring properties.

8          No development, including site clearance or demolition works, shall commence until a 
Construction Management Plan/Method Statement shall be submitted to and approved in 
writing by the local planning authority in consultation with the highways authority. 
Thereafter, the construction of the development shall only be carried out in accordance with 
the approved Statement.

            The Construction Management/Method Statement shall address the following matters:-

            (i) Details of a construction phasing program (including any pre-construction, demolition or 
enabling works);

            (ii) Hours of construction operations including times of deliveries and removal of waste;
            (iii) Site set up and general arrangements for storing plant including cranes, materials, 

machinery and equipment, temporary offices and other facilities, construction vehicle 
parking and loading/unloading and vehicle turning area;

            (iv) Access and protection arrangements around the site for pedestrians, cyclists and other 
road users;

            (v) Details of provisions for temporary public car parking during construction;
            (vi) The location of construction traffic routes to and from the site, details of their signing, 

monitoring and enforcement measures;
            (vii) Screening and hoarding details;
            (viii) End of day tidying up procedures;
            (ix) Construction and storage compounds (including areas designated for car parking);
            (x) Siting and details of wheel washing facilities;
            (xi) Cleaning of site entrances, site tracks and the adjacent public highway;
            (xii) Disposal of surplus materials and;
            (xiii) Post construction restoration/reinstatement of the working areas, reinstate construction 

access.
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            REASON:- To minimise the impact of construction vehicles and to maintain the amenities 
of the local area. 

9          Prior to the first use of the gym hereby permitted the relevant access and car parking areas 
shall have been fully constructed, surfaced and permanently marked out. The car parking 
areas so provided shall be maintained and retained permanently and shall be used for no 
other purpose at any time.

            REASON:- To ensure that adequate access and parking is provided at all times so that the 
development does not prejudice the free flow of traffic or the conditions of general safety 
along the adjacent highway. 

10        The development permitted by this planning permission shall be carried out in accordance 
with the letter Ref: 18021/QueenswayStevenage/PG, carried out by GDP Limited dated 
26/06/2018, and the following mitigation measures detailed within the drainage strategy:

1.  Providing a minimum attenuation of 313m3 to ensure no increase in surface water 
run off volumes for all rainfall events up to and including the 1 in 100 year + climate 
change event.

2.  Implementing appropriate drainage strategy based on attenuation by using sub-
base lined permeable pavement, attenuation tank and green roofs as indicated on 
drawing no. 18021-200 – Surface Water Drainage Strategy – General Arrangement 
dated 29/06/2018, and discharged into Thames Water surface water sewer system.

3.  Limiting surface water discharge off the southern and eastern site at a maximum 
allowable discharge rate of 4.9 l/s for any rainfall event up to the 1 in 100 year plus 
40% for climate change event.

The mitigation measures shall be fully implemented prior to occupation and subsequently in 
accordance with the timing/phasing arrangements embodied with the scheme, or within any 
other period as may subsequently be agreed, in writing, by the local planning authority.
REASON:- To prevent flooding by ensuring the satisfactory disposal and storage of surface 
water from the site. In addition, to reduce the risk of flooding to the proposed development 
and the surrounding area. 

11        No development shall take place until the final design of the drainage scheme is completed 
and agreed by Thames Water and sent to the Local Planning Authority for written approval. 
The scheme shall also include:-

 Confirmation on the final discharge rate for the whole site with contribution of each 
sub-catchment (western, eastern and southern) with figures supported by drainage 
calculations presented in a manner that the link can be made with specific locations 
on drawings.

 Formal permission to continue using the existing connection to the public surface 
water sewer from the water company that must include figures;

 Engineering details of all SuDS features should be provided in line with the SuDS 
Manual (CIRIA C-753).

REASON:- To prevent the increase risk of flooding, both on and off site.

12       Upon completion of the development a final management and maintenance plan must be 
supported by a full set of as-built drawings, a post construction location plan of the SuDS 
components cross-referenced with a maintenance diagram to secure the operation of the 
scheme throughout its lifetime.
REASON:- To prevent the increase risk of flooding, both on and off site.

            
13        No development, including site clearance or demolition works, shall commence until a scheme 

of dust control measures has been submitted to and approved in writing by the Local 
Planning Authority in consultation with the Environmental Health Department and shall be 
adhered to throughout the construction period. Dust and airborne particulates from 
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operations on site shall be minimised by spraying with water or by carrying out of other 
such works that may be necessary to suppress dust. 

           REASON:- To minimise the impact on the amenity and operation of neighbouring properties 
and to protect the wider environment.

14       No external lighting shall be installed on site unless details of such lighting, including the 
intensity of illumination and predicted light contours, have first been submitted to, and 
approved in writing the Local Planning Authority prior to first occupation of the development. 
Any external lighting shall accord with the details so approved.

           REASON:- In order to protect the amenities and operations of neighbouring properties and 
to ensure any external lighting does not prejudice highway safety. 

15       No development, including site clearance or demolition works, shall commence until a 
methodology for the screening or enclosure of plant and machinery to be used during the 
construction period shall be submitted to and approved by the Local Planning authority 
before works are commenced. The siting of plant and machinery shall be away from noise 
sensitive areas wherever possible. Vehicles and machines in intermittent use shall be shut 
down in the intervening periods between works. 

           REASON:- In order to protect the amenities and operations of neighbouring properties.

16        No development shall take place until a detailed Site Waste Management Plan (SWMP) to 
detail how waste materials generated as a result of the proposed demolition and/or 
construction methods shall be disposed of, and detail the level and type of soil to be 
imported to the site as part of the development has been submitted to and approved in 
writing by the Local Planning Authority.

           REASON:- In order to reduce the level of waste generated during the demolition and 
construction phases of the development and to recycle all waste where possible. 

17       No development shall take place until a site investigation of the nature and extent of 
contamination has been carried out in accordance with a methodology which has previously 
been submitted to and approved in writing by the local planning authority. The results of the 
site investigation shall be made available to the local planning authority before any 
development begins. If any significant contamination is found during the site investigation, a 
report specifying the measures to be taken to remediate the site to render it suitable for the 
development hereby permitted shall be submitted to and approved in writing by the local 
planning authority. The site shall be remediated in accordance with the approved measures 
before the properties are occupied. 

If, during the course of development, any contamination is found which has not been identified in 
the site investigation, additional measures for the remediation of this contamination shall be 
submitted to and approved in writing by the local planning authority. The remediation of the site 
shall incorporate the approved additional measures.
REASON:-  To prevent harm to human health and pollution of the water environment in 
accordance with Government policy set out in the National Planning Policy Framework.

18       In the event that contamination is found at any time when carrying out the approved 
development that was not previously identified it must be reported in writing immediately to 
the Local Planning Authority. An investigation and risk assessment must be undertaken and 
where remediation is necessary a remediation scheme must be prepared in accordance 
with the requirements of condition 19, which is subject to the approval of the Local Planning 
Authority. Following completion of measures identified in the approved remediation scheme 
a verification report must be prepared, which is subject to the approval in writing of the 
Local Planning Authority in accordance with condition 20.

           REASON:-  To prevent harm to human health and pollution of the water environment in 
accordance with Government policy set out in the National Planning Policy Framework.
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19       A detailed remediation scheme to bring the site to a condition suitable for the intended use 
by removing unacceptable risks to human health, buildings and other property and the 
natural and historic environment must be prepared, and is subject to the approval in writing 
of the Local Planning Authority. The scheme must include all works to be undertaken, 
proposed remediation objectives and remediation criteria, timetable of works and site 
management procedures. The scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in relation to the 
intended use of the land after remediation.

           REASON:-  To prevent harm to human health and pollution of the water environment in 
accordance with Government policy set out in the National Planning Policy Framework.

20       The approved remediation scheme must be carried out in accordance with its terms prior to 
the commencement of development other than that required to carry out remediation, 
unless otherwise agreed in writing by the Local Planning Authority. The Local Planning 
Authority must be given two weeks written notification of commencement of the remediation 
scheme works. Following completion of measures identified in the approved remediation 
scheme, a verification report that demonstrates the effectiveness of the remediation carried 
out must be produced and is subject to the approval in writing of the Local Planning 
Authority.

           REASON:-  To prevent harm to human health and pollution of the water environment in 
accordance with Government policy set out in the National Planning Policy Framework.

21        Prior to the first occupation of the development hereby permitted the approved secure cycle 
parking areas and public cycle parking shall be constructed in accordance with the details 
submitted with this planning application and shall be permanently retained in that form.

            REASON:-  To ensure that there is sufficient cycle parking provision in accordance with the 
Council’s adopted standards is maintained for all dwellings and the development as a whole 
on site in perpetuity.

22       Prior to the use of the development hereby permitted the approved refuse/recycle stores 
shall be constructed in accordance with the details submitted with this planning application 
and shall be permanently retained in that form.

            REASON:-  To ensure that there is sufficient cycle parking provision in accordance with the 
Council’s adopted standards is maintained for all dwellings and the development as a whole 
on site in perpetuity.

23       No development, including site clearance or demolition works, shall commence until a 
detailed Demolition and Construction Method Statement shall be submitted to and 
approved in writing by the Local Planning Authority. The Method Statement shall detail and 
advise of the measures in accordance with the best practicable means to be used to 
minimise construction noise and vibration likely to affect adjacent residential premises. The 
approved Statement shall be adhered to throughout the construction period.

            REASON:- In order to protect the amenities and operations of neighbouring properties.

Pro-active Statement

Planning permission has been granted for this proposal. The Council acted pro-actively 
through early engagement with the applicant at the pre-application stage which led to 
improvements to the scheme. The Council has therefore acted pro-actively in line with the 
requirements of the National Planning Policy Framework (paragraphs 186 and 187) and in 
accordance with the Town and Country Planning (Development Management Procedure) 
(England) (Amendment No. 2) Order 2015.
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           INFORMATIVE

           Hertfordshire County Council as Highways Authority

Prior to commencement of the development the applicant shall contact Network 
Management North at NM.North@hertfordshire.gov.uk or call on 0300 1234 047 to obtain 
the requirements to arrange a site visit to agree a condition survey of the approach of the 
highway leading to the development likely to be used for delivery vehicles to the 
development. Under the provisions of Section 59 of the Highways Act 1980 the developer 
may be liable for any damage caused to the public highway as a result of traffic associated 
with the development. Herts County Council may require an Officer presence during 
movements of larger loads.

Thames Water

A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water Industry Act 
1991. Thames Water expect the developer to demonstrate what measures he will 
undertake to minimise groundwater discharges into the public sewer. Permit enquiries 
should be directed to Thames Water’s Risk Management Team by telephoning 
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms 
should be completed on line via www.thameswater.co.uk/wastewaterquality.”

In the car parking areas, it is recommended that a petrol/oil interceptor be fitted to ensure 
that local watercourses are not polluted from potential oil polluted discharges. 

Hertfordshire Constabulary Crime Prevention Design Advisor. 

The proposed development should achieve Secured by Design (SBD) accreditation in order 
for it to comply with current Building Regulations. The Police Crime Prevention Design 
Advisor can be contracted by telephone on 01707 355227 or by email on 
mark.montgomery@herts.pnn.police.uk.

10. BACKGROUND DOCUMENTS 

1. The application file, forms, plans and supporting documents having the reference number 
relating to this item.

2. Stevenage District Plan Second Review 1991-2011.

3. Stevenage Borough Council Supplementary Planning Documents – Parking Provision 
adopted January 2012.

4. Stevenage Borough Local Plan 2011-2031 Publication Draft.

5. Responses to consultations with statutory undertakers and other interested parties referred 
to in this report.

6. Central Government advice contained in the National Planning Policy Framework July 2018 
and Planning Policy Guidance March 2014.
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