
01

Churchgate Regeneration Zone
Hitchin Town Centre

November 2025

D  R  A  F  T

Churchgate Centre, Hitchin
Public Realm Assessment 



02

November 2025Churchgate Regeneration Zone
Hitchin Town Centre

D  R  A  F  T

Contents 
Public Realm 
Assessment

00 Introduction

01 Site Analysis
The Origins of Hitchin
The Site Boundary
The Site Existing
Planning Policy Context
Planning Policy Review
Mapping Summary
SWOT Summary
Conclusions

02 Public Engagement
 Public Engagement

03 Site Strategies 
 Current Streetscape - Churchgate
 Existing Public Realm: Hitchin
 Existing Public Realm: Site
 Development Option
 Existing Public Realm: Plan
 Current Streetscape: Churchgate
 Preferred Development Option
 Site Strategy: Baseline Review
 Site Strategies

 Summary

04 Public Realm Provision 
 Public Realm Provision 
 Residential Courtyards 
 Character Areas:

05 Summary
 Levels of Provision
 Existing Site
 No Food Store + New Covered Market
 No Food Store + Refurbished Outdoor Market
 Food Store + New Covered Market
 Food Store + Refurbished Outdoor Market



Introduction

03

November 2025Churchgate Regeneration Zone
Hitchin Town Centre

D  R  A  F  T



04

November 2025Churchgate Regeneration Zone
Hitchin Town Centre

D  R  A  F  T

Purpose of this 
document
This document sets out the scope, approach, and 
deliverables for the development of concept designs for 
public realm within the Churchgate Regeneration Zone. 
Its purpose is to guide the design process by identifying 
opportunities and constraints, assessing existing 
provision in Hitchin Town Centre, and testing options for 
the public realm for the Churchgate Regeneration Zone. 

The document provides a framework for exploring 
‘Basic, Standard, and Premium’ levels of provision, 
supported by area schedules, precedent imagery, and 
design narratives. It is intended to support engagement 
with stakeholders, inform cost planning, and establish a 
clear direction for the next stage of the regeneration 
project. 

This document is set in the context of work done to 
date, which has been summarised in the Summary 
Report, an extract of which is included at the start of this 
report.
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The Churchgate Regeneration Zone is a Council-owned 
site in the heart of Hitchin town centre. 

North Hertfordshire Council is undertaking the next exciting 
phase of consultation on the Churchgate regeneration 
project.  Following the initial consultation undertaken in 
December 2022, the Council is seeking further detailed 
feedback on your current use and perceptions of the town 
centre, what you believe its strengths and weaknesses are, 
and what you would like to see delivered in the future.

Your feedback will help inform and shape a vision for the 
regeneration of Churchgate that meets the needs of everyone 
- the Council, community, and key stakeholders. 

The following boards look at the Churchgate Regeneration 
Zone’s past, present, and future. 

They tell the story of how the town and Churchgate centre 
has grown and developed over the centuries, how it is 
currently used, and its important role as a place to live, shop, 
work, visit and enjoy.   

Today we are specifically seeking feedback on your priorities 
and aspirations for its future. 

Together, we can plan and create a space in the heart of the 
town that reflects the spirit and needs of everyone in North 
Herts. Join us in contributing and making Churchgate a 
fantastic destination that we can all be proud of!

We want to hear from you! Use the following QR code to fill 
in our survey. We are seeking feedback on your current use of 
the town centre, its strengths and weaknesses and the vision 
for the future of the Churchgate Regeneration Zone.

Should you need this in an alternative 
format (e.g., braille, larger format, 
community languages) and for any 
other enquiries, please contact us at: 
churchgate.regen@north-herts.gov.uk 

Welcome 
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Enhance the  
River Hiz.

Provide a mix 
of commercial, 
cultural, arts 
and community 
facilities.

Revitalise the 
Market.

Improve 
connectivity 
across Hitchin 
Town Centre.

Provide a range 
of town centre 
homes.

There is significant 
potential to:The Site

The Council-owned site in the heart of Hitchin town centre is bound to 
the north by Portmill Lane, to the east by Queen Street and to the south-
east by Biggin Lane.  

The site is located adjacent to the town’s historic Market Place and 
wraps around the Grade I listed St Mary’s Church and its churchyard.  
Hitchin’s river, the Hiz, runs through and under the site.  

The site extends to over 5 acres and includes:

•	 The 1970’s Churchgate Shopping Centre (5,481 sqm);

•	 The 800 year old open-air charter market;

•	 4 surface car parks (c.350 spaces); and 

•	 Associated service yards, accessed via Biggin Lane and from Market 
Place. 

Respecting the history of the place, the site offers an exciting 
opportunity to improve and transform the eastern edge of the town 
centre.  Subject to wider consultation and engagement, and market/
viability testing, there is significant potential to: 

•	 Provide a more attractive aspect and gateway to Market Place and 
the Church.  

•	 Revitalise the market as an important anchor and attractive 
destination for the town.

•	 Enhance the Hiz and create new walkways along its edge.

•	 Improve the connections and pedestrian links between the site and 
the rest of Hitchin.

•	 Provide a diverse, attractive and viable mix of commercial, cultural, 
arts and community facilities, as well as a range of town centre living 
including affordable homes. 

Regeneration of Churchgate and surrounding area has policy support in 
the Local Plan.
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The key outputs to date have included: 

• Hitchin Town Centre, Market Assessment & Planning 
Overview Report (September 2023).

• Churchgate Centre, Investment Prospectus for 
UKREiif Conference (May 2024).

• Churchgate Centre, Hitchin: Baseline Review (June 
2024).

• Churchgate Centre, Site Specific Planning Advice 
(June 2024).

• Churchgate Centre, Hitchin (RIF) – Property Market 
Summary (June 2024).

• Churchgate Centre, Hitchin (RIF) – Transport Review 
(June 2024).

• Churchgate Centre Consultation Questionnaire 
(September 2024).

• Detailed Exhibition Boards for Stakeholder 
Consultation (September 2024). 

• PLMR Consultation Report (December 2024).

The relevant parts of these reports that effect the public 
realm provision have been extracted and can be found 
in the following chapters of this report.

Baseline Review + +
Commercial Market 
Review Public Consultation Summary Report

Principles for any development

Work to date Churchgate Regeneration Zone. Hitchin Town Centre
February 2025

Churchgate Regeneration Zone
Hitchin Town Centre
Summary Report

The broad findings from the detailed 
baseline analysis and consultation 
suggest that the optimal strategy 
and future vision for the CRZ is 
likely to comprise a blend of options 
that come together to create  a 
resilient, vibrant, and sustainable 
Hitchin town centre. This will be 
underpinned by the following 
themes:

Churchgate Regeneration Zone, Hitchin Town Centre
04 Summary

01  Heritage-Led 
Regeneration

Emerging themes 
and development 

principles: 

04  Sustainable 
& Smart Growth 

Strategy

05  Strategic 
Development of 

Underutilised Sites

03  Market 
& Riverfront 

Revitalisation

02  Mixed-Use 
Intensification
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HITCHIN’S HISTORY: A BRIEF OVERVIEW                                

An Attractive Town 

In 1903 Herbert Tompkins, in his guidebook Hertfordshire, noted ‘Hitchin is an ancient market town, full of 

interest, 32 miles N. from King’s Cross…’.  As Hugh Madgin records today, in Hitchin Town Through Time 

(2014), this is still ‘the principal town of North Hertfordshire’ retaining that interest. 

Hitchin’s Origins 

The north of Hertfordshire is long settled and threaded by ancient upland routes which may have formed an 

Icknield Way. Hitchin first emerges as a distinct urban settlement in the late-Roman period, most likely as 

successor to Baldock which was by then in decline. Hitchin is, therefore, one of the oldest continuously 

inhabited towns in Hertfordshire. These early origins are attested by mention of a tribe, the Hicce, first 

appearing in Saxon documents of the mid 7th century although the tribe probably existed as a community 

long before that.  

Traditionally, King Offa of Mercia established a monastery here in 792 but 

Hitchin almost certainly already had an important Saxon Minster (with an 

early dedication to St Andrew) and was centre to both a wide ecclesiastical 

area and a royal estate. The fact Hitchin’s market does not have a charter 

suggests it was in operation long before the Crown began to grant such 

documents. Hitchin can also mount a convincing case to be Clofesho, the 

most important hitherto unidentified location for synods of the maturing 

Saxon church. Amidst the turbulence of the 9th century Hitchin lay near the 

boundary of the Viking Danelaw to the north-east and Saxon lands to the 

southwest. This border location seems to have established the town briefly 

as a defensive Saxon burgh in the early 900s whose ramparts and ditches 

still influence street alignments in part of the town’s historic core.  As Kings 

Edward the Elder and Athelstan extended the power of Wessex into Danish territory, our area was eventually 

settled as two counties - Hertfordshire and Bedfordshire - effectively dividing the territory of the Hicce and 

reducing Hitchin’s status in relation to both Hertford and Bedford. 

Hitchin as a Medieval Centre 

Hitchin remained, nevertheless, a key location at the Norman 

Conquest and centre of a Saxon Half-Hundred within 

Hertfordshire. In the Domesday Book (1086) it was recorded that 

‘Rex Willelmus tenet Hiz’ (‘King William Holds Hitchin’) 

underlining the town’s status as a Royal Manor. Although 

Domesday entries are hard to interpret, and royal estates often 

seem under-assessed, the evidence suggests a considerable 

population here, the largest between St Albans and Bedford.  Most 

likely it was King William Rufus (reigned 1087-1100) who 

granted the royal manor to the Balliols, a great landed family in 

the north which eventually provided both an Oxford College and a 

King of Scots. Hitchin was important to the Balliols because it 

was close to the Court in London. 

Medieval Hitchin, in addition to its market, grew wealthy on 

grain, wool, cattle, cloth-making, brewing, brick-making, tanning 

and as a centre of other specialised trades. Although there is no 

Borough charter there is evidence that Hitchin was indeed a de 

facto Borough and the town’s size, commercial and administrative 

importance plus place name evidence (Bearton means ‘The farm 

of the Borough’) strongly suggests this status. Prosperous 

consciences were salved by investment in religious good causes. 

In 1317 Hitchin Priory was founded as a Carmelite Friary and in 

1361 a Gilbertine monastery was established, part of which 

survives as The Biggin today. Rising prosperity was checked by 

the Black Death in 1349 when perhaps as many as half the The Biggin 

A penny of King Offa A penny of King Offa

The ancient Icknield 
Way passes 
immediately to the 
North with evidence of 
Roman activity at the 
settlement. 

The origins of the 
town start with the 
Saxon tribe name the 
‘Hicce’ in the 7th 
Century.

In 792AD the Mercian 
King Offa established a 
Benedictine house here, 
the precursor to the 
church of St Mary. 

Hitchin is recorded in the Domesday Book 
as a Royal Manor, ‘Rex Willelmus tenet Hiz’,
translated to: ‘King William holds Hitchin’, 
with 600 inhabitants.
That the market is not hold a charter suggests 
it was v long before the crown sought to 
control towns in this way.

population of the town died. Recovery 

looks to be slow but, in time, returned 

prosperity was reflected in the 

embellished fabric of the parish church 

at the hands of local lords and rich 

wool merchants. Links to London’s 

wealth also helped. The merchants 

founded a guild, the Fraternity of the 

Blessed Virgin Mary, marked by the 

change of dedication of the parish 

church to St Mary.  

Instabilities emerged during the civil 

Wars of the Roses. In 1452 about 200 

Hitchin men joined the Duke of York’s 

rebellious army confronting the 

Lancastrian King Henry VI and the 

town suffered in consequence. In 1461 a Lancastrian Army, including Scots and northerners inclined to loot 

and pillage, passed Hitchin uncomfortably close on the Icknield Way en route to fight the Yorkists at St 

Albans.  Peace was restored, uniting the Houses of York and Lancaster, under Henry Tudor.    

Hitchin’s Tudors and Stuarts 

Henry VII’s success brought more certainty, solidity and reconciliation to the way England was governed. 

But the actions of his son Henry VIII, in breaking with Rome to establish an independent Church of England 

and in dissolving religious houses, initiated major impacts on the way people lived. In Hitchin both the 

Priory and the Gilbertine house were abolished and their buildings, land and resources sold off. Both 

monasteries were relatively small and poor but their symbolic end was important and their demise did 

provide new opportunities. The Radcliffe family soon bought the Priory, holding it into the 1960s; the Biggin 

was eventually bequeathed by Joseph Kempe as almshouses which it remains today. Trinity College 

Cambridge took on lands from Elstow Abbey connected with the parish church, a role that also partly 

survives today. New charities emerged to provide for the poor and for education and town centre sites were 

redeveloped. In St Mary’s a less elaborate form of worship (in English not Latin) became the norm, a 

Protestant trend eventually consolidated under Queen Elizabeth I; this may be when the statues of the saints 

on the font lost their heads.   

Throughout all these major changes Hitchin retained its status as a key market and commercial centre and its 

population continued to grow. Local prosperity, even allowing for such changes as the emergence of more 

middlemen, was reinforced in farming and wool but was also supplemented with the expansion of malting 

and brewing. By now the town’s reputation for barley malt prompted Queen Elizabeth I’s reputed retort to a 

Spanish nobleman who was extolling the virtues of his country’s vineyards – ‘My Hitchin grapes surpass 

them, or those of any country’.  

Queen Elizabeth’s long reign passed into that of King James VI and I. After 1625 James’ son Charles I’s 

High Anglicanism and his attraction to the Divine Right of Kings collided with hardening strands of 

Puritanism and Parliamentary independence which, after a religious clash in Scotland, precipitated the onset 

of the British Civil Wars. Traditional authority was challenged in a ‘world turned upside down’. In Hitchin a 

rising independent spirit fed Puritanism and republicanism. The town lay on the western boundary of the 

politico-military Eastern Association which underpinned the Parliamentary cause.  At this time St Mary’s 

Church likely lost more of its statues, traditionally Cromwell and key Puritan commanders met at The Sun 

Inn, Hitchin men went off to fight for the Parliamentary cause and troops mustered at Mount Garrison. 

Hitchin was lucky enough not to suffer major physical damage during the Civil Wars and being on the 

winning side probably did its local role and prosperity no harm. Locally, deep dissenting roots were set 

which survived the Restoration of Charles II and were typified by the local activities of John Bunyan and the 

organisation of Hitchin’s Baptists, Independents and the growing influence of Quakers. These Non-

Conformist influences after the Glorious Revolution, the accession of William and Mary in 1689 and the 

subsequent Toleration Act, were to become of increased importance to the town into the 18th and 19th 

centuries.  

The parish church of St Mary St Mary’s parish church

Hitchin Priory was founded 
as a Carmelite Friary in 1317, 
and The Biggin was 
established as a Gilbertine 
monastery in 1361.
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the Black Death in 1349 when perhaps as many as half the The Biggin 

A penny of King Offa 

The Biggin, est. 1361

Hitchin thrived on grain, 
sheep, cattle, cloth-making, 
brewing, tanning and other 
industries.

Later expanding to malting 
and brewing.

“Hitchin is an ancient 
market town, full of 

interest, 32 miles N. from 
King’s Cross...”

Herbert Tompkins, 1903

“My Hitchin grapes 
surpass them, or those of 

any country”
Queen Elizabeth I, 16th 

Century

“Hitchin is a large market town, and particularly 
eminent for its being a great corn market for 

wheat and malt…which is brought here for the 
London market”

Daniel Defoe, 1724

In the 18th Century Hitchin 
experienced unprecedented 
prosperity driven by rising 
population, agricultural 
improvement, and better links via 
the railway.

In 1850 the Great Northern Railway placed 
Hitchin on the main route between London 
and the North. The Corn Exchange 
attracted merchants from as far away as 
Liverpool with grain moved by train. 

Hitchin developed economically from the 
1920’s, but its characteristics as an 
attractive market town have been 
maintained, while Stevenage and 
Letchworth expanded further.

In the late 19th century neighbouring towns 
such as Luton increased their importance 
at the expense of Hitchin. However it 
maintained its niche position its retains 
today.

Many people now 
commute into London 

or Stevenage.

Hitchin’s Eighteenth Century: Progress and Prosperity 

By 1700 Hitchin was Hertfordshire’s second largest town 

after St Albans. The next century would bring, overall, 

unprecedented prosperity as rising population, agricultural 

improvement, better communications and commercial 

expansion transformed the economy: Hitchin shared in 

these changes. In 1724 Daniel Defoe observed ‘Hitchin is a 

large market town, and particularly eminent for its being a 

great corn market for wheat and malt…which is brought 

here for the London market’. Many of Hitchin’s timber 

framed buildings, dating from the 14th and 15th centuries, 

had seen refurbishment in the late 17th century and now 

received classically proportioned frontages of local brick in 

another wave of improvement.  The town developed as 

something of a health resort with clean air away from 

London and spa springs at Charlton; the inns prospered and 

direct coach services were established to London, Bedford, 

Kettering and Leeds and turnpike roads improved access to 

Welwyn and Bedford. The droving of cattle for the London 

market, especially from Scotland (The Highlander still 

survives), also brought new trade. In 1762 William Toldervy recorded a ‘large, well built and very populous’ 

town. During the 18th century the Manor Court declined in importance and local government focused more 

on the Parish Vestry. Non-Conformists, especially Quakers, laid foundations in Hitchin business and services 

and also became prominent in good works and local affairs more generally. As the century progressed the 

importance of wool production declined, that of grain and especially malting increased. 

Somewhat unusually, Hitchin’s large medieval open fields were not ‘enclosed’ during the 18th century push 

for agricultural improvement, most likely because a relatively large number of small to middling landholders 

had nothing to gain by giving up their common rights. These middling sorts, supported by the Duke of 

Bedford, resisted the interest in enclosure of the larger holders such as the Radcliffes of Hitchin Priory.  The 

largest holders also had key interests, in both land and trade, outside the town which reduced their incentive 

to force the issue. Some of them did, however, manage to consolidate their larger holdings - removing them 

from the obligations of common rights - within the workings of Hitchin’s surviving medieval manorial 

system. 

Hitchin’s Nineteenth Century: a classic country Market Town 

Hitchin remained one of Hertfordshire’s largest urban centres in 1800 with a population of about 3,000 being 

surpassed only by St Albans, Hertford and Ware and Watford. By 1850 it had some impressive densities of 

‘infilling’ and notorious slums; overcrowding was particularly severe by then as the population had reached 

over 7,000 through rapid natural 

increase and migration resulting from 

labour saving agricultural changes in 

the surrounding areas.  As a long 

established local centre Hitchin also 

benefited from an increased national 

momentum for greater administrative 

efficiency and centralisation and for 

economic specialisation. For example 

in 1834 a gas works was opened and 

Hitchin was designated centre of a 

Poor Law Union for a large portion of 

northern Hertfordshire; in 1840 it 

acquired a local hospital; and in 1846 

became home to Ransoms’ new 

factory for pharmaceutical products.  

In the 1820s a ‘New Town’ was 

founded at Hitchin Hill but otherwise 

it was another twenty years more Market Place including (to left) the Corn Exchange 

The Sun coaching inn 

The Market Place and Corn Exchange
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The Site Boundary

1:2500 0m 12.5m 25m 50m 75m 100m 125m
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The site is located in the centre of Hitchin town centre, 
adjacent to the Market Place and wrapping around the 
historic parish Church of St Mary’s and its churchyard. 
The site incorporates the Churchgate Shopping Centre, 
the market with permanent market stalls, four surface 
car parks and associated service yards. The site is 
bound to the north by Portmill Lane, to the east and 
south east by Queen Street and Biggin Lane. It wraps 
around the Churchgate Centre and associated service 
area to the south west, and follows the line of 
Churchyard Walk, the churchyard and the Garden of 
Rest to the west. 

The site offers the potential to improve the eastern edge 
of the town centre and provide a more ‘fitting’ aspect to 
the Market Place. It also offers the opportunity to 
provide a better setting for the Grade I Listed church 
building and the market, as well as an opportunity to 
revitalise the river edge, and enhance the pedestrian 
linkages between the site and the rest of the town 
centre. 

9

9

A

A

B

B

2

21

1

CC

C

3

3

D

4

4

E

E

5

5

F

F

G

G

I

H

H

J

6

6
7

7

8

8

Site Boundary
Churchgate Shopping Centre
The Market
St Mary’s Car Park
Portmill East Car Park
Portmill West Car Park
Biggin Lane Car Park
St Mary’s Church & Churchyard
The Biggin
Market Place
High Street
Sun Street
Bucklersbury
Biggin Lane
Queen Street
Hollow Lane
Portmill Lane
Bancroft
Hermitage Road
Bridge Street

The Churchgate Shopping 
Centre is arranged on 

ground & first floor over 
59,500 ft2 net lettable 

floorspace

The market is open every 
Tuesday, Friday, Saturday 
and Sunday and includes 
over 150 permanent stalls

Over a site area of 1.26 
acres

The overall site is 5.35 acres

The service yard off Market 
Place is shared

The site includes the 
Churchgate Centre, Market, 
and Biggin Lane, St Mary’s 
Square, Portmill East and 

West car parksWith 32 retail units

D

I

J
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The Churchgate Centre provides the eastern façade to 
Hitchin’s Market Place and provides frontage to 
Churchyard Walk. The shopping precinct was built in 
1971 and included an area for the open- air market built 
over Hitchin’s river, the Hiz. The development has been 
deeply unpopular with its 1960’s brutalist architecture 
unsympathetic to the layout of the surrounding buildings 
in Market Place. The centre appears run down and is 
characterised by numerous empty and boarded-up 
units. Biggin Lane provides access to the market area, 
rear servicing of the Churchgate, a public car park and 
the Sun Hotel. The Churchgate centre presents a blank 
façade onto Biggin Lane and the river.

The traditional open-air market adjoins the eastern edge 
of the Churchgate centre, and expands into the area 
along the river frontage where plant stalls spill out along 
the river. The permanent market stalls are outdated and 
unattractive, but the market is seen as an important 
asset for Hitchin. The River Hiz flows northwards 
through the area either within concrete embankments, 
covered or in a ‘tank’ with raised water level for amenity 
purposes opposite the church. The Council’s 
aspirations for the River Hiz are to create a walkway 
along the length of the river in the town centre, and have 
been defined since 1995 in the ‘River Hiz Development 
Guidelines’. 

The Site Existing

1. Churchgate Shopping Centre & 12-13 Market Place 1. Churchgate Shopping Centre 

1. Churchgate Shopping Centre central street

1. Churchgate Shopping Centre from Sun Street 1. Churchgate Shopping Centre central street 1. Market from Biggin Lane / Queen St.

1. The Market 5. Churchyard Walk4

1

7

2

3

6

5

8
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Portmill Lane is highway land and runs from west to east 
forming the northern boundary of the site. Portmill Lane 
provides vehicular access from Queen Street to the two 
surface car parks. The car parks are basic with 
unattractive surfaces, and views across them relieved 
only by the River Hiz and the backdrop of the church, 
open space and trees in the churchyard. The western 
part of the road provides a footpath for pedestrians only. 
A narrow pedestrian route also provides access to the 
Hermitage Road.

St Mary’s Square is another surface car park at the 
Queen Street level. Queen Street is heavily trafficked 
and provides an important location for bus stops. 
Formal steps, with a balustrade which also adorns the 
western edge of the car park, descend to the river level. 
Pedestrians can then access the town centre core via 
footpaths either side of the churchyard. The car park is 
utilitarian and fails to provide an attractive foreground to 
the church.

The Site Existing

2. River Hiz looking South to the Church and Market

2. View from Hollow Lane to St Mary’s Church

2. Portmill West Car Park 2. St Mary’s Car Park

2. Portmill East Car Park

2. River Hiz looking North along Churchyard Walk 2. Biggin Lane Car Park
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Planning Policy 
Context
More information on the planning policy context can 
be found in the Planning Policy Review document by 
Lambert Smith Hampton. 

Draft list of relevant Local Plan policies to the 
Churchgate Centre:
• Policy SP1 – Sustainable development in North 
Hertfordshire
• Policy SP2 – Settlement Hierarchy and Spatial 
Distribution
• Policy SP4 – Town Centres, Local Centres & 
Community Shops
• Policy SP6 – Sustainable transport
• Policy SP7 – Infrastructure requirements and 
developer contributions
• Policy SP8 – Housing
• Policy SP9 – Design and Sustainability
• Policy SP11 – Natural resources and sustainability
• Policy SP12 – Green Infrastructure, landscape, and 
biodiversity
• Policy SP13 – Historic environment
• Policy ETC3 - New retail, leisure, and other main town 
centre development
• Policy ETC4 – Primary Shopping Frontages
• Policy ETC5 – Secondary Shopping Frontages
• Policy T1 – Assessment of transport matters
• Policy T2 – Parking
• Policy HS2 – Affordable housing
• Policy HS3 – Housing mix
• Policy HS5 – Accessible and adaptable housing
• Policy D1 – Sustainable design
• Policy D3 – Protecting living conditions
• Policy D4 – Air quality
• Policy NE4 - Biodiversity and geological sites
• Policy NE6 – New and improved open space
• Policy NE7 – Reducing flood risk
• Policy NE8 – Sustainable drainage systems
• Policy HE1 – Designated heritage assets
• Policy HT11 – Town centre uses and site-specific 
allocation criteria.
• Hertfordshire’s Local Transport Plan 2018 - 2031
• Appendix 4 – Local Plan Car parking standards

Draft list Supplementary Planning Documents and 
Guidance:
• Vehicle Parking at New Developments SPD (Adopted 
Nov. 2011)
• Design SPD (2011)
• Developer Contributions (Adopted Feb. 2023)
• Sustainability SPD (2024, draft)
• River Hiz SPG (March,1995)
• Design Guide for a shopfront in Hitchin (Jan,1998)

Other Guidance
• Hitchin Conservation Area Character Statement – July 
2011

 

North Hertfordshire District Council
www.north-herts.gov.uk

HITCHIN
CONSERVATION AREA:
CHARACTER STATEMENT
26 JULY 2011

Hitchin Conservation Area was designated in March 1969 and a fi rst review incorporating boundary changes 
was adopted in January 1998. This document forms part of a comprehensive second review for Hitchin and 
should be read in conjunction with the conservation area maps. An up-dated register of Buildings of Local 
Interest for Hitchin has also been adopted on 26 July 2011.
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Planning Policy 
Review
Through the CRZ process 2 sessions were 
conducted with the North Herts planning team:
• The first to review the planning policy context 

and whether policies can be flexible. 
• The second on the emerging options for the site. 

More information on the planning policy context can 
be found in the Planning Policy Review document by 
Lambert Smith Hampton. 

A summary of the planning policy issues is below: 

• Churchgate and its Surrounding 
Area Mixed-Use Allocation (Policy 
HT11).

• Primary Shopping Frontage.
• Secondary Shopping Frontage.
• Hitchin Town Centre.
• Hitchin Conservation Area. 
• Flood Zones 1, 2 and 3.

Planning Designations Land Uses Phasing
Movement, Access, Parking & Public 

Realm
Design Principles and Height

• Should be a mix of uses and should: 
• Have a long term strategy for the 

Market,
• Provide a flexible and diverse range of 

Class E / F1 / F2,
• Provide additional retail and F&B 

subject to assessment of capacity
• Introduce new homes,
• Review car parking provision,
• Provide high quality public realm 

and better pedestrian links.
• 

• Any development should be in 
keeping with the sites surrounding 
context and uses,

• Consider any development coming 
forwards at Paynes Park and Priory 
Park, both of which are allocated for 
development,

• Ensure continuity of trading for key 
retail outlets,

• Safeguard servicing arrangements of 
surrounding properties,

• Engage anchor tenants at the earliest 
opportunity.

Development will be required to: 
• Make new / better connections 

through the site between Market 
Place, Queen Street, Portmill Lane, 
Bancroft and along the River Hiz,

• Promote active frontages,
• Provide high quality public realm, 

potentially including meanwhile 
uses, event space and seating 
areas for casual dining,

• Consider how connections to the 
site can be improved including 
pedestrian, cyclist and public 
transport,

• Ensure that an appropriate level of 
parking is retained.

• Development will be expected to 
display high quality urban design 
and architecture,

• A masterplan should inform land 
uses, public realm, movement 
networks and heritage assets,

• Development should respond 
positively and sensitively to the 
conservation area, taking into 
consideration position, orientation, 
scale, height, layout, massing, 
detailing and use of materials

• Building frontage lines on Sun Street 
and Market Place should be 
respected, 

• The architectural rhythm of the 
existing historic streets should be 
reflected towards Market Place.

Key points include: 
• Ensuring a “high quality” public realm;
• In keeping with its surroundings;
• With sensitive use of materials;
• Making better connections through the site;
• Providing space for events;
• With seating for casual dining; 
• And improved connections for pedestrians, cyclists 

and public transport.
Relevant points to the public realm 
provision are highlighted in yellow.
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Mapping 
Summary

Listed Buildings Placemaking Uses Building Heights

Conservation Area Review
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The key points have been extracted to form the 
SWOT analysis in the next chapter, which then 
inform the key principles to development. 

What is clear throughout this exercise is that the existing 
Churchgate Centre and Market are not of sufficient 
quality to properly serve the historic town of Hitchin. The 
acres of asphalt of the car parks do not give a proper 
setting to, and harm views of the Church and 
Churchyard. There is also a huge opportunity to inject 
more green space into the centre of town and properly 
celebrate the River Hiz. 

AutoCAD SHX Text
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Strengths

Historic street layout,

Almost continuous frontages of high quality 
historic buildings along adjacent streets, 

High number of listed buildings,

Mixture of residential and retail shopfronts 
provide variety to the town centre,

Traditional mix of materials across the 
town in general,

Characterful pitched rooves and chimneys, 

St Mary’s Church, churchyard and Market 
Place setting, 

Views along the River Hiz,

Views towards the St Mary’s Church, Market 
Square, the High Street and up Windmill Hill,

Ample parking, 

The Market as a key draw / offer for the 
local population,

Mix of retail and F&B offers across the town 
centre.

Weaknesses

Architecture of the Churchgate Centre not 
in keeping with the historic town setting 
and causes considerable harm to Market 
Place,

Natural rhythm of the architecture of Sun 
Street and Market Place broken by the 
Churchgate facade,

Large areas of asphalt car park, with very 
little green space,

View from Hollow Lane to St Mary’s Church 
blighted in the foreground by surface 
parking,

View from Market Place into a service 
yard,

Poor state of the market offer,

Lack of permeability through the site,

Ugly and inactive rear service accesses 
along Biggin Lane facing the historic 
Biggin Almshouses, River Hiz and Sun 
Hotel courtyard.

SWOT Summary

Key points for the public realm include: 
• Maintaining the historic street layout and mix of 

materials in the town, 
• Creating and maintaining views along the River 

Hiz, 
• Restoring the historic market, 
• Create more green space, 
• Create more permeability through the site,
• Improve the ugly service areas, especially in high-

footfall areas.

Relevant points to the public realm 
provision are highlighted in yellow.
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Opportunities

Remove the concrete lid from on top of 
the River Hiz, 

Open up a pedestrian route along the 
River Hiz, 

Provide a range of different uses, including 
retail, F&B, leisure & homes:
» Including potential for new anchor / 

destination offers; and
» Potential for a range of residential offers, 

including flats above active ground floors 
and townhouses.

Create new permeability through the site, 
with better linkages between the Market 
Place, Market, Queen Street, Portmill Lane 
and Bancroft:
» Extend the traditional street pattern; and
» Reinstate the historic route between 

Market Place and River Hiz.

Provide an enhanced market offer, 

Provide buildings reflecting the character & 
scale of the historic town, 

Create new pedestrian-led, high quality 
public realm with the potential for event 
space and casual dining, 

Redevelop the Churchgate to positively and 
sensitively respond to the conservation area, 
taking into account:
» Orientation and position;
» Scale and height;
» Layout; and
» Massing.
• 

Threats

Large areas of parking serving the town 
centre opposing the change to active / 
sustainable travel modes, 

Existing parking requirements prohibiting 
development of any scale, 

Historic scale of the town prohibiting 
developments of scale,

The requirement to safeguard any service 
arrangements for surrounding properties, 
including off Market Place.

Create active frontages to support the 
vitality of the town centre, 

Inject more green space / biodiversity, 
sustainable urban drainage systems 
(SuDS) to permeate the existing asphalt car 
parks, 

Improve cycling and public transport 
connections into the town centre,

Safeguard important views within the town,

The entire site is designated an opportunity 
area in the Conservation Area Review.

Key points for the public realm include: 
• Open up the culvert of the River Hiz, 
• Improve permeability through the site, 
• Create new places for events and casual dining, 
• Ensure active frontage supports the vitality of the 

town,
• Inject more green space, 
• Improve active travel connections, 
• Maintain service arrangements whilst improving 

the outlook of the town.

SWOT Summary
Relevant points to the public realm 
provision are highlighted in yellow.
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Respect the character & scale of St Mary’s Church, the churchyard, 
Market Place and the historic buildings around it.

Respect and enhance the important views, including in the Market 
Square, from Hollow Lane and along Churchgate.

Revitalise and enhance the Market.

Connect Market Place and the Hitchin Market area to the River Hiz, Queen 
Street as well as Portmill Road.

Establish a strong pedestrian route along the River Hiz.

Create a hierarchy of streets and public realm reflecting the historic setting 
of the town, including lanes, arcades, streets and larger public spaces.

Enhance the setting of the River Hiz by opening it up.

Build upon the beautiful green spaces locally and inject greenery 
throughout the site, including SuDS where possible.

Bring in a range of uses on the ground floor, including a range of retail 
and F&B offers, as well as leisure and community opportunities.

Provide a range of homes of different tenure and type.

Key
Important viewpoint
Important view corridor
New key routes
Connection along the River 
Hiz
Pedestrian routes
River Hiz
Green spaces
Retail
F&B
Market

Baseline Review 
Conclusions

November 2025Churchgate Regeneration Zone
Hitchin Town Centre
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Public Engagement Public Engagement



18

November 2025Churchgate Regeneration Zone
Hitchin Town Centre

D  R  A  F  T

Public 
Engagement
The programme of engagement ran from September to 
November 2024 and included workshops with Hitchin 
Community Forum and Market Board, inviting current 
tenants of Churchgate to their own drop-in session at 
the Consultation Hub, and an in-person Consultation 
Hub which was open on various dates for members of 
the public to drop in and meet members of the project 
team. At the Hub there were exhibition boards on dis-
play that set out the history behind the proposed regen-
eration and options for the future, as well as interactive 
activities for attendees to take part in and give their 
thoughts. A feedback survey was available both at the 
Consultation Hub and online, alongside a series of so-
cial media posts throughout the consultation period en-
couraging participation. A leaflet drop was sent out to 
the whole District to ensure maximum reach and boost 
response rates, and there was also a programme of en-
gagement with local schools to ensure maximum youth 
engagement.

We received a high level of participation, with over 1000 
people attending the Consultation Hub and 1505 re-
sponses to the feedback survey. 

Key findings show that people really value Hitchin’s his-
torical character, the range of local restaurants and 
cafés, and the market, but feel that parking issues, 
traffic, and public transport are some of the town’s main 
weaknesses.

The consultation helped to identify five key recommend-
ations that are priorities for the local community and 
should be at the forefront of considerations when plan-
ning for the regeneration of the Churchgate Centre.

We also asked which improvements would 
encourage people to spend more time in 
Hitchin town centre:

Reduction in vacant shops

Improved range of shops

Improved market (outdoor)

More attractive outside spaces

Cinema

More events within the town centre

New indoor/covered market

Better pedestrian & cycle routes & racks

Improved selection of food and drink outlets

Music theatre

Theatre

Better public transport

Improved links with bus stops

 13%

 17.7%

 17.8%

 17.9%

 24.3%

 28%

 29%

 45.4%

 48.9%

 51.2%

 55.7%

 63.9%

 68.9%

A gym

 3.1%
Other

 8.2%
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We also asked people the main reason they visit Hitchin Town Centre: 

We asked people what they think Hitchin’s greatest assets or strengths are:
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Public 
Engagement

1:2500 0m 12.5m 25m 50m 75m 100m 125m

0m 5mm 10mm 20mm 30mm 40mm 50mm1:1

We asked people to take part in an activity at the 
Consulation Hub, sticking numbers to a map to in-
dicate where best they felt certain assets would sit. 
To analyse this data, we have split the map into 
seven ‘Zones’. These are shown on the map below.

Plot 1: 
• Homes (6)

Plot 2: 
• Leisure (21)
• Culture, arts & community (11)
• Cafe/restaurants (9)
• Local shops (9)
• National retailers (7)
• Homes (3)

Plot 3: 
• Local shops (16)
• National retailers (9) 
• Homes (5)
• Revamped market (4)
• Cafe’s & restaurants (4) 
• Culture arts & community (4) 
• Homes (4)

Plot 4: 
• Revamped market (36)

Plot 5: 
• Parking (17) 
• Cafe’s & restaurants (11) 

Plot 6: 
• Parking (11)

Plot 7: 
• Parking (10) 
• Homes (4)

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1

2

3

4

5

6

7
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Conclusion

Based on the analysis from the survey, the in-person 
activities at the Consultation Hub, and the stakeholder 
workshops, we have concluded on five key recom-
mendations that are priorities for the local community 
and should be at the forefront of considerations when 
planning for the regeneration of the Churchgate Centre. 
These five key recommendations are: 

Revitalisation of Hitchin Market 
The market is considered one of Hitchin’s greatest 
strengths and people are keen to see it brought forward 
as flexible, vibrant, and community centred. 

Sustainable regeneration 
The incorporation of green space and eco-friendly initi-
atives are considered of high importance. 

Improvement of accessibility 
People want to see better access to the Town Centre 
through parking, public transport, and pedestrian 
routes. 

Affordable housing 
The most important aspect of any housing brought for-
ward in the plans will be affordable homes. 

Community and leisure space 
It is important to people that community spaces are 
multi-functional, flexible spaces that provide for all 
demographics.
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Site Strategies Existing Public Realm: Hitchin
Existing Public Realm: Site
Development Option
Existing Public Realm: Plan
Current Streetscape: Churchgate
Preferred Development Option
Site Strategy: Baseline Review

Site Strategies:
• No Foodstore with a refurbished outdoor market
• No Foodstore with a new covered market
• With Foodstore and a refurbished outdoor market
• With Foodstore and a new covered market

Summary
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Existing Public 
Realm: Hitchin

1. Paving & Surfacing 2. Paving & Surfacing

6. Landscaping & Planting

3. Street furniture

7. Accessibility 8. Accessibility

4. Lighting 5. Lighting

9. Wayfinding & Signage 10. Soft Landscaping

1

6

3 4
5

7

8

10

2
This chapter looks at strategies to provide public realm that complements and  
enhances the streetscape of the town centre. The current environment of Hitchin is 
full of character, historic references and high quality hard and soft landscaping. 
There are limited areas where paving slabs are uneven and have been repaired 
with a patchwork of asphalt which negatively affects the streetscape. 
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Existing Public 
Realm: Site

1. Churchgate external street: 498m2

4. Service yard: 510m2

2. Market (west): 2,278m2

5. Ancillary (242m2) & Biggin Lane Car Park (1,885m2)

3. Market (east) & culvert: 1,168m2 & 234m2

6. Service yard B: 601m2

1

6
2

3
4

5

To contrast, the current streetscape in the Churchgate Regeneration Zone is of a 
much lower quality. There is a variety of different surface textures and materials, 
repaired with a patchwork of asphalt. The junction between Market Place and the 
street is a stark illustration in the difference in quality between the town centre in 
general and the Regeneration Zone. 
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Existing Public 
Realm: Site

1. Biggin Lane Car Park

6. Biggin Lane Service yard

2. Biggin Lane Service Yard

5. St Mary’s Car Park & Queen Street

3. Opposite the Churchyard 4. St Mary’s Car Park towards the Market

7. Portmill Road Car Parks & the River Hiz

2

3

4

5

6

7

1

The Portmill Lane, St Mary’s and Biggin Lane car parks are standard asphalt car 
parks, with pedestrian areas of flagstones and raised kerbs. In the limited 
pedestrian environment the flagstones are uneven in patches and have been 
repaired in concrete and asphalt. These areas could be significantly improved and 
more green space introduced to create a less vehicle dominated environment.
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Existing 
Streetscape
In plan, the existing public realm of the Regeneration 
Zone comprises of the 4 development plots previously 
work-shopped with the Council. These include: 

Plot 1: Churchgate Centre & Market
1. Churchgate external street: 498m2

2. Market (west): 2,278m2

3. Culvert: 234m2

4. Market (east): 1,168m2

5. Service yard A: 510m2

6. Service yard B: 601m2

7. Ancillary: 242m2

Retail Footprint: 3,579m2

Plot 2: Biggin Lane Car Park
• Car Park: 1,885m2

Plot 3: Portmill East Car Park
• Car Park: 2,181m2

Plot 4: Portmill West Car Park
• Car Park: 2,073m2

3
4

1

2

3

4

5

5

2

7

1

6

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park

1
2
3
4
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Churchgate
Streetscape
To assess the existing streetscape, we have categorised 
areas where the public realm currently works well 
(green), has some scope for improvement (orange), and 
needs significant improvement or replacement (red). 
These areas include: 

Great public realm:
• Market Place
• Churchyard Walk
• Churchyard 

Areas needing some improvement:
• Portmill Lane Car Parks & the River Hiz Walkway
• Opposite the Churchyard

Areas needing significant improvement:
• Churchgate area
• Market Area
• Service Yards (both)
• Link to Biggin Lane Car Park
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To assess the existing streetscape, we have categorised 
areas where the public realm currently works well 
(green), has some scope for improvement (orange), and 
needs significant improvement or replacement (red). 
These areas include: 

Great public realm:
• Market Place
• Churchyard Walk
• Churchyard 

Areas needing some improvement:
• Portmill Lane Car Parks & the River Hiz Walkway
• Opposite the Churchyard

Areas needing significant improvement:
• Churchgate area
• Market Area
• Service Yards (both)
• Link to Biggin Lane Car Park

Churchgate
Streetscape
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Development
Option

1

2

3

4

5

To assess the existing streetscape, we have categorised 
areas where the public realm currently works well 
(green), has some scope for improvement (orange), and 
needs significant improvement or replacement (red). 
These areas include: 

Great public realm:
• Market Place
• Churchyard Walk
• Churchyard 

Areas needing some improvement:
• Portmill Lane Car Parks & the River Hiz Walkway
• Opposite the Churchyard

Areas needing significant improvement:
• Churchgate area
• Market Area
• Service Yards (both)
• Link to Biggin Lane Car Park

Overlaying the preferred development option illustrates 
where the highest levels of intervention are required. 

The Preferred Development Option:
• Mixed Use redevelopment of the Churchgate 

Centre, 
• Re-providing the charter market,
• Redevelopment of Biggin Lane car park,
• Redevelopment of Portmill West car park, 
• Redevelopment of Portmill East car park.

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1
2
3
4
5



29

November 2025Churchgate Regeneration Zone
Hitchin Town Centre

D  R  A  F  T

1

2

3

4

5

Categorising plot-by-plot, requirements include: 

Plot 1
• Poor surface materials, flagstones replaced with 

concrete and asphalt, 
• Uneven surfaces, 
• Lack of green space, 
• Pooling of water, 
• Poor relationship with Market Place and Churchyard 

Walk.

Plot 2
• Standard car park asphalt finish,
• Poor relationship with the River Hiz and homes 

beyond, 
• Lack of green space apart from the single large tree 

in the centre of the car park. 

Plot 3
• Standard car park asphalt finish,
• Poor relationship with the River Hiz,
• Shallow pedestrian area next to the River Hiz, car 

bonnets project into the space making it tight and 
unable to walk side-by-side, 

• Shallow pavement area to Portmill Road, 
• Uneven flag stones adjacent to Rive Hiz,
• Poor green space next to the River Hiz, 
• Large mature trees facing onto Queen Street 

partially mitigate the adjacency to the busy road. 

Plot 4
• Standard car park asphalt finish,
• Wider pedestrian route along the River Hiz adjacent 

to the historic church walls. 

Opposite the Churchyard
• Uneven flagstones, patchwork repairs, 
• No accessible route from north to south.

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1
2
3
4
5

Development
Option
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Site Strategy
Baseline Review
Applying the analysis from the Baseline Review, 
Commercial Markets Review and Stakeholder 
Engagement has provided a clear direction to the 
strategy of the site. 

These key points include the 10 principles below and 
can be sketched on the plan on the right hand side. 

1. Respect historic Hitchin.

2. Respect important views. 

3. Revitalise and enhance the Market.

4. Better connect the site.

5. Establish walking route along the River Hiz.

6. Hierarchy of historic scale streets.

7. Open up the River Hiz.

8. Create green space.

9. Diverse range of uses.

10. Provide a range of homes.

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1
2
3
4
5

1

2

3

4

5

5
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Site Strategy:
No Foodstore + 
Refurbished 
Outdoor Market
Plots 1 & 2: 
• Mixed-use redevelopment with a refurbished 

outdoor market.

Plots 3 & 4:
• Residential developments with parking.

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1
2
3
4
5

1

2

3

4

5

5
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Site Strategy:
No Foodstore + 
A New Covered 
Market

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1
2
3
4
5

1

2

3

4

5

5

Plots 1 & 2: 
• Mixed-use redevelopment with a new covered 

market.

Plots 3 & 4:
• Residential developments with parking.
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Site Strategy:
No Foodstore
Design Principles
Following urban design best practice the avenue is 
12m wide, providing space for market stalls, green 
space, pedestrians and access for emergency 
vehicles. 

There is space for permanent and pop-up market 
stalls throughout the public realm, complimented with 
shopfronts activating the pedestrian routes. 

The River Hiz is opened up and has a green area 
around it to compliment the churchyard. 

This creates space for outdoor events, festivals and 
markets, that compliments Market Place and the 
traditional high street.

1

2

3

4

5

Potential new covered market

5

Covered Market
Entrance

Shopfronts
Shopfronts

Shopfronts

Shopfronts

Servicing

12
m 100m 28
m

25m

14m
8m

18m

Potential inactivefrontage

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1
2
3
4
5
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6m

4.7m

28
m
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Site Strategy: 
With Foodstore + 
a Refurbished 
Outdoor Market
Plot 1 
• Mixed-use redevelopment with a refurbished 

outdoor market. 
Plot 2
• Parking for the new food store. 
Plots 3 & 4
• Residential developments with parking.

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1
2
3
4
5

1

2

3

4

5

5

1

2

3

4

5

5

Plot 1 
• Mixed-use redevelopment with a refurbished 

outdoor market. 
Plot 2
• Parking for the new food store. 
Plots 3 & 4
• Residential developments with parking.
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Site Strategy:
With Foodstore + 
A New Covered 
Market

  Churchgate Centre & Market
  Biggin Lane Car Park
  Portmill East Car Park
  Portmill West Car Park
  St Mary’s Car Park

1
2
3
4
5

1

2

3

4

5

5

1

2

3

4

5

5

Plot 1 
• Mixed-use redevelopment with a refurbished 

outdoor market. 
Plot 2
• Parking for the new food store. 
Plots 3 & 4
• Residential developments with parking.
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Site Strategy:
With Foodstore
Design Principles
Following urban design best practice the avenue is 
12m wide, providing space for market stalls, green 
space, pedestrians and access for emergency 
vehicles. 

The foodstore would provide significant areas of 
inactive frontage, which would have to be mitigated 
with potential market stalls and green space. 

There is space for permanent and pop-up market 
stalls throughout the public realm, complimented 
with shopfronts activating the pedestrian routes. 

The River Hiz is opened up and has a green area 
around it to compliment the churchyard.

This creates space for outdoor events, festivals and 
markets, that compliments Market Place and the 
high street.

1

2

3

4

5

Potential new covered market

Servicing

12
m 100mCovered Market

Entrance
Potential inactive frontage

Food StoreEntrance

19
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25m
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8m
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ShopfrontsShopfronts

4m

3m
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Site Strategy:
Summary

With Foodstore
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No Foodstore

These four site strategies can accommodate different 
uses and combinations of uses, and support the 10 
principles from the baseline review and public 
consultation, which include: 

1. Respect historic Hitchin.

2. Respect important views. 

3. Revitalise and enhance the Market.

4. Better connect the site.

5. Establish walking route along the River Hiz.

6. Hierarchy of historic scale streets.

7. Open up the River Hiz.

8. Create green space.

9. Diverse range of uses.

10. Provide a range of homes.
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Site Strategy:
Areas Summary

With Foodstore
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No Foodstore

The area schedule below outlines the areas of hard and 
soft landscaping, car parking, servicing and the culvert 
to be opened up. These are to aid assessment of the 
costs. 

The basic, standard and premium levels of provision 
outlined in the next chapter can be applied to either 
strategy to result in outline costings for the various 
levels of finish. 

Churchgate Regeneration Zone
19/09/2025

v02

Number of elements across both options
Plot Area

Plot (sqm) Hard Soft Car Park Servicing Culvert* Hard Soft Car Park Servicing Culvert* Benches Bins Cycle Stands

1 Churchgate Plot Total 9,111 5,706 3,600 5,563 3,705 2,131 829 510 235 5,626 3,642 2,354 543 510 235 14 2 10 4

2 Biggin Lane Plot Total 1,885 1,885 975 910 132 778 0 1,885 1,885 1

3 Portmill East Plot Total 2,181 2,181 1,108 1,073 154 102 817 1,108 1,073 154 102 817 2 1

4 Portmill West Plot Total 2,073 2,073 1,052 1,021 155 103 763 1,052 1,021 155 103 763 2 1

Other 75

Overall Totals 15,250 11,845 3,405 8,698 6,709 2,439 1,167 2,171 510 235 7,786 7,621 2,663 748 3,465 510 235 18 2 0 10 7

*opening up of the culvert

2025 10 01 Update: Churchgate Plot total updated for Public Realm Summary tab
Churchgate Plot uses totals updated 
Additional tabs added for uses & public realm without covered market
+ Additional tab added for residential numbers

Existing

Overall

No Foodstore, with a new covered market building

Landscaping

Accessibl
e E-W 
Route 
(sqm)

OverallOverall

Wayfindin
g Signs

Street Furniture Street 
Lighting

With Foodstore, with a new covered market building

LandscapingBuilding 
Footprint

Public 
Realm

Building 
Footprint

Public 
Realm

Building 
Footprint

Public 
Realm

Churchgate Regeneration Zone
19/09/2025

v02

Number of elements across both options
Plot Area

Plot (sqm) Hard Soft Car Park Servicing Culvert* Hard Soft Car Park Servicing Culvert* Benches Bins Cycle Stands

1 Churchgate Plot Total 9,111 5,706 3,600 4,743 4,525 2,951 829 510 235 5,019 4,249 2,961 543 510 235 14 2 10 4

2 Biggin Lane Plot Total 1,885 1,885 975 910 132 778 0 1,885 1,885 1

3 Portmill East Plot Total 2,181 2,181 1,108 1,073 154 102 817 1,108 1,073 154 102 817 2 1

4 Portmill West Plot Total 2,073 2,073 1,052 1,021 155 103 763 1,052 1,021 155 103 763 2 1

Other 75

Overall Totals 15,250 11,845 3,405 7,878 7,529 3,259 1,167 2,171 510 235 7,179 8,228 3,270 748 3,465 510 235 18 2 0 10 7

*opening up of the culvert

2025 10 01 Update: Churchgate Plot total updated for Public Realm Summary tab
Churchgate Plot uses totals updated 
Additional tabs added for uses & public realm without covered market
+ Additional tab added for residential numbers

No Foodstore, with a refurbished outdoor market With Foodstore with a refurbished outdoor market Accessibl
e E-W 
Route 
(sqm)

Overall Overall Overall
Public 
Realm

Building 
Footprint

Building 
Footprint

Street 
Lighting

Wayfindin
g Signs

Public 
Realm

Landscaping Building 
Footprint

Public 
Realm

Landscaping Street Furniture

Existing

Churchgate Regeneration Zone
19/09/2025

v02

Number of elements across both options
Plot Area

Plot (sqm) Hard Soft Car Park Servicing Culvert* Hard Soft Car Park Servicing Culvert* Benches Bins Cycle Stands

1 Churchgate Plot Total 9,111 5,706 3,600 4,743 4,525 2,951 829 510 235 5,019 4,249 2,961 543 510 235 14 2 10 4

2 Biggin Lane Plot Total 1,885 1,885 975 910 132 778 0 1,885 1,885 1

3 Portmill East Plot Total 2,181 2,181 1,108 1,073 154 102 817 1,108 1,073 154 102 817 2 1

4 Portmill West Plot Total 2,073 2,073 1,052 1,021 155 103 763 1,052 1,021 155 103 763 2 1

Other 75

Overall Totals 15,250 11,845 3,405 7,878 7,529 3,259 1,167 2,171 510 235 7,179 8,228 3,270 748 3,465 510 235 18 2 0 10 7

*opening up of the culvert

2025 10 01 Update: Churchgate Plot total updated for Public Realm Summary tab
Churchgate Plot uses totals updated 
Additional tabs added for uses & public realm without covered market
+ Additional tab added for residential numbers

No Foodstore, with a refurbished outdoor market With Foodstore with a refurbished outdoor market Accessibl
e E-W 
Route 
(sqm)

Overall Overall Overall
Public 
Realm

Building 
Footprint

Building 
Footprint

Street 
Lighting

Wayfindin
g Signs

Public 
Realm

Landscaping Building 
Footprint

Public 
Realm

Landscaping Street Furniture

Existing

Churchgate Regeneration Zone
19/09/2025

v02

Number of elements across both options
Plot Area

Plot (sqm) Hard Soft Car Park Servicing Culvert* Hard Soft Car Park Servicing Culvert* Benches Bins Cycle Stands

1 Churchgate Plot Total 9,111 5,706 3,600 5,563 3,705 2,131 829 510 235 5,626 3,642 2,354 543 510 235 14 2 10 4

2 Biggin Lane Plot Total 1,885 1,885 975 910 132 778 0 1,885 1,885 1

3 Portmill East Plot Total 2,181 2,181 1,108 1,073 154 102 817 1,108 1,073 154 102 817 2 1

4 Portmill West Plot Total 2,073 2,073 1,052 1,021 155 103 763 1,052 1,021 155 103 763 2 1

Other 75

Overall Totals 15,250 11,845 3,405 8,698 6,709 2,439 1,167 2,171 510 235 7,786 7,621 2,663 748 3,465 510 235 18 2 0 10 7

*opening up of the culvert

2025 10 01 Update: Churchgate Plot total updated for Public Realm Summary tab
Churchgate Plot uses totals updated 
Additional tabs added for uses & public realm without covered market
+ Additional tab added for residential numbers

Existing

Overall

No Foodstore, with a new covered market building

Landscaping

Accessibl
e E-W 
Route 
(sqm)

OverallOverall

Wayfindin
g Signs

Street Furniture Street 
Lighting

With Foodstore, with a new covered market building

LandscapingBuilding 
Footprint

Public 
Realm

Building 
Footprint

Public 
Realm

Building 
Footprint

Public 
Realm
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Public Realm Provision 

Character Areas:
• Residential Courtyards
• The Boulevard
• The Square
• The Riverside
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Basic Provision
Functional, minimal interventions 

Standard Provision
Balanced, moderate enhancements 

Premium Provision
Aspirational, high-quality design

Paving & Surfacing Cost-effective, durable materials (concrete flags, 
asphalt).Simple patterns, slip-resistant surfaces

Higher-quality paving (concrete blocks, small natural 
stone areas). Defined pedestrian/vehicular zones, 
coordinated edging.

High-quality natural stone (granite, yorkstone) with be-
spoke patterns. Decorative inlays, heritage references, 
seamless transitions.

Street Furniture Standard off-the-shelf benches, bins, cycle stands. 
Minimal quantities, robust materials.

Coordinated suite of benches, bins, and cycle stands in 
unified style. Additional seating, occasional planters.

Bespoke furniture reflecting local identity. Integrated 
seating-planter combinations, smart furniture 
(charging, Wi-Fi).

Lighting Basic LED street lighting, uniform light levels. Standard 
column fixtures.

LED lighting with improved ambience. Feature lighting for 
key buildings, pedestrian-scale columns.

Layered lighting scheme (general, accent, feature).
Up-lighters, ground lighting, artistic installations.

Landscaping & Planting Minimal shrub beds or lawns. Hardy, low-maintenance 
species.

Structured planting beds with seasonal interest. Small to 
medium street trees, low-level irrigation.

Extensive planting for biodiversity and year-round 
colour. Mature trees, rain gardens, water/sensory 
features.

Accessibility Step-free routes where feasible. Standard tactile paving 
at crossings.

Step-free access on all key routes. Extended tactile 
paving, clear sight-lines.

Universal design principles. Tactile maps, audible 
cues, frequent seating.

Wayfinding & Signage Existing signage repaired where needed. Minimal new 
standard signs.

Updated, consistent wayfinding signage. Visitor maps at 
strategic points.

Bespoke signage with local branding. Digital 
wayfinding, interactive heritage trails, public art 
integration.

Additional Opportunities Public art commissions. Flexible event spaces with 
integrated power/water. Heritage interpretation in 
design.

Notes Basic provision assumes minimal disruption to existing 
utilities and no underground works beyond resurfacing. 

Standard provision assumes minimal disruption to existing 
utilities. Includes moderate public realm enhancements, 
limited bespoke work and modest planting. 

Premium provision assumes disruption to existing 
utilities where necessary and includes underground 
works, highest quality materials, bespoke detailing, 
integrated technology and associated infrastructure 
and specialist features. 

Public Realm 
Provision Levels
This chapter examines the different provision levels for 
the public realm, separated into different elements. In 
this way, the Council can prioritise which elements are 
most important to better inform the cost appraisal of the 
site. 

The following table illustrates a high-level indicative 
public realm specification for the CRZ, broken down 
into the three levels of provision for a variety of different 
elements.  
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Basic Provision
Functional, minimal interventions 

Standard Provision
Balanced, moderate enhancements 

Premium Provision
Aspirational, high-quality design

There are 3 levels of public realm provision explored 
through this document. These include: 

Basic provision includes: 
Cost-effective, durable materials (concrete flags, 
asphalt).Simple patterns, slip-resistant surfaces

Standard provision includes: 
Higher-quality paving (concrete blocks, small natural 
stone areas). Defined pedestrian/vehicular zones, 
coordinated edging..

Premium provision includes: 
High-quality natural stone (granite, yorkstone) with be-
spoke patterns. Decorative inlays, heritage references, 
seamless transitions.

Public Realm 
Hard Landscaping

Concrete flags Coordinated paving slabs with different finishes Decorative inlays and bespoke combinations

Painting existing surfaces Zoning areas with different colour / finishes High-quality stone slabs (eg. granite, york stone)

Re-grouting existing paving Concrete slabs with areas of stone Reflecting heritage
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Basic Provision
Functional, minimal interventions 

Standard Provision
Balanced, moderate enhancements 

Premium Provision
Aspirational, high-quality design

There are 3 levels of public realm provision explored 
through this document. These include: 

Basic provision includes: 
Minimal shrub beds or lawns. Hardy, low-maintenance 
species.

Standard provision includes: 
Structured planting beds with seasonal interest. Small 
to medium street trees, low-level irrigation.

Premium provision includes: 
Extensive planting for biodiversity and year-round 
colour. Mature trees, rain gardens, water/sensory 
features.

Public Realm 
Soft Landscaping

Areas of maintained grass Planters integrated with seating in strategic locations Lush planting in a combination of raised and flat beds

Resin bonded tree pits Raised planting Seating and planting integrated seamlessly

Pots Flowers, grasses and wild planting mixed with sculptural Bespoke raised planting beds 
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Basic Provision
Functional, minimal interventions 

Standard Provision
Balanced, moderate enhancements 

Premium Provision
Aspirational, high-quality design

There are 3 levels of public realm provision explored 
through this document. These include: 

Basic provision includes: 
Standard off-the-shelf benches, bins, cycle stands. 
Minimal quantities, robust materials.

Standard provision includes: 
Coordinated suite of benches, bins, and cycle stands in 
unified style. Additional seating, occasional planters.

Premium provision includes: 
Bespoke furniture reflecting local identity. Integrated 
seating-planter combinations, smart furniture (charging, 
Wi-Fi).

Public Realm 
Street Furniture

Standard benches Off-the-shelf modular systems Bespoke ‘Hitchin’ seating

Off-the-shelf bins street furniture sets Combining seating, bins and green space Seating and planting integrated seamlessly

Standard products with a variety of materials Modular solutions Bespoke materials with integrated wifi & charging
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Basic Provision
Functional, minimal interventions 

Standard Provision
Balanced, moderate enhancements 

Premium Provision
Aspirational, high-quality design

There are 3 levels of public realm provision explored 
through this document. These include: 

Basic provision includes: 
Existing signage repaired where needed. Minimal new 
standard signs.

Basic LED street lighting, uniform light levels. Standard 
column fixtures.

Step-free routes where feasible. Standard tactile paving 
at crossings.

Standard provision includes: 
Updated, consistent wayfinding signage. Visitor maps 
at strategic points.

LED lighting with improved ambience. Feature lighting 
for key buildings, pedestrian-scale columns.

Step-free access on all key routes. Extended tactile 
paving, clear sight-lines.

Premium provision includes: 
Bespoke signage with local branding. Digital 
wayfinding, interactive heritage trails, public art 
integration.

Layered lighting scheme (general, accent, feature).
Up-lighters, ground lighting, artistic installations.

Bespoke signage with local branding. Digital 
wayfinding, interactive heritage trails, public art 
integration.

Public Realm 
Accessibility

Standard signage Bespoke signage totems and maps Bespoke signage with digital elements

Standard lighting Off-the-shelf lighting poles Bespoke lighting

Basic policy compliant ramps Planting combined with ramps and stairs Considered planting, ramps and public realm
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Basic Provision
Functional, minimal interventions 

Standard Provision
Balanced, moderate enhancements 

Premium Provision
Aspirational, high-quality design

There are 3 levels of public realm provision explored 
through this document. These include: 

Premium provision includes: 
Public art commissions. Flexible event spaces with 
integrated power/water. Heritage interpretation in 
design.

Public Realm 
Street Art & Heritage

Murals Bringing history to life Sculptures

Community youth art projects: Wolsey 550 Activating blank frontages Bringing history to life

Activating hoardings Winter lights festivalsFirst floor murals
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The residential courtyard is designed as a shared space 
that balances the need for car parking with a welcoming 
and attractive environment for residents. Planting and 
landscaping play a key role in softening the look and 
feel of the parking area, ensuring it contributes 
positively to the character of the courtyard. Key 
elements include: 
• Planting and greenery - trees, hedges, and planters 

to break up hard surfaces.
• Permeable paving - moss or grass between paving 

joints to soften appearance.
• Green walls or climbing plants - on boundaries to 

create enclosure and visual interest.
• Integrated seating and play areas - maintain social 

and recreational use.
• Flexible layout - allows parking while keeping the 

courtyard active and welcoming.

Character Areas
Residential Courtyards

    Existing - Church View, Portmill Lane, Hitchin



47

November 2025Churchgate Regeneration Zone
Hitchin Town Centre

D  R  A  F  T

The boulevard is designed as a generous, clear route 
through the heart of the scheme. It provides a safe 
corridor for emergency access while also allowing 
space for pedestrians to move freely on either side. A 
central strip accommodates occasional market stall 
overflow, ensuring the boulevard remains lively and 
flexible in use. 

Around the market building, the space widens to allow 
for outdoor activity and spill-out, creating an active 
frontage. At its eastern end, the boulevard opens into a 
public square, offering a welcoming place for events, 
gatherings, and everyday social use.

Character Areas
The Boulevard
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The square forms a central gathering space within the 
scheme, designed to accommodate both everyday use 
and larger community events. It provides flexible areas 
for market stall overflow, ensuring the market can 
expand outdoors during busy periods. The surrounding 
buildings activate the edges with community uses 
spilling out into the space, creating a lively and sociable 
atmosphere. Seating, planting, and clear sight-lines 
make the square welcoming and accessible, while its 
open layout allows it to adapt easily for performances, 
pop-ups, and seasonal celebrations.

Character Areas
The Square
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The riverside is designed as a lively edge to the 
scheme, combining hard landscaping with outdoor 
seating to encourage activity along the water. The 
water’s edge is activated with features such as steps 
offering places to sit, gather, or enjoy views across the 
river. Planting along the road edge provides a natural 
buffer to reduce noise and create a calmer setting, 
while flexible open areas allow for pop-up uses and 
seasonal events to spill towards the water. 

Character Areas
The Riverside
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Summary Levels of Provision
Existing Site
No Food Store + New Covered Market
No Food Store + Refurbished Outdoor Market
Food Store + New Covered Market
Food Store + Refurbished Outdoor Market
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Conclusion:
Site Strategy

With Foodstore
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These four site strategies can accommodate different 
uses and combinations of uses, and support the 10 
principles from the baseline review and public 
consultation, which include: 

1. Respect historic Hitchin.

2. Respect important views. 

3. Revitalise and enhance the Market.

4. Better connect the site.

5. Establish walking route along the River Hiz.

6. Hierarchy of historic scale streets.

7. Open up the River Hiz.

8. Create green space.

9. Diverse range of uses.

10. Provide a range of homes.
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Site Strategy
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No Foodstore

These four site strategies can accommodate different 
uses and combinations of uses, and support the 10 
principles from the baseline review and public 
consultation, which include: 

1. Respect historic Hitchin.

2. Respect important views. 

3. Revitalise and enhance the Market.

4. Better connect the site.

5. Establish walking route along the River Hiz.

6. Hierarchy of historic scale streets.

7. Open up the River Hiz.

8. Create green space.

9. Diverse range of uses.

10. Provide a range of homes.

Existing Aerial View
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Conclusion:
Levels of Provision

Basic Provision
Functional, minimal interventions 

Standard Provision
Balanced, moderate enhancements 

Premium Provision
Aspirational, high-quality design

Different levels of public realm provision have different 
cost implications therefore the Council has the 
opportunity to provide different levels provision for each 
public realm type, including: 
• Hard landscaping
• Soft landscaping
• Street Furniture
• Accessibility
• Lighting
• Signage and wayfinding 
• Street art and heritage
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