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1.

SITE DESCRIPTION

1.1

The application site comprises the existing bus station and the western part of the Town
Square within Stevenage Town Centre. The bus station is a large area of hard standing (0.7
hectares) used to accommodate bus vehicle movements and parking. It is surrounded by
pedestrian footways, separated from the hard standing by metal railings and bus shelters.
There are twelve trees across the application site and some low level planting. There is
controlled vehicle access and egress from the junction of Danesgate and Danestrete to the
south and onto Danestrete/Westgate to the north. In terms of buildings, the site is adjoined
by Stevenage Borough Council offices and Mecca Bingo to the west, the Town Square to
the east, retail units to the north together with pedestrian access to the station and Tesco
and The Plaza (formerly Weatherspoon’s now vacant) and Danestrete to the south.

1.2

The existing bus station lies immediately to the west of the Town Square Conservation
Area; however the eastern part of the application site which incorporates part of the Town
Square up to the raised platform falls within it. Designated heritage assets are sited within
the Town Square to the east, namely the Grade II listed Clock Tower and Raised Pool, Joy
Ride sculpture and the recently grade II listed Baijo's tiled mural on the Primark building.
The application site is also located within the designated Town Centre, Central Core Major
Opportunity Area and Town Centre Shopping Area (Town Square part only). The site is in
Flood Zone 1, the lowest risk of flooding.

1.3

The area currently occupied by the bus station will eventually be redeveloped to become a
public services hub, residential development, and new Garden Square as part of the SG1
masterplan, which has a resolution to grant planning permission pending completion of the
Legal Agreement. However, this area falls into Phase 2 of the plans and so will not be
utilised for approximately 2 years, creating an opportunity to transform a significant empty
open space into a town centre attraction until it is required for development.

1.4

The Council’s Regeneration team (the applicant) are looking to provide a ‘meanwhile use’
on the site of the vacant bus station. It is anticipated that the proposed works would be in
place for a period of approximately two to three years, following which Phase 2 of the SG1
development would commence. However, to provide sufficient flexibility the application for
planning permission is for a maximum temporary period of up to 10 years. It is proposed to
relocate the existing bus station to the new bus interchange adjacent to Lytton Way in June
2022.

2.

RELEVANT PLANNING HISTORY

2.1

In 2019 a hybrid planning application (ref: 19/00743/FPM) was submitted for the
redevelopment of a series of buildings within Stevenage Town Centre, known as SG1,
which are located west and south of Queensway. They include the existing bus station site,
but not the Town Square. Full details were submitted for Blocks A and K (on the northwest
and southeast plots respectively), and outline details for the remaining plots (Plots B to J).

2.2



The proposals are for:
Demolition of existing buildings across the redevelopment site
Mixed use development, including
- New retail & food & beverage uses
- Leisure
- Office
- Community
- Residential
- Public services hub
- Primary school
- Servicing, new vehicle & pedestrian accesses & circulation
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-

New public amenity space
New & amended car parking
New landscaping & public realm & associated works.

2.3

The SG1 application was approved by Stevenage’s planning committee in October 2020.
Shortly thereafter the Secretary of State issued a holding direction whilst they considered
whether they would call in the planning application for their own determination. However, on
19 January 2021 they withdrew the direction and confirmed that the Council could make the
final decision. The scheme therefore has resolution to grant with formal grant of planning
permission pending the completion of the Section 106 Agreement.

2.4

The bus station will be replaced by a new building at Plot B, a ‘garden square’ and the new
Public Services Hub, along with associated new landscaping, highways and pedestrian
routes. It will therefore remain at the heart of Stevenage town centre with the new garden
square connecting to the retained town square around the Joy Ride sculpture and Clock
Tower.

3.

THE APPLICATION

3.1

This application seeks temporary planning permission (maximum 10 years) for the removal
of the existing bus station and demolition of existing structures, temporary works to consist
of a new public square comprising public realm, landscaping and its use as a temporary
flexible multi-use space and a temporary performance kiosk in the Town Square.

3.2

The temporary works would comprise the removal of the existing bus station infrastructure
including railings, shelters, signage and road markings and the installation of temporary
public realm and landscape components including a large irregular shaped grassed mound.
The Town Square space would be occupied by the provision of a performance / events
structure known as ‘The Box” and temporary landscape improvements. The new space
would be able to host a variety of events and activities including:













Temporary structures
A performance stage
Concerts and performances
Urban beach, play areas and equipment
Maze and similar installations
Fairground rides and associated entertainment
Ice rink, roller skating (and associated changing facilities, reception areas and mechanical
plant)
Community art/craft workshops
Fitness classes and sports events
Display of public art and temporary installations
Market stalls including food and drink
Moveable seating and tables

3.3

This application comes before the Council’s Planning and Development Committee as the
applicant is Stevenage Borough Council.

4.

PUBLIC REPRESENTATIONS

4.1

This planning application has been publicised by way of two site notices and neighbouring
properties have been notified about the application via a letter. The application was also
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published in the local press. One objection was received from the occupier of No.359
Canterbury Way, Stevenage with the following comments:







4.2

Proposal fails to respect the heritage of the town centre;
Do not agree with the inclusion of wavy thermoplastic lines for their environmental impact;
Use of vibrant pink is garish. The Mondrian primary colours would be more appropriate,
and we would suggest the blue and yellow of SuperBus would be more appropriate, with
the greenscape to include some SuperBus flowers in the planting scheme;
We would seek application for a Red Wheel heritage plaque for the site, to acknowledge
the old bus station as the place where the country’s First SuperBus network was launched
and also the site's contribution in film;
We would also remind the Council of its promise to allow bus preservation enthusiasts to
hold a final day of use for heritage buses and their drivers upon the occasion of the
transition of services from the old station to the new interchange. A date of 14th August
has been proposed and now appears feasible.
Public Consultation and Participation

4.2.1 Public consultation was carried out by the Council’s Regeneration team earlier this year to
establish residents’ views on the temporary use of the vacant bus station site. Further details
of this are set out within the submitted Design and Access Statement. The feedback from
this consultation exercise was used to develop the proposals subject to the planning
application.

5.

CONSULTATIONS

5.1

Hertfordshire County Council Highways

5.5.1

Notice is given under article 22 of the Town and Country Planning (Development
Management Procedure) (England) Order 2015 that Hertfordshire County Council as
Highway Authority does not wish to restrict the grant of permission, subject to a condition
requiring the submission of a construction management plan prior to commencement.

5.2

SBC Environmental Health

5.2.1

No objection, subject to conditions relating to contaminated land, dust emissions,
construction hours, a noise management plan and an artificial light management plan.

5.3

Hertfordshire Fire and Rescue Service

5.3.1

A colleague of mine has previously commented on the proposal. I believe that it has been
confirmed that the existing fire lane, referred to as the ‘yellow brick road’, will be
maintained. With reference to the tracking plan provided, I note that the vehicle dimensions
used for calculation purposes require adjustment; in particular, vehicle width reference as
2.55m versus 2.92m. I have included dimensions for the aerial appliance based at
Stevenage station below. I have also attached a document giving further information
regarding turning circle requirements (appendix 1), note that this was last updated in
December 2020. I feel that it would be helpful to revisit the tracking plan with amended
vehicle details.

5.3.2

An amended plan has been provided taking into account the correct vehicle width and
HFRS consulted. Any comments received will be provided by way of an addendum.
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5.4

SBC Built Heritage Consultant (BEAMS)

5.4.1

The existing bus station on Danestrete is soon to be redundant following the erection of a
new bus interchange in the town centre. The bus station was built as part of Stevenage's
new town centre in the 1950s, so is of local historic interest however the original bus
shelters / signs are all gone so its interest is lessened. The bus station site is immediately
to the west of the Town Square Conservation Area and its core (town square, a focal point)
which incorporates the listed structures of the Clock Tower, Joyride sculpture and Baijo's
tiled mural. The setting of these designated heritage assets is not considered to be
adversely impacted through the current proposals.

5.4.2

The use of the site as a public square with temporary performance kiosk is supported in
principle and the addition of planting, seating welcomed. However, BEAMS recommends
that the sustainability of some of the proposed materials / equipment used is further
explored with use of timber / recycled materials favoured and the re-use of materials /
features forming part of the temporary scheme re-used within future schemes for
Stevenage (rather than being thrown away after the site is redeveloped). It is recommended
a heritage interpretation board is incorporated within the former bus station site, detailing
the history of the former bus station with historic photos.

5.5

SBC Engineering Services

5.5.1

Already working with SBC Regeneration to deliver scheme, so do not wish to comment.

5.6

SBC Town Centre Manager

5.6.1

The project is very exciting and will be of great benefit for the town with a lot of open space
and green areas. It would fit the Town Centre as a social gathering space objective,
hopefully attracting more people to spend more time here. During the process I would like
to ensure that while the hoarding is up the communication, signage and messaging has to
be very clear. I envisage that traders will be affected by the building - noise, disruption,
blocked off pavements etc.

5.7

SBC Arboriculture and Conservation Manager

5.7.1

No comments to date. Any comments received will be provided by way of an addendum.

6.

RELEVANT PLANNING POLICIES

6.1

Background to the development plan

6.1.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 provides that the
decision on the planning application should be in accordance with the development plan
unless material considerations indicate otherwise. For Stevenage the statutory
development plan comprises:




The Stevenage Borough Council Local Plan 2011-2031
Hertfordshire Waste Development Framework 2012 and Hertfordshire Waste Site
Allocations Development Plan Document (adopted 2012 and 2014); and
Hertfordshire Minerals Local Plan 2002 – 2016 (adopted 2007).

6.2

Central Government Advice

6.2.1

A revised National Planning Policy Framework (NPPF) was published in July 2021. This
largely reordered the policy substance of the earlier 2012 version of the NPPF albeit with
-5-

some revisions to policy. The Council are content that the policies in the Local Plan are in
conformity with the revised NPPF and that the Local Plan should be considered up to date
for the purpose of determining planning applications. The NPPF provides that proposals
which accord with an up to date development plan should be approved without delay
(para.11) and that where a planning application conflicts with an up to date development
plan, permission should not usually be granted (para.12). This indicates the weight which
should be given to an up to date development plan, reflecting the requirements of section
38(6) of the 2004 Act.
6.3

Planning Practice Guidance
The PPG contains guidance supplementing the NPPF and with which Members are fully
familiar. The PPG is a material consideration to be taken into account together with the
National Design Guide (2019) which has the same status as the PPG.

6.4

Stevenage Borough Local Plan 2011-2031 (Adopted 2019)
Policy SP1: Presumption in favour of sustainable development;
Policy SP2: Sustainable development in Stevenage;
Policy SP5: Infrastructure;
Policy SP6: Sustainable transport;
Policy SP8: Good design;
Policy SP9: Healthy communities;
Policy SP11: Climate change, flooding and pollution;
Policy SP12: Green infrastructure and the natural environment;
Policy TC1: Town Centre;
Policy TC8: Town Centre Shopping Area;
Policy TC5: Central Core Major Opportunity Area;
Policy IT5: Parking and access;
Policy GD1: High quality design;
Policy FP1: Climate change;
Policy FP2: Flood risk in Flood Zone 1;
Policy FP5: Contaminated land;
Policy FP7: Pollution
Policy NH5: Trees and woodland;
Policy NH10: Conservation Areas

6.5

Supplementary Planning Documents
Parking Provision and Sustainable Travel SPD (2020)
Stevenage Design Guide SPD (2009)
The Impact of Development on Biodiversity SPD (2021)
Town Square Conservation Area Management Plan SPD (2012)

6.6

Community Infrastructure Levy Charging Schedule

6.6.1 Stevenage Borough Council adopted a Community Infrastructure Levy Charging Schedule
in 2020. This allows the Council to collect a levy to fund infrastructure projects based on the
type, location and floorspace of a development. This proposal would not be CIL liable.

7.

APPRAISAL

7.1

The main issues for consideration in the determination of this application are its acceptability
in land use policy terms, its design, layout and landscaping, impact on the character and
appearance of the Town Square Conservation Area and listed heritage assets, biodiversity
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ecology, flood risk and drainage, residential/neighbouring amenities and means of
access/parking/servicing arrangements.
7.2

Land Use Policy Considerations

7.2.1

The application site is already subject to long term development proposals under the SG1
masterplan, which would see the bus station replaced with a new building at Plot B, a
‘garden square’ and the new Public Services Hub, along with associated new landscaping,
highways and pedestrian routes. The application proposal under consideration here is for a
temporary use of the site for 2 to 3 years (maximum 10 years) for a flexible multi-use space
and performance kiosk together with public realm and landscaping features.

7.2.2 Whilst the SG1 masterplan has received a resolution to grant permission and therefore
Members have considered that it would be in accordance with the Town Centre policies
within the Local Plan, consideration needs to be given as to whether the proposed
temporary use of the bus station area also complies specifically with Policy TC5 ‘Central
Core Major Opportunity Area’ of the Local Plan.
7.2.3 The application site falls within the Central Core Major Opportunity Area, where planning
permission will be granted for residential, commercial, service and business uses (Class E),
multi-storey carpark and signature public spaces. Relevant to this application, the policy
states applications should address the following design and land use principles:




Continuation of the east – west pedestrian route linking Town Square with the train
station;
Preservation and enhancement of the Town Square Conservation Area;
New green space within enlarged Town Square.

7.2.4

The impact of the proposal on the significance of the Conservation Area and the setting of
the listed heritage assets will be assessed separately in this report, however it is considered
the proposed temporary use of the bus station site and western side of the Town Square as
a flexible multi-use space (Use Class E, F1, F2 and sui generis uses) and performance
kiosk with public realm and landscaping features would be broadly consistent with the aims
of Policy TC5. Policy TC5 seeks to extend Town Square into a radically enlarged space with
a strong green element to allow a better physical transition from the pedestrianised retail
streets and the Town Square Conservation Area into the new developments in Station
Gateway and at Centre West. It is also considered the proposed temporary use and the
resultant increased footfall to the area would support the vitality and viability of the Town
Centre, bringing with it clear economic benefits. As such, the proposal would not undermine
the Town Centre retail policies of the Local Plan.

7.2.5

The Local Plan (2019) confirms that the regeneration of the Town Centre is a top priority
and it should help stimulate interest in Stevenage as an attractive place to live, work, visit
and invest. The Plan supports the relocation of the bus station and the potential for the
central area to provide new green space and a variety of new town centre uses. Local Plan
Policy SP3 ‘A strong, competitive economy’ recognises the important role played by the
town’s retail, health and other non-E Class land uses in providing employment. Policy SP9
‘Healthy Communities’ also supports the provision of leisure and cultural facilities to reflect
the distribution of the existing and future population, by protecting and enhancing existing
facilities and helping to deliver new facilities.
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7.2.6

For the above reasons it is considered the proposal is acceptable in land use policy terms
subject to satisfying design, historic environment, environmental and highways policies.

7.3

Design, Layout and Landscaping

7.3.1 Paragraph 126 of the NPPF states that “The creation of high quality, beautiful and
sustainable buildings and places is fundamental to what the planning and development
process should achieve”. It goes on to state that “good design is a key aspect of
sustainable development, creates better places in which to live and work and helps make
development acceptable to communities”.
7.3.2 Paragraph 130 of the NPPF sets out a number of requirements for new development,
including that development:
 will function well and add to the overall quality of an area;
 is visually attractive as a result of good architecture; layout and appropriate and
effective landscaping;
 is sympathetic to local character and history;
 establishes or maintains a strong sense of place;
 optimises the potential of the site to accommodate and sustain an appropriate amount
and mix of development;
 creates places that are safe, inclusive and accessible and which promote health and
well-being, with a high standard of amenity for existing and future users.
7.3.3 Paragraph 131 of the NPPF places great importance on the role of trees in helping to shape
quality, well designed places “Trees make an important contribution to the character and
quality of urban environments, and can also help mitigate and adapt to climate change”.
7.3.4 Policy SP8 of the adopted Local Plan (2019) requires new development to achieve the
highest standards of design and sustainability which can deliver substantial improvements
to the image and quality of the town’s built fabric. Policy GD1 of the Local Plan generally
requires all forms of development to meet a high standard of design which includes form of
built development, elevational treatment and materials along with how the development
would integrate with the urban fabric, its relationship between buildings, landscape design
and relevant aspects of sustainable design.
7.3.5 The Council’s Design Guide SPD (2009) generally reflects the aforementioned policies
requiring development to respect surrounding buildings in terms of scale, massing, height
and design. As such, it encourages good design as it can enhance the appearance of
places.
7.3.6 The National Design Guide (2019) is also a material consideration in the determination of
planning applications. Paragraph 40 states that well-designed places are:





Based on a sound understanding of the features of the site and the surrounding
context, using baseline studies as a starting point for design;
Integrated into their surroundings so they relate well to them;
Influenced by and influence their context positively; and
Responsive to local history, culture and heritage.

7.3.7 The application proposal has been assessed against the key policy criteria on good design,
as well as how the scheme meets the four key objectives in the National Design Guide on
what is considered as a well-designed place. The design and layout approach has split the
space into five areas – arrival, spill out, spine, activities and green space. The arrival space
located at the northern and southern pedestrian entrances from Danestrete would establish
a connective transition space linking to the events area and town centre. These would then
lead into the spine, a zone in front of the Council offices and Mecca Bingo to establish a
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connection between arrival zones and allow access for pedestrian, cyclist and emergency
vehicles.
7.3.8 There would be two activity spaces, one in the northern section of the bus station and the
other in the Town Square adjacent to the raised platform. The bus station activity space
would be flexible in its use and could accommodate a stage, market or ice rink and the
Town Square space would accommodate the performance / events stand known as ‘The
Box’. The Box has been designed to be an Iconic Object for Stevenage, a simple box that
opens up and can be used flexibly as a multi-use space for a stage, an information point or
a community box. The Box can be closed and secured using roller shutters and can be
opened on 1, 2, 3, or all 4 sides - whichever is best fit for purpose. It is also a structure that
could be re-located at the end of this project and therefore act as a legacy for the town
centre regeneration. The Box has been designed to incorporate the pink ‘Stevenage Better’
logo and branding.
7.3.9 Spill out zones would be sited at the northern and southern end of the site to create an
accessible movement link along the retail frontages and would provide modular seating
components for retail frontage activation. Finally, the central feature of the space would be
a mounded green space comprising lawn and wildflower areas for general amenity, ‘picnic
pockets’ of social seating and sculptural and play components. The existing trees on the
site would be at the heart of the landscaping strategy to ensure their contribution to the
visual amenity of the area would be maximised.
7.3.10 In terms of proposed materials and hard / soft landscaping, the central part of the site would
be surfaced in white thermoplastic lines over an asphalt wearing course to add interest and
variety. The lines would draw users into the space to follow and create desire lines to pass
through and around the space. The green space would be planted with meadow turf and
lawn with an accessible footpath with inlaid self-glow chippings around the existing trees,
which would become the central soft landscaping feature. Play components such as
concrete manhole ring sculptural features and an in-ground trampoline would be
interspersed across the space, along with a play hut with climbing wall and framed net,
timber play stumps, balancing beam with rope rail and concrete seating blocks creating a
fun, family friendly amenity space within the heart of the town centre. The remainder of the
site would be hard surfaced space, with evergreen low-growing/groundcover planting under
existing trees, pallet seating, parasols and semi-evergreen combination of shrub and
perennial planting.
7.3.11 Taking the aforementioned into consideration, it is considered that the design and layout of
the proposed flexible multi-use space and performance kiosk has been well thought through
to maximise the use of what would otherwise be a vacant space, once the bus station has
relocated. The proposed mounded green space would provide an attractive amenity area
within the town centre and the play components within it would provide a welcome
destination for families. The location of the two activity spaces, including ‘The Box’ are
appropriately sited to provide space for both to function concurrently and would also offer
opportunities to bring people into the town centre. The landscaping design approach for the
site has been carefully considered to benefit the users of the space and to create an
attractive, high quality setting. The application proposal is therefore considered acceptable
in terms of its design, layout and landscaping in accordance with the policies on design in
the adopted Local Plan (2019), the Design Guide SPD (2009), the NPPF (2021) and PPG.
7.4

Impact on Designated Heritage Assets

7.4.1 Whilst only the performance / events stand ‘The Box’ is sited within the Town Square
Conservation Area, the remainder of the site lies within its setting and that of the listed
heritage assets, namely the Grade II listed Clock Tower and Raised Pool, the bronze
‘Joyride’ sculpture by Franta Belsky and the recently grade II listed Baijo's tiled mural on the
Primark building. The Design and Access Statement advises the range of temporary
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landscape, public realm improvements and structures have been sensitively designed to
respect the wider heritage context and the town centre’s character. The Design and Access
Statement goes onto assert that they would enhance the setting of these heritage assets by
removing the bus station, which currently detracts from the setting of the area, utilising high
quality design and by promoting the health, vibrancy and economic activity of the town
centre.
7.4.2 The Planning (Listed Buildings and Conservation Areas) Act 1990 contains ‘statutory duties’
that apply to this application:
S.66: The decision maker shall have special regard to the desirability of preserving the setting of
listed structures (relates to the indirect impact on the statutory listed clock tower, the bronze
‘Joyride’ sculpture by Franta Belsky and Baijo's tiled mural).
S.72: The decision maker shall pay special attention to the desirability of preserving or enhancing
the character or appearance of the conservation area (this relates to the direct impact on
the conservation area. This section of the 1990 Act does not relate to the setting of
conservation areas).
7.4.3 Case Law has determined that in this context ‘preserve’ is taken to mean ‘to do no harm’.
The NPPF requires ‘great weight’ to be given to conserving the significance of designated
heritage assets (para 199). This is regardless of whether any harm may be ‘substantial
harm’ or ‘less than substantial harm’ (para 199). Any harm should require ‘clear and
convincing’ justification (para 200). If a development proposal would lead to less than
substantial harm, this harm should be weighed against the public benefits of the proposal
(para 201).
7.4.4 In undertaking that balancing, Case Law has confirmed that the presumption to preserve in
the 1990 Act is a strong one and must be given ‘considerable importance and weight’. For
instance, less than substantial harm is not a less than substantial planning issue. However,
that presumption is not irrefutable and can be outweighed by circumstances important
enough to justify it. A decision maker that has followed the processes set out in the NPPF
can be considered to have discharged their duties under the 1990 Act. The balancing,
however, is not ‘equal’ and the presumption to preserve must come first.
7.4.5 Local Plan Policy SP13 ‘The Historic Environment’ outlines that the Council will preserve
and enhance the most important areas and characteristics of Stevenage. In respect of this
proposal, advice has been sought from the Planning Authority’s heritage consultant who
considers the setting of the designated heritage assets would not be adversely impacted by
the temporary proposals. The use of the site as a public square with temporary
performance kiosk is supported in principle and the addition of planting and seating
welcomed. However, whilst the consultant acknowledges the local historic interest of the
bus station has been lessened due to the loss of the original bus shelters / signs, a heritage
interpretation board within the former bus station site, detailing the history of the former bus
station with historic photos is recommended.
7.4.6 The applicant has advised details on the history of the bus station are already exhibited at
Stevenage Museum. Considering that the entire town centre regeneration programme is
due to continue over the next 10-20 years, a heritage board may have to be relocated
multiple times due to construction works. The applicant therefore believes that the Museum
is a better place to showcase this for the time being. Then, following the construction of the
Hub, where the museum will eventually move to, and the Garden Square, the applicant has
agreed to look at the potential for a heritage board. This would allow for the bus station
history to be fully designed into the eventual permanent plans, where it can be placed in
closer proximity to the original site.
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7.4.7 It is acknowledged care has been taken to ensure that the design and layout are sensitive
to the Conservation Area and setting of the listed structures and the space would appear in
keeping with the core character of Stevenage town centre. On this basis it is considered the
proposal would preserve the significance of the designated heritage assets, namely the
Town Square Conservation Area, Grade II listed clock tower, statue and mural and would
be in accordance with Local Plan Policy NH10 ‘Conservation Areas’, the Town Square
Conservation Management Plan SPD (2012) and the NPPF.
7.5

Parking, Access and Servicing

7.5.1

Section 9 of the NPPF seeks to promote sustainable travel. Policy IT5 of the Local Plan
seeks to encourage development proposals to accord with the Council’s Parking Standards
and for applications, where relevant, to be accompanied by Transport Assessments and
Travel Plans promoting sustainable travel and reducing the need to travel by car.
Hertfordshire County Council as Highway Authority has also been consulted as a statutory
consultee.
Access

7.5.2

The application site would continue to restrict access to vehicles allowing only those
required for servicing, emergency access vehicles and loading only when permitted by the
Council. The Highway Authority note that the current bus station and the roads that serve it
are not a part of the adopted public highway and as such are under the control of Stevenage
Borough Council. The Highway Authority considers the proposed use of the space is
suitable for a town centre location and is easily accessible for trips by sustainable modes.
The proposed use as a multi-functional space which can accommodate a number of
community and commercial uses is therefore supported.

7.5.3

Given the high pedestrian footfall in the area, the Highway Authority recommend that a
planning condition requiring a Construction Management Plan is applied as part of any
planning permission. The careful management of pedestrian flows whilst the construction
work is taking place will be important. The Highway Authority also notes the presence of
bollards which would protect this area of new public space. They advise the applicant should
liaise with the relevant emergency service authorities and clarify how the bollards would
work operationally.

7.5.4

The Highway Authority notes the submission of drawing number P2007555-90-LP103 Rev
R1 TRO Signage Plan. It is noted that since the public have access to the area, an
application for a Traffic Regulation Order is necessary and should be applied for via the
relevant process. In summary, the Highway Authority does not wish to restrict the grant of
planning permission subject to the aforementioned planning condition requiring a
construction management plan.

7.5.5

The applicant has clarified that the bollards would be removable bollards with fire brigade
padlocks, rather than electric bollards. Fire Brigade padlocks are a set of standard locks and
keys that are often used by public organisations to secure communal areas. All emergency
services carry these keys enabling them access quickly and easily. Therefore, the proposed
controlled access arrangements are considered acceptable.

7.5.6

Hertfordshire Fire and Rescue Service have also been consulted on the Fire Engine
Tracking Plan ref. P2007555 (90) LP104 and sought an updated version taking into account
the correct fire engine width and turning circle requirements. At the time of writing this
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report, an amended plan has been provided and HFRS re-consulted. Any further comments
received will be provided by way of an addendum.
Car parking
7.5.7 Policy IT5 of the adopted Local Plan (2019) states that planning permission will be granted
where proposals comply with the parking standards set out in the plan. The Council’s
Parking Provision and Sustainable Transport SPD (2020) requires that for non-residential
sites within the town centre, the maximum standards provided within the SPD need not be
followed and parking provision for such developments should be calculated on a site by site
basis. It has been acknowledged by the Highway Authority that the proposed use of the
space is suitable for a town centre location and is easily accessible for trips by sustainable
modes. As such, zero on-site public parking provision as proposed is considered
acceptable.
7.5.8 In terms of disabled parking, existing spaces are available at the Westgate multi-storey car
park approximately 60m to the north of the site. On the site itself, asphalt would layer over
the existing hard surface and fill up to metal edge to avoid any trip hazards and create a
step free environment.
Cycle parking
7.5.9 The application site has 23 cycle stands (46 spaces), which would be re-provided as part of
the proposals. Given the temporary nature of the proposal, like for like re-provision is
considered acceptable.
Servicing, Maintenance and Security
7.5.10 In terms of servicing arrangements, an articulated lorry tracking plan ref. P2007555 (90)
LP105 has been provided to show large servicing vehicles would be able to access the site,
manoeuvre and exit in forward gear from the southern entrance onto Danestrete. The
Design and Access Statement advises all site access and parking for events would be
managed by the Council. In terms of security, this site would be added onto the current
contract in the town centre and CCTV is in place in multiple locations covering the area.
The Events officer / town centre manager would be responsible for operating The Box stage
and provide the setup of sound and lighting equipment. In terms of waste collection,
cleaning and maintenance the Council would be responsible for grounds maintenance,
street cleaning, emptying of bins, cleaning of tables, chairs and street furniture using its
current arrangements.
7.6

Flood Risk and Drainage

7.6.1 Drainage details have been submitted with the application. The site is located within Flood
Zone 1 where flood risk from all sources is low. The development of the site as proposed is
therefore appropriate as set out by the ‘flood risk vulnerability classification’ contained within
the Planning Practice Guidance.
7.6.2 With regards to surface water drainage, the site levels would predominantly stay the same.
All drainage runs and gullies would be lifted to be flush with surface levels. The site drainage
and levels would work with the existing arrangements. The mounded green space would be
constructed with imported free draining granular fill and topsoil, retained by metal edging
and seat units. Drainage of the grassed mound would be facilitated by puncturing through
the existing concrete below.
7.6.3 It is considered the proposed drainage arrangements would comply with Local Plan Policy
FP2 ‘Flood Risk in Zone 1’. The proposals have maximised the use of SuDS as far as
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possible given this is a temporary development through the use of free draining granular fill
and topsoil in the grassed mound enabling infiltration of rainwater, as well as numerous
ground and raised planters across the site. These measures would reduce the risk of
flooding by easing the pressure on the storm water drainage network and are considered
acceptable.
7.7

Biodiversity and Ecology

7.7.1

The NPPF and accompanying Planning Practice Guidance requires the Council to achieve
measurable net gains in biodiversity at development sites and across the Borough. To
achieve a biodiversity net gain, a development must deliver a minimum of 10% net gain
post development, when compared with the pre-development baseline. The Council’s
recently adopted Biodiversity SPD (2021) requires all major and minor applications other
than the following exemptions currently suggested by the Government to demonstrate a net
gain in biodiversity:
i. Permitted development;
ii. Householder development, including extensions;
iii. Nationally significant infrastructure, which falls within scope of the Planning Act 2008;
iv. Some brownfield sites with marginal viability and substantial constraints. It is expected
that full details to be set out in secondary legislation, but considerations are likely to include
where sites contain a high proportion of derelict land and buildings and only a small
percentage of the site is undeveloped, land values are significantly lower than average, and
the site does not contain any protected habitats; and
v. Developments that would not result in measurable loss or degradation of habitat, for
instance change of use of or alterations to building

7.7.2 As the application site comprises a hard surfaced area, it is considered it would meet
exception criteria iv and v above as 100% of the site is currently developed and does not
contain any protected habitats. On this basis, there would be no requirement to achieve a
10% biodiversity net gain on the site. Notwithstanding this, the application proposal is being
supported by a high quality landscaping strategy which, in itself, would enhance the
ecological and amenity value of the site.
7.8

Climate Change Mitigation

7.8.1 As this is a temporary ‘meanwhile’ scheme, the components would be sourced and
designed to allow them to be easily reused in other areas in the town centre or in the future
hub Garden which would be in part of this space. This would provide a sustainable solution
and a legacy for this project. Components to be reused could include new trees and
planting, topsoil, free draining hardcore (separated by geotectile), play items, umbrella
canopies, concrete seating components, pallet seating arrangements, stage box, metal
edging, lighting including all luminaires and projectors, play items and sculptural items.
7.8.2 On this basis, given the high potential for reuse of key components of the site it is
considered the proposal would comply with the aims of Local Plan Policy FP1 ‘Climate
Change’.
7.9

Impact on Residential Amenity

7.9.1 In terms of closest residential properties, there are two flats above Paddy Power betting
shop at No.1 Town Square, which fronts directly onto the application site on the northern
boundary both of which have been consulted on the proposals. Otherwise, the closest
properties are above Phone Touch No.33 Queensway (100m to the south east as the crow
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flies) or Pinetree Court 145m to the south. Noise and artificial light pollution are likely to be
the biggest factors to consider when assessing impact on the living environment of the flats
above No.1 Town Square. Given the distance of the other properties from the application
site, it is not considered the scheme would raise any amenity issues for them.
7.9.2 The Council’s Environmental Health team were consulted and have suggested conditions
are added to any planning permission relating to noise and artificial light. The conditions
would require a noise management plan to be devised for the operation of the area as an
event space, in which a pre-determined specification is developed that would not negatively
impact the neighbouring properties through noise. They recommend a background noise
survey should also be undertaken to inform the noise management plan. The noise
management plan would be agreed by the Council’s Environmental Health Officer.
Environmental Health also recommended a similar condition be imposed requiring an
artificial light management plan be devised for the area as an event space, in which a predetermined specification is developed that would not negatively impact the neighbouring
properties from artificial light sources also to be agreed by the Council’s Environmental
Health Officer.
7.9.3

The applicant has also agreed to a condition restricting the hours of use to 07.00 to
midnight Monday to Saturday and 09.00 to 22.00 Sunday. Further restrictions over timings
of specific activities e.g. events, food trading and alcohol consumption could be controlled
by the relevant licensing regulations. For information the proposed breakdown of activities
has been submitted as follows:
Events/street trading /activities/workshops
• Monday to Saturday 07:00 – 00:00
• Sunday 11:00 – 22:00
Food trading
• Monday to Saturday 07:00 – 00:00
• Sunday 09:00 – 22:00
Alcohol
• Monday to Saturday 11:00 – 00:00
• Sunday 11:00 – 22:00

7.9.4 It is considered the imposition of such conditions would meet the tests set out in ‘The use of
planning conditions’ NPPG and would ensure the noise and light emitted from the use of the
site would be controlled to safeguard the amenity of the occupiers of the flats above No.1
Town Square and would enable the proposal to be considered in compliance with Local
Plan Policy FP7 ‘Pollution’ and GD1 ‘High Quality Design’.
7.10

Construction Impacts

7.10.1 The Highway Authority have requested a condition be imposed requiring the submission of a
construction management plan given the high pedestrian use of the area. This would ensure
all construction traffic is carefully managed and routed through the town centre
appropriately. The Council’s Environmental Health Officer has also recommended a
condition restricting hours of construction to 07.30 – 18.00 weekdays and 08.00 – 13.00
Saturdays only to safeguard the amenity of nearby residential occupiers. Whilst there is
likely to be some disruption to the area during construction, the use of the above conditions
would keep this to a minimum.
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7.11

Other Matters
Community Infrastructure Levy

7.11.1 This development proposal would not be subject to any CIL liability.
Red Wheel Heritage Plaque
7.11.2 The applicant has advised whilst the recommendation of a Red Wheel heritage plaque is
welcomed, history of the bus station is already exhibited at Stevenage Museum. The town
centre regeneration programme is due to continue over the next 10-20 years, so a plaque
would likely have to be relocated multiple times due to construction works. The applicant
considers that the Museum is a better place to showcase this for the time being. Then,
following the construction of the Hub, where the museum would eventually move to, this
would allow for the bus station history to be in closer proximity to the original site. The
applicant has agreed to look at the potential for the setting of a plaque in the final
permanent designs for the Garden Square.
Bus Preservation Enthusiasts’ Day
7.11.3 The applicant has checked with the Council Events Officer and Town Centre Management
team and no events are booked on the 14th August 2022. Any event for heritage buses and
drivers to celebrate the transition between the old bus station and the new Stevenage Bus
Interchange should be organised by following the event notification procedure outlined on
the Council’s website.
Equality and Human Rights Considerations
7.11.4 Consideration has been given to Articles 1 and 8 of the First Protocol of the European
Convention on Human Rights. It is not considered that the decision would result in a
violation of any person’s rights under the Convention. It is not considered that the decision
would result in a violation of any person’s rights under the Convention.
7.11.5 When considering proposals placed before the Council as Local Planning Authority, it is
important that it is fully aware of and has themselves rigorously considered the equalities
implications of the decision that they are taking. Therefore, rigorous consideration has been
undertaken by the Council as the Local Planning Authority to ensure that proper
appreciation of any potential impact of the proposed development on the Council's
obligations under the Public Sector Equalities Duty. Asphalt infill would be used to level out
the existing carriageway with existing kerbs to create a step free environment accessible to
all.
7.11.6 The Equalities Act 2010 requires the Council when exercising its functions to have due
regard to the need to (a) eliminate discrimination, harassment, victimisation and other
conduct prohibited under the Act; (b) advance equality of opportunity between persons who
share a relevant protected characteristic and persons who do not share it and (c) foster
good relations between persons who share protected characteristics under the Equality Act
and persons who do not share it. The protected characteristics under the Equality Act are:
age; disability; gender reassignment; marriage and civil partnership; pregnancy and
maternity; race; religion and belief; sex and sexual orientation.
7.11.7 It is considered that the decision has had regard to this duty. The development would not
conflict with either Stevenage Borough Council's Equality Policy or the commitments set out
in our Equality Objectives, and would support the Council in meeting its statutory equality
responsibilities.
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8.

CONCLUSIONS

8.1

In summary, the removal of the existing bus station and demolition of existing structures
and the creation of a new temporary public square comprising public realm, landscaping
and its use as a flexible multi-use space and performance kiosk in the Town Square is
considered acceptable, subject to conditions. The proposal, with high quality design and
landscaping features, would comply with the relevant land use policies for this area of the
town centre and would not prejudice the future development of the site under the SG1
masterplan proposals. Furthermore, it would preserve the significance of the nearby
designated heritage assets, would not impact on the amenities of neighbouring properties
(with the use of conditions) and would not be in conflict with any environmental or highways
policies.

8.2

Given the aforementioned, the proposed development under this application is considered
to be acceptable in line with the Council’s adopted Local Plan (2019), Parking Provision
and Sustainable Travel SPD (2020), Stevenage Design Guide SPD (2009), The Impact of
Development on Biodiversity SPD (2021), Town Square Conservation Area Management
Plan SPD (2012), the NPPF (2021) and NPPG (2014).

9.

RECOMMENDATIONS

9.1

That Planning permission be GRANTED subject to the following conditions/reasons:

1

The development hereby permitted shall be carried out in accordance with the approved
plans:
P2007555 (90) LP100; P2007555 (90) LP102; P2007555 (90) LP103; P2007555 (90) LP104
rev 2; P2007555 (90) LP105; P2007555 (91) LP001
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

This permission shall be for a limited period only expiring on 22 June 2032 and on or before
that date the use hereby permitted shall be discontinued and the building(s) and works
carried out under this permission shall be removed and the land restored to its former
condition, or to a condition otherwise agreed in writing by the Local Planning Authority.
REASON:- To enable the Local Planning Authority to reconsider the continued need for
and appropriateness of the building and use at the expiration of the limited period.

4

No development shall take place until a Construction Management Plan has been
submitted to and approved in writing by the Local Planning Authority. Thereafter the
construction of the development shall only be carried out in accordance with the approved
Plan. The Construction Management Plan shall include details of:
a. Construction vehicle numbers, type, routing;
b. Access arrangements to the site;
c. Traffic management requirements
d. Construction and storage compounds (including areas designated for car parking,
loading / unloading and turning areas);
e. Siting and details of wheel washing facilities;
f. Cleaning of site entrances, site tracks and the adjacent public highway;
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g. Timing of construction activities (including delivery times and removal of waste) and to
avoid school pick up/drop off times;
h. Provision of sufficient on-site parking prior to commencement of construction activities;
i. Post construction restoration/reinstatement of the working areas and temporary access to
the public highway;
j. where works cannot be contained wholly within the site a plan should be submitted
showing the site layout on the highway including extent of hoarding, pedestrian routes and
remaining road width for vehicle movements.
k. Management of pedestrian movements around the site.
REASON:- In order to protect highway safety and the amenity of other users of the public
highway and rights of way in accordance with Policies 5, 12, 17 and 22 of Hertfordshire's
Local Transport Plan (adopted 2018).
5

No redevelopment activities that relate to this permission shall be carried out on any
Sunday or Bank Holiday, nor before 07.30 hours or after 18.00 hours on any weekdays, nor
on any Saturday before 08.00 hours or after 13.00 hours. These times apply to work which
is audible at the site boundary.
REASON:- To safeguard the amenities of the occupiers of neighbouring properties.

6

The external surfaces of the development hereby permitted shall be completed in
accordance with the approved materials specified under general arrangement plan
reference P2007555 (90) LP100.
REASON:- To ensure the development has an acceptable appearance and to protect the
visual amenities of the area.

7

Prior to first use, a noise management plan shall be prepared for the operation of the area
as an event space, in which a pre-determined specification is developed that will not
negatively impact the neighbouring properties through noise. The plan should be
undertaken by a competent, experienced noise consultant (a member of the Institute of
Acoustics and/or the Association of Noise Consultants). A background noise survey should
be undertaken by a competent, experienced noise consultant (a member of the Institute of
Acoustics and/or the Association of Noise Consultants) to inform the noise management
plan. The noise management plan shall be submitted to and agreed by the Planning
Authority in consultation with the Council's Environmental Health Officer.
REASON:- To safeguard the amenities of the occupiers of neighbouring properties.

8

Prior to first use, an artificial light management plan shall be prepared for the area as an
event space, in which a pre-determined specification is developed that will not negatively
impact the neighbouring properties from artificial light sources. The Institution of Lighting
Professionals can provide guidance in this matter. The artificial light management plan shall
be submitted to and agreed by the Planning Authority in consultation with the Council's
Environmental Health Officer.
REASON:- To safeguard the amenities of the occupiers of neighbouring properties.

9

If during the course of development any contamination is found or suspected, works shall
cease and the local planning authority shall be informed immediately. The local planning
authority may request the nature and extent of any contamination to be investigated in
order that a suitable remediation strategy can be proposed. The development shall not
continue until any required remediation as agreed in writing by the local planning authority
has been undertaken, and the local planning authority has confirmed it has been
undertaken to its satisfaction.
REASON:- To prevent harm to human health and pollution of the water environment.

10

Unless otherwise agreed in writing by the Local Planning Authority, the use of the land for
the purposes hereby permitted shall operate only between the hours of 07.00 and midnight
Monday to Saturday and 09.00 to 22.00 on Sunday, including Public or Bank Holidays.
REASON:- To protect the amenity of the occupiers of adjoining properties.
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11

All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out in the first planting and seeding seasons following the first occupation of the
building(s) or the completion of the development whichever is the sooner.
REASON:- To ensure a satisfactory appearance for the development.

12

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.

13

No tree shown retained on the approved plans, or subsequently approved landscaping
scheme, shall be cut down, uprooted or destroyed, nor shall any retained tree be topped or
lopped within five years of the completion of development without the written approval of
the Local Planning Authority.
REASON:- To ensure the protection of those trees which should be retained in the interests
of visual amenity.

INFORMATIVE
1

Community Infrastructure Levy
Stevenage Borough Council adopted a Community Infrastructure Levy (CIL) Charging
Schedule at Full Council on 27 January 2020 and started implementing CIL on 01 April
2020.
This application may be liable for CIL payments and you are advised to contact the CIL
Team for clarification with regard to this. If your development is CIL liable, even if you are
granted an exemption from the levy, please be advised that it is a requirement under
Regulation 67 of The Community Infrastructure Levy Regulations 2010 (as amended) that
CIL Form 6 (Commencement Notice) must be completed, returned and acknowledged by
Stevenage Borough Council before building works start. Failure to do so will mean you risk
losing the right to payment by instalments and a surcharge will be imposed. NB, please
note that a Commencement Notice is not required for residential extensions if relief has
been granted.
Stevenage's adopted CIL Charging Schedule and further details of CIL can be found on the
Council's webpages at www.stevenage.gov.uk/CIL or by contacting the Council's CIL Team
at CIL@Stevenage.gov.uk.

2

Hertfordshire County Council as Highways Authority
Parking and Storage of materials: The applicant is advised that all areas for parking,
storage, and delivery of materials associated with the construction of this development
should be provided within the site on land which is not public highway, and the use of such
areas must not interfere with the public highway. If this is not possible, authorisation should
be sought from the Highway Authority before construction works commence. Further
information
is
available
via
the
website:
https://www.hertfordshire.gov.uk/services/highways-roads-and-pavements/business-anddeveloper-information/development-management/highways-developmentmanagement.aspx or by telephoning 0300 1234047.

3

Hertfordshire County Council as Highway Authority notes the submission of drawing
number P2007555-90-LP103 Rev R1 TRO Signage Plan. It is advised since the public
have access to the area, an application for a Traffic Regulation Order is necessary and
should be applied for via the relevant process.
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10.

BACKGROUND DOCUMENTS

1.

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

2.

Stevenage Borough Council Supplementary Planning Documents – Parking Provision and
Sustainable Travel SPD (2020), Stevenage Design Guide SPD (2009), The Impact of
Development on Biodiversity SPD (2021) and Town Square Conservation Area
Management Plan SPD (2012).

3.

Stevenage Borough Local Plan (2019).

4.

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

5.

Central Government advice contained in the National Planning Policy Framework (2021)
and National Planning Policy Guidance (2014).
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