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1

INTRODUCTION

1.1

Caneparo Associates (‘CA’) has been retained by Generator Real Estate Solutions Ltd (the
Applicant) to prepare a Bus Stop Re-provision Assessment Addendum (‘Report’) in relation to the
proposed redevelopment of the former bus station at Eastgate Street, in Lewes town centre (the
‘site’).

1.2

The planning application to which this Report relates, seeks planning consent for a proposed
residential-led scheme comprising 40 residential units (37 flats and 3 houses), with two
commercial units at ground floor level. On-site car parking is proposed which is accessed from
Eastgate Street, with associated cycle parking and bin stores also provided.

1.3

Specifically, the full planning application seeks planning permission for:
“Demolition of existing buildings and construction of mixed-use development comprising 3 new
family houses (C3), 37 self-contained flats (C3) and 192m2 of ground floor commercial space (Class
E). Proposals include private amenity space for all residential units together with natural
landscaping. Existing vehicle entrances to be relocated with cycle parking, car parking spaces and
refuse/recycling storage provided to the rear”.

1.4

The purpose of this Report is to present the findings of additional work that has been undertaken
in collaboration between the Applicant and East Sussex County Council (ESCC), with contributions
from South Downs National Park Authority (SDNPA), whilst consultation also taking place with
local bus operators, representatives of the John Lewis Partnership as well as Human Nature.
Specifically, the Report sets out a shortlist of bus facility options that have been considered further
between the above parties, subsequent to the Bus Stop Re-Provision Assessment (the ‘Original
Assessment’) submitted to ESCC and SDNPA in September 2021). This Report explores each of
the selected l bus facility options in terms of why each option has been carried forward for detailed
discussion, the pros and cons of each option, and which option/s are ultimately deemed to be the
most operationally satisfactory and deliverable between the Applicant and ESCC as part of the
planning application and with regard to relevant planning policy, notably Strategic Policy SD57 of
the SDNPA Local Plan.
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1.5

The existing site currently comprises 4 bus stops with waiting facilities, however bus survey data
that was collected as part of the Original Assessment demonstrates that only 3 bus stops are
required to accommodate demand. The Original Assessment provided a detailed analysis on how
the existing bus stops operate on-site in order to understand the type of provision that is required
to replace them.

1.6

The Original Assessment assessed 8 potential options to reprovide the existing bus facilities on
the site at different locations in Lewes town centre and evaluated each through a Red, Amber and
Green (RAG) scoring criteria. The Original Assessment concluded that Option 4 (Phoenix Causeway
car park) scored the highest, and in transport and highways terms, was potentially the most
appropriate solution, albeit a significant consideration around deliverability is that the car park is
on third party land owned by Lewes District Council (LDC).

1.7

For ease of reference, a summary of the 8 options reviewed as part of the Original Assessment is
included below along with a plan at Appendix A which identifies the location of each option in
the context of Lewes town centre.

1.8

•

Option 1: Bus Stop Opposite.

•

Option 2: East Street.

•

Option 3a & 3b: High Street (School Hill).

•

Option 4: Phoenix Causeway Car Park.

•

Option 5: Phoenix Causeway Bus Stops.

•

Option 6: Friars Walk Car Park.

•

Option 7: Tesco Bus Stop.

•

Option 8: Adjacent to Waitrose Store.

A full copy of the Original Assessment is included with the Transport Assessment (TA) submitted
with the planning application. It should be noted that the TA and Original Assessment also
consider the potential for the retention of a bus facility on the planning application site and on
the site formerly known as the North Street Quarter (NSQ), which has since been acquired by
Human Nature who are preparing a new masterplan development.
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1.9

It is pertinent to note that SDNPA reviewed the Original Assessment and stated during a meeting
held with all relevant stakeholders on Thursday 6th January 2022 that “the reprovision of the bus
stops can be within the wider area, not just the red line boundary of the site. They are of the view
that an entire new depot is not required to be provided but, with a starting position being that a
minimum of 3 bus stops and suitable covered and seated waiting facilities for passengers should be
reprovided. The stops could be located near public toilets and café, however they cannot insist that
this is a policy requirement.”

1.10

Based on SDNPA’s policy position regarding reprovision of the bus stops and therefore what an
operationally satisfactory bus facility should comprise, this Report carries forward these principles,
which has also formed the basis of ongoing discussions with ESCC regarding potential options for
a reprovided bus facility.

1.11

The remainder of this Report is structured as follows:
➢

Section 2

-

outlines the planning history

➢

Section 3

-

provides an overview of the pre-application discussions;

➢

Section 4

-

assesses the bus facility options; and

➢

Section 5

-

provides a summary and conclusion.

Bus Stop Re-Provision Addendum: Trinity Gables, The Former Bus Station Site, Eastgate Street, Lewes
P:\2020\4462 - Eastgate Street, Lewes\Reports\R05-JT-Bus Re-Provision Assessment Addendum F2 (220407).docx
April 2022

3

2

PLANNING HISTORY

2.1

This Section outlines the relevant planning history of the site and the pre-applications discussions
that have taken place following submission of the original Assessment.

Planning History
2.2

The planning application site forms part of a wider site allocation identified in Strategic Policy
SD57 of the South Downs Local Plan (July 2019), which includes the Waitrose store, adjacent
former Wenban Smith buildings and the North Street Quarter to the north of the site. See attached
plan in Appendix B outlining the whole of the land within Strategic Policy SD57. Policy SD57
outlines the following in relation to buses:
“Although the bus station performs a vital transport role and is well located in relation to many
important parts of the town centre, it is not a vital asset. The bus station and garage are unattractive
utilitarian features at an important entrance to the historic core of the town. It is the interchange
function which it is essential to retain in the area rather than the longer-term bus storage”.

2.3

Paragraph 8.40 of the policy goes on to state:
“At the same time, there are still concerns over the long-term viability of operating the bus station
in its current location. Therefore, the principle of redevelopment is acceptable, providing that
attractive, operationally satisfactory interchange facilities for passengers are provided on a site
elsewhere of equal convenience in this sector of the town”.

2.4

The policy also states that “alternative uses on the bus station are subject to the facility being
replaced with an operationally satisfactorily and accessible site elsewhere”.

2.5

The policy does not state how these facilities should be replaced and is silent on who is responsible
for their provision. It does not stipulate that the Applicant must replace them. The ambition of
this policy is that the wider development of the Area should collectively support this aim (i.e. not
just the application site).

2.6

Crucially, there is no explicit policy requirement that planning consent cannot be granted or that
no development takes place on the site until such time as the facility is up and running.
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2.7

Furthermore, part (j) of Policy SD57 is partially out of date in that it refers to a ‘bus station’ which
has not existed on the site since 2006. It is only the drop off/pick up of bus passengers and waiting
facilities which is currently permitted on the site by way of a rolling 28-day temporary licence. On
termination of the use the weight which could be given to the policy in determining any planning
application relating to the site would be significantly limited. Events would have overtaken Policy
SD 57.

South Downs National Park Authority’s Position
2.8

As noted previously, SDNPA has already reviewed the Original Assessment that was submitted in
September 2021 as part of the pre-application process. From this review and discussions with the
Applicant and other consultees, SDNPA has confirmed that only the existing bus facilities on the
site need to be replaced, which has been established as three bus stops with associated and
covered waiting and seating areas.

2.9

Subsequent discussions have taken place with SDNPA and ESCC in which it was agreed that
additional options beyond those in the original Assessment would be considered, and that other
known landowners within the wider site allocation should be consulted, including Waitrose and
Human Nature.
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3

CONTINUED PRE-APPLICATION AND STAKEHOLDER
DISCUSSIONS
SDNPA, ESCC, LDC, John Lewis Partnership & Human Nature

3.1

On March 2nd Tim Slaney Director of Planning for the SDNPA organised a meeting attended by
the following attendees:

3.2

•

Tim Slaney – South Downs National Park.

•

Kelly Porter – South Downs National Park.

•

Karl Taylor – East Sussex County Council.

•

Edward Sheath – East Sussex County Council.

•

Jonathan Smales – Human Nature.

•

Amanda Vint – The Generator Group.

•

Edward Orr – The Generator Group.

•

Lisa McDonald – The John Lewis Group.

•

Ian Fitzpatrick – Lewes District Council.

The Applicant advised that they had agreed to grant ESCC a new 28 day rolling licence allowing
them to continue to use the tarmac area of the site for the dropping off and picking up of bus
passengers. This is to allow the work to continue with ESCC with a view to identifying potential
operationally satisfactory locations for the reprovision of the existing bus facilities on the site.

3.3

The former Wenban Timber site is owned by the John Lewis Partnership and they have recently
submitted a planning application to demolish the buildings and use the site as car parking for the
Waitrose store. It was agreed that the Applicant and the John Lewis Group would explore whether
it might be possible on a temporary basis to locate the bus facilities on the former Wenban Timber
site

3.4

LDC stated emphatically that they would not consider releasing part of the Phoenix Causeway car
park nor the Friars Walk car park for use as bus facilities. They stated that they considered the
loss of car parking as unacceptable.

3.5

The Applicant agreed to keep Human Nature and the John Lewis Partnership appraised of their
progress with ESCC.
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East Sussex County Council
Meeting 11th February 2022
3.6

Highways pre-application advice was received in January 2022, in which a follow-up meeting was
arranged to discuss the pertinent highways points and reprovision of the bus facilities as raised
by the officer in more detail. This meeting took place on 11th February 2022, with the meeting
minutes included in Appendix C.

3.7

ESCC had been working on a temporary ‘on street’ bus provision and have identified a solution
which they were ‘reasonably comfortable with’. This acknowledges the fact that the existing site
and bus facility could have to be vacated at 28 days’ notice, with an implementable solution
therefore being necessary at short notice. This temporary solution involved placing the bus
facilities on the surrounding roads and the removal of some on street parking facilities.

3.8

ESCC’s temporary proposal removes the parking bays and installs four temporary bus stops at the
bottom of School Hill; an additional bus stop in Friar’s Walk outside Fuego lounge; and removing
resident parking bays in Little East Street to provide bus lay-over.

3.9

Whilst the Applicant is within its right to serve notice to vacate the site, they had agreed, as noted
above, to continue to allow ESCC to operate at the site whilst working with them to identify a
better temporary solution and longer term potential options for a new improved bus facility.

Meeting 17th February 2022
3.10

At a subsequent meeting with ESCC on 17th February 2022, the original bus stop re-provision
options that had been put foward by the Applicant were discussed. The meeting was positive and
concluded in the Applicant agreeing to assist ESCC in identifying revised and/or new options in
Lewes town centre that could provide a bus facility that was operationally satisfactory and met
SDNPA’s interpretation of what that facility should include (as noted above). A key factor in the
discussions was the revelation that ESCC own land along Phoenix Causeway that could potentially
be utilised to deliver a bus facility. This led to further options being explored which included bus
stops both north and south of Phoenix Causeway to facilitate services in both directions.
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Meeting 10th March 2022
3.11

On 10th March 2022 a meeting was held and an option (Option 10) was discussed with ESCC where
CA put forward an indicative design utilising the land owned by ESCC on Phoenix Causeway. ESCC
was supportive of the location and indicative design, however felt that additional bus cages should
be provided in order to allow for more bus layover capacity.

3.12

The option derived is sufficient to accommodate the required 3 bus stops with waiting and seating
facilities as established by SDNPA. A snapshot of the design is included in Figure 2.1 below, with
the full indicative design and vehicle swept path analysis included in Appendix D.

Figure 2.1: Option10 Phoenix Causeway (North & South)
3.13

At the meeting, ESCC also agreed that a further four options should be considered by the
Applicant. Two of these options should utilise land within ESCC’s control to the north and south
of Phoenix Causeway, whilst the two other options revert back to the Phoenix Causeway and Friars
Walk car park options in the Original Assessment, but with some suggested design revisions to
improve the operation of the bus facility. It was acknowledged that the Phoenix Causeway and
Friars Walk car park options both rely on land owned by LDC.
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3.14

In developing the two further options on Phoenix Causeway, ESCC advised that only two bus stops
with sheltered seating were required, with an additional four stopping locations to facilitate
alighting passengers and bus layover. This is in part enabled on the basis that the existing bus
stop outside Waitrose would continue to act as an additional pick-up point for southbound bus
movements through the town centre.

3.15

The indicative designs for the two further options and further commentary on each is provided in
Section 3.

Meeting 15th March 2022
3.16

With regards to the Phoenix Causeway and Friars Walk car park options, the requested design
revisions to those in the Original Assessment incorporate an additional bus cage to allow for
passenger set-down and bus layover. These options were discussed further in the meeting held
with ESCC on the 15th March 2022, with details on the design included in Section 3.
Waitrose

The John Lewis Partnership
Meeting Monday 7th March 2022
3.17

The John Lewis Partnership own the freehold of the Waitrose store in Lewes opposite the
application site together with the former Wenban Timber site and the NCP car park. See attached
plan in Appendix B which demonstrates that the sites fall within Policy Area SD57.

3.18

A planning application has recently been submitted by the John Lewis Partnership to demolish
the old Wenban Smith timber yard buildings at the back of Waitrose. They are suggesting in the
short term it will be overflow parking for Waitrose.

3.19

Tim Slaney, the Director of Planning for the SDNPA, requested at the meeting on 2nd March that
the potential of using part of the Wenban Timber Yard for use as a temporary bus facility should
be explored.

3.20

A meeting was held on 7th March between the Applicant, ESCC and Waitrose to discuss this
potential of using part of their land to provide the bus facility.
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3.21

It was concluded that none of the John Lewis Partnership Land could be used at this point in time
for a temporary bus facility. The reasons are:
•

The NCP car park area is subject to lease to NCP.

•

Due to the topographical features of the Wenban Timber site and the slope leading up
to Phoenix Causeway even if the buildings on the site were demolished ESCC considered
there would be insufficient space for buses to enter the site, turn around and exit.

•

There are issues around the ownership of Eastgate Wharf and the permitted rights over
the access road and whether additional approvals would be required for the access road
to be used by buses for the purposes of a bus facility.

Human Nature
3.22

Human Nature is the new site owner of the North Street Quarter. See Appendix B for a plan
detailing the area of this site which wholly falls within Policy Area SD57. This has also been
considered as part of the exercise to explore new options for a bus facility. This is principally on
the basis that the North Street Quarter site also falls within the wider site allocation under SD57
policy, and would therefore share responsibility for re-providing the bus facility.

3.23

It is understood that the current proposals being developed by Human Nature include a new
vehicular access onto Phoenix Causeway. This could potentially be affected by the bus facility
options on Phoenix Causeway which the Applicant and ESCC is aware of, albeit no planning
applications has yet been submitted for this site.

Summary of Agreed Principles for a New Bus Facility
3.24

Following the period of pre-application discussion as outlined above, it was agreed with ESCC
that four bus facility options were to be indicatively designed and technically appraised to ensure
they are operationally satisfactorily.
Two of the four options comprise relatively minor revisions to the previous options put forward
in the Original Assessment at the Phoenix Causeway and Friars Walk car parks. A further two new
options comprise a new bus facility on Phoenix Causeway utilising ESCC land and delivering a
satisfactory number of new bus shelters with seating along with bus set down and layover
capacity.
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4

FUTURE BUS FACILITY OPTIONS

4.1

This Section of the report considers in more detail the four bus facility options agreed with ESCC.

Identification of Options
4.2

A total of four different options have been indicatively designed and technically appraised using
vehicle swept path analysis, identified, and located as follows:

4.3

•

‘Option 4 (Alternative): Phoenix Causeway Car Park’.

•

‘Option 6 (Alternative): Friars Walk Car Park’.

•

‘Option 9: Phoenix Causeway (North & South)’ – Alternative.

•

‘Option 10: Phoenix Causeway (North & South)’ – Alternative.

It is pertinent to note that following the discussions with ESCC, the Applicant was subsequently
advised of the correct bus specification to use by the relevant bus companies as part of the design
and vehicle tracking process. To ensure that the design and technical work is both robust and
reflective of bus services in Lewes, a 12m long bus has been used (as opposed to a more generic
9.8m long bus as used in previous exercises).

Option 4 (Alternative) – Phoenix Causeway Car Park
4.4

Phoenix Causeway car park is located to the south of the A2029 / Phoenix Causeway roundabout,
which is accessed via Malling Street and Harveys Way. This currently comprises a car park which
is owned by LDC.

4.5

The design involves a loss of parking in the western section of the car park to accommodate a bus
facility. A new exit-only would be provided for buses onto Malling Street, whilst the existing and
retained car parking to the east would be reconfigured to enhance vehicle circulation, which
includes a one-way ‘in’ from Harveys Way and one-way ‘out’ onto Malling Street.

4.6

The design includes two bus stops with sheltered seating, with two additional bus waiting areas
in which passengers can be set down, with buses also able to layover. A snapshot of the design is
included in Figure 4.1 below, with the full indicative design included at Appendix E, which also
includes vehicle swept path analysis to demonstrate that a bus can access each stop satisfactorily.
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Figure 4.1: Option 4 (Alternative) – Phoenix Causeway Car Park
4.7

The benefits of the above Option are as follows:
•

Buses would remain near to the town centre, with only a short walk along North Court to
the high street. With a good riverside pedestrian link through to the north side of Phoenix
Causeway.

•

Buses travelling northbound would not be required to pass through the one-way routing
system in Lewes town centre, therefore reducing congestion, air pollution and improving
bus journey times.

•

A more permanent solution can be provided, with the potential to provide a café and bus
driver facilities.

•

An improved car park will help prevent vehicles queuing back onto the highway.

•

Potential to increase the size of the bus facility in the future.
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4.8

The potential negative implications of the above Option are as follows:
•

Loss of town centre parking.

•

The land is not owned by ESCC (it is owned by LDC) who will not consider allowing a bus
facility on the land

•

An operational concern is that buses would need to detour off their main routes to access
the facility.

Option 6 (Alternative) – Friars Walk Car Park
4.9

Friars Walk car park is located to the south of the town centre and accessed via Friars Walk. This
currently comprises a car park which is owned by LDC.

4.10

The design is very similar to the Pheonix Causeway car park in terms of what is being provided
and that car parking will be lost.

4.11

This is a similar design to what was previously proposed in the original Assessment, however an
additional bus cage has been provided to allow for more bus layover capacity. A snapshot of the
design is included in Figure 4.2 below, with the full indicative design included at Appendix F,
which also includes vehicle swept path analysis to demonstrate that a bus can access each stop.
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Figure 4.2: Option 6 (Alternative) – Friars Walk Car Park
4.12

The benefits of the above Option can be summarised as follows:
•

Buses would remain near to the town centre, with only a short walk along Railway Lane to
the high street.

•

A more permanent solution can be provided, with the potential to provide a café and bus
driver facilities.

•
4.13

Bus facility can expand in the future.

The potential negative implications of the above Option are as follows:
•

Loss of town centre parking.

•

The land is not owned by ESCC (it is owned by LDC) who will not consider allowing a bus
facility on the land

•

Remedial highway works would likely be required to facilitate buses routing to/from the
facility.
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•

The bus station would be located near to residential properties.

•

Buses would still be required to route around the one-way gyratory in the town centre.

•

An operational concern is that buses would need to detour to access the facility.

Option 9 (Alternative) - Phoenix Causeway (North & South)
4.14

As previously outlined, this Option was identified by ESCC. It enables a comprehensive bus facility
to be delivered entirely on land within ESCC’s control. The location is just to the north of Waitrose
and uses land both north and south of Phoenix Causeway.

4.15

The design involves ground works to the north and south of Phoenix Causeway to enable the
provision of a facility comprising two bus stops with sheltered seating for northbound buses, with
an additional four bus waiting areas for passenger set-down and bus layover. This arrangement
has been agreed with ESCC and allows for buses in both directions, with southbound services also
able to exit the facility and continue to the existing bus stop outside Waitrose for pick-up. This
design also allows buses to exit the facility and travel both eastbound and westbound, whilst also
allowing through bus movements should other buses be stopped,

4.16

The design also ensures that a 3m wide footway is provided on the northern side, with a 2.5m
wide footway on the southern side of Pheonix Causeway.

4.17

A snapshot of the design is included in Figure 4.3 below, with the full design included at
Appendix G, which also includes vehicle swept path analysis to demonstrate that a bus can access
each stop.
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Figure 4.3: Option 9 (Alternative) – Phoenix Causeway (North & South)
4.18

The main benefits of the above Option are as follows:
•

Buses would remain near to the town centre.

•

The land is owned by ESCC.

•

Provides ample waiting opportunities for bus layover.

•

No town centre parking is lost.

•

Could be delivered within a reasonable timescale.

•

Northbound buses are not required to route around the town centre one-way system.

•

Increased bus reliability with reduced journey time delays.

•

Through bus movements are possible should other buses be waiting.
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4.19

The following issues need to be considered with this option:
•

Utilises space in which the North Street Quarter development may need to create an access
through to Phoenix Causeway.

•

There is currently No direct pedestrian crossing on Phoenix Causeway / into the town centre
at road level – although there is via the riverside walk.

•

There are no existing nearby facilities for bus drivers.

Option 10 (Alternative) - Phoenix Causeway (North & South)
4.20

This arrangement is similar to Option 9, however requires less land and is therefore more efficient
in terms of cost and delivery. The number of bus stops and bus waiting areas are the same as for
Option 9 above, and also agreed with ESCC. This arrangement could be delivered within a shorter
timescale than Option 9 and could potentially still allow access into the North Street Quarter
development. The footway on the northern side ranges from 3m-3.5m, whilst creating a pinch
point of 2m adjacent to bus shelters, with a 2.5m wide footway on the southern side of Phoenix
Causeway.

4.21

A snapshot of the design is shown in Figure 4.4 below, with the full design included at Appendix
H, which also includes vehicle swept path analysis to demonstrate that a bus can access each stop.
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Figure 4.4: Option 10 (Alternative) – Phoenix Causeway (North & South)
4.22

The benefits of the above Option are as follows:
•

Buses would remain near to the town centre.

•

The land is owned by ESCC.

•

Provides ample waiting opportunities for bus layover.

•

No town centre parking is lost.

•

Could be delivered within a reasonable timescale.

•

Northbound buses are not required to route around the one-way loop within the town
centre.

•

Could potentially still allow vehicle access into the North Street Quarter development.

•

Increase bus reliability with reduced journey time delays.
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4.23

The following issues need to be considered with this option:
•

Buses cannot exit the bus stops on the northern side and head westbound, therefore they
would be required to route around the Phoenix Centre roundabout to the east, thus
increasing journey times, operational costs and potentially congestion.

•

There is currently no direct pedestrian crossing on Phoenix Causeway / into the town centre
at road level – although there is via the riverside walk.

•

Lack of bus driver facilities.

ESCC and Bus Companies Response
4.24

Having discussed the above four options with ESCC and issued the designs and technical work,
written feedback has since been received from ESCC and the relevant the bus companies that
operate in Lewes. See Appendix I for a copy of the email setting out their feedback. A summary
of the general comments provided by ESCC, and the bus companies is provided below, with
further feedback on each individual option included in Table 4.1.
•

Both strongly favour Option 10 and consider this to be the most operationally effective
option.

•

Option 9 is considered to be a reasonable provision that is considered to be viable
operationally.

•

Both have significant concerns with the operational viability of Options 4 and 6. There are
also concerns as to whether either are deliverable.

•

It is considered that the extension of the existing bus stop outside of Waitrose is a key
provision to improve the operational performances of Options 9 & 10 (it was noted that
the improvements outside Waitrose has already been assessed by the Applicant).
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Table 4.1: Bus Company & ESCC Feedback
Option

Pros

Cons
•

Option 4

• Avoids buses having to loop around
the town centre, thereby offering air
quality benefits and time savings.
• Reasonably central location in terms of
pedestrian access.
• Site is not space constrained.

•
•
•
•

Option 6

•
•
•

•
•
Option 9
Alternative
•

•
•

Option 10
Alternative

•
•

Central location in terms of access on
foot.
Site is not space constrained.
Avoids buses having to loop around
the town centre, thereby offering air
quality benefits and time savings.
Reasonably central location in terms of
pedestrian access.
Operational flexibility and reduced
time delays in that buses would be
able to turn back towards School Hill
from facing the direction of
Ringmer/Uckfield.
Land owned by ESCC, with the
potential to integrate with owners of
the proposed North Street Quarter
development.
Through bus movements are possible
should a bus be stopped.
Avoids buses having to loop around
the town centre, therefore offering air
quality benefits and time savings.
Reasonably central location in terms of
pedestrian access.
Land owned by ESCC, with the
potential to integrate with owners of
the proposed North Street Quarter
development.

•
•

•

•
•
•

•

•
•

Operational concern as buses would
need to detour to access the site.
Operational concern that buses will be
delayed by cars queueing for car park.
Expected significant opposition to loss
of off-street parking spaces.
Deliverability is dependant on LDC
providing the required land.
Operational concern as buses would
need to detour to access the site.
Expected significant opposition to loss
of off-street parking spaces.
Deliverability is dependant on LDC
providing the required land.

Would require pedestrian access
improvements, including crossing
Phoenix Causeway and along Eastgate
Wharf.
Pedestrian crossing may be needed on
Phoenix Causeway
Traffic calming may be needed.
Shelter facilities would be required on
the south side.

Would require pedestrian access
improvements, including crossing
Phoenix Causeway and along Eastgate
Wharf.
Traffic calming would be needed.
Shelter facilities would be required on
the south side.
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5

SUMMARY AND CONCLUSION

5.1

This Report has been prepared to assess options for the reprovision of the existing bus facilities
currently on the site and options for the provision of an enhanced long term bus facility.

5.2

These options have been prepared and assessed following pre-application discussions with ESCC,
SDNPA, bus companies operating in/through Lewes and other stakeholders including Human
Nature and the John Lewis Partnership.

5.3

The Report is intended to form an addendum and update to the original Bus Stop Re-Provision
Assessment submitted to the SDNPA in September 2021 and as part of the planning application
for the former bus station site known as Trinity Gables on Eastgate Street in Lewes. The proposed
development is for the:
“Demolition of existing buildings and construction of mixed-use development comprising 3 new
family houses (C3), 37 self-contained flats (C3) and 192m2 of ground floor commercial space (Class
E). Proposals include private amenity space for all residential units together with natural
landscaping. Existing vehicle entrances to be relocated with cycle parking, car parking spaces and
refuse/recycling storage provided to the rear”.

5.4

As part of the proposals, Strategic Policy SD57 of the South Downs Local Plan has been thoroughly
considered by the Applicant.

5.5

The existing bus facilities on the site operate by way of a temporary 28 day rolling licence allowing
buses to use the tarmac areas of the site to pick up and drop off passengers. There are four bus
stops identified on the planning application site.

5.6

Surveys undertaken of the existing facilities (as presented in the Original Assessment), conclude
that only three bus stops need to be re-provided for a future bus facility. The provision of 3 bus
stops with associated seating and waiting areas has been confirmed by SDNPA as being
appropriate. This is therefore considered to constitute an operationally satisfactory facility that
complies with Strategic Policy SD57.
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5.7

This Report takes this basis and sets out two potential options for replace the existing facilities:
▪

Temporary on street reprovision as identified by ESCC and summarised in paragraph 3.7.

▪

The option outlined in paragraph 3.12 and detailed in Appendix D. This provides for 3
bus stops plus waiting and seating facilities on land owned by ESCC on Phoenix Causeway.

5.8

A series of further options has then been explored working collaboratively with ESCC and the bus
companies to present further options which are operationally satisfactory for the provision of
enhanced bus facilities in Lewes.

5.9

ESCC has actively been involved in designing and reviewing the four options put forward for
consideration in this report, commenting on the benefits and shortcomings of each. Two of the
options include a redesign of previous options contained in the original Assessment (Option 4 &
6), and two utilise land both north and south of Phoenix Causeway owned by ESCC and which are
entirely new options.

5.10

Option 10A is ESCC, and the companies preferred option which can be delivered entirely within
ESCC land ownership. The option includes two bus stops and four bus cages to ensure sufficient
passenger set-down and bus layover capacity. This was supported by ESCC and the bus companies
operating in Lewes. This option provides 3 additional opportunities for buses to set-down
passengers / layover when compared to the original Option 9 which replaced the existing facilities
on the site. These proposals provide a significant enhanced design and over and above the
existing provision and the provision the SDNPA requested.

5.11

Furthermore, the bus operators have stated that they also wish the existing bus stop outside
Waitrose to be extended in order to provide additional capacity. This design provides an
additional bus cage resulting in an additional 4 bus stops/cages over and above the existing onsite provision. This is a further significant improvement to the existing facility, providing over
double the amount of capacity than what is currently on the site.
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4.13

It can be concluded that the existing facilities on the site can be replaced on an operationally
satisfactory and accessible site elsewhere. Furthermore, the extensive collaborative work which
has been undertaken has resulted in two additional options, options 9 and 10 being identified for
the provision of substantially enhanced bus facilities in Lewes over and above those currently on
the site. Option 10A is ESCC and the bus companies preferred option but both these options are
considered operationally satisfactory and accessible by ESCC and the bus operators and provide
the opportunity to deliver enhanced facilities should this be considered desirable.
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Appendix C

Job No:
File Ref:
Date:
Job Title:

2021-4462
N11-JT-Meeting Minutes_ESCC (220215)
11th February 2022
Eastgate Street, Lewes

Subject:

Eastgate Street, Lewes (ESCC Highways Pre-App Follow Up) Meeting Minutes

Attendees
•

GS – George Steele (Caneparo Associates)

•

JT – James Taylor (Caneparo Associates)

•

AV – Amanda Vint (Generator Group)

•

PB – Paul Burgess (Lewis Planning)

•

LH – Lucy Howard (SDNPA)

•

MH – Mike Hughes (SDNPA)

•

CL – Craig Lamberton (East Sussex County Council)

•

AJ – Alex Jack (East Sussex County Council)

Minutes
1.

MH – stated that the legal advice note which Generator Group has submitted was with the legal
team at SDNPA. MH stated that the SDNPA had concerns and questions around the note and that
its contents were understood but not agreed.

2.

CL – explained that ESCC had been working on a temporary bus provision which they are
reasonably comfortable with and are ready to go, whilst noting all outstanding licence fee
payments lie with him.

3.

CL – stated that it was extremely good news from ESCC point of view that a 28-day rolling licence
had now been agreed. However, the current preferred temporary solution they had developed is
as good as it will get, and the additional time afforded by the rolling extension is unlikely to
improve this.

4.

LH – stated that the local people are concerned and should therefore be informed that the
extension has been granted.

5.

AV – believed that they had released a joint article with ESCC, and that it is with Karl Taylor to issue.

6.

AJ – is going to double check to see if it will be publicised and indicated that it is most likely subject
to signing the rolling licence agreement.

7.

CL – they will review the bus stop re-provision assessment in due course and set up a meeting with
Caneparo Associates [this has already been undertaken and is scheduled for Thursday 17 th
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February]. ESCC will need to discuss some of the options further with Lewes District Council
regarding developing on their car parks.
8.

MH – queried how long the 28-day rolling licence is likely to be for.

9.

AV – couldn’t comment. This has bought some time; however all parties need to act fast.

10.

AJ – stated that a meeting with all landowners is scheduled in for early next month.

11.

AV – queried the use of the land behind Waitrose and explained that she had been unable to
establish any dialogue with Waitrose. It was noted that representatives from Waitrose had not
attended the last SDNPA meeting. MH agreed to look into this to see if they can be engaged in
discussions going forwards.

12.

MH – Tim Slaney has contacted Waitrose; MH will chase this up.

13.

CL – asked that any correspondence with Lewes District Council regarding car parking etc to be
forwarded onto him. This has now been issued.

14.

GS – introduced the latest scheme proposals and changes since the initial ESCC pre-app.

15.

AJ – queried whether we had been in discussions with Lewes District Council regarding waste
collection.

16.

GS – responded to say that discussions have been progressing, in which it is likely that refuse
vehicles will collect from the layby.

17.

AJ – is supportive of the layby on Eastgate Street, subject to a TRO to restrict parking. AJ stated
that he would speak to the parking team to understand how the existing layby is controlled.

18.

GS – outlined that a Road Safety Audit is currently being undertaken and that the outcome of this
would be shared in due course.

19.

GS – queried the pre-app comment in relation to accounting for the NSQ development.

20.

AJ – understands that it is unlikely that it would be built in the short-term. AJ stated that a plan
should be provided that shows a revised highways layout, assuming that Eastgate Street was to
become one lane southbound as set out in the extant planning consent.

21.

MH – stated that any application for the NSQ development would in his opinion be at least 9-12
months away.

22.

GS – outlined the parking ratios of the proposals.

23.

AJ – stated that the ESCC parking calculator should be the starting point, however he understands
that the provision could be argued upwards and downwards. AJ agreed that he sees no reasons as
to why the total number of spaces cannot be argued downwards given the site’s location, with the
caveat of ensuring the temporary bus stop solution does not make bus travel unattractive. AJ
concluded that he accepts the parking proposals.

24.

MH – raised the potential of restricting future residents from applying for a parking permit.
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25.

GS – confirmed that the team would not be proposing a permit-free agreement at this stage, and
would include evidence within the application to support this approach along with the overall
balance on parking provision.

26.

GS – queried the rationale behind requesting traffic modelling, given the fact the site will result in
a reduction in traffic.

27.

AJ – stated that the two junctions mentioned are historically traffic sensitive locations. AJ stated
that he would come back to the team on this point, as other modelling work in the area has recently
been undertaken.

28.

AJ – concluded that servicing arrangement and road safety audit were his main outstanding areas
of interest prior to the follow up meeting.

29.

GS – concluded the meeting and stated that an updated package of drawings for the scheme
would be circulated.

Actions
1.

AJ – speak to Karl Taylor to understand when the article will be published regarding the 28-day
rolling contract.

2.

MH – to follow up with Tim Slaney regarding his discussions with Waitrose.

3.

AJ – to ask the parking team how the existing layby is currently used and what the parking
restrictions are.

4.

JT/GS – to circulate an updated package of scheme drawings.
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James Taylor
From:
Sent:
To:
Cc:
Subject:

Craig Lamberton <Craig.Lamberton@eastsussex.gov.uk>
30 March 2022 15:00
James Taylor
George Steele; 'Amanda Vint'; Karl Taylor; Neil Maguire; Alex Jack; Edward Sheath
Bus Facility Reprovision Options Feedback

Follow Up Flag:
Flag Status:

Follow up
Completed

Hi James,
We’ve now had feedback on options 4, 6, 9 and 10 from the main bus operators and have woven their comments
into ours below.
The comments below are our initial high level view on the (bus) operational viability / performance of the options.

General Comments
1. We and the operators strongly favour option 10
2. Option 9 is also considered to be a reasonable provision that is considered to be viable operationally
3. Both the operators and ourselves have significant concerns with the operational viability of options 4 and
6. There are also concerns as to whether either of these options are deliverable
4. We consider the extension of the existing bus stop (to accommodate two buses) outside of Waitrose to be a
key provision to improve the operational performance of options 10 and 9 (this was in the developer’s
original proposal)
5. The vehicle tracking used in the option testing is for a 9.8 metre length bus. This is inadequate as Compass
Travel use buses of 10.8m length and Brighton & Hove use buses of 12m length, 2.55m wide. The tracking
for the options needs to be updated to reflect these size of buses
Specific option feedback below:

Option 10 – Phoenix Causeway
Option 10 Pros
+ avoids buses having to loop around town centre, thereby offering air quality benefits and time savings
+ reasonably central location in terms of pedestrian access
+ land owned by ESCC, with potential to integrate with the owners of the proposed adjacent North Street Quarter
scheme in terms of land planning and mobility hub facility
Option 10 Cons
- would require pedestrian access improvements, including crossing Phoenix Causeway and along Eastgate Wharf
(the likely pedestrian desire lines to/from Lewes High Street
- traffic calming would be needed in the proximity of the site.
- shelter facilities would be required on the south side as operators have indicated that they would wish this
provision to work alongside an extended provision at Waitrose (both locations allowing pick up and drop off)

CONSIDERED TO BE THE MOST OPERATIONALLY EFFECTIVE OPTION
Option 9 – Phoenix Causeway
Pros
+ avoids buses having to loop around town centre, thereby offering air quality benefits and time savings
+ reasonably central location in terms of pedestrian access
+ operational flexibility and reduced time delays in that buses would be able to turn back towards School Hill from
facing in the direction of Ringmer/Uckfield.
+ land owned by ESCC, with potential to integrate with the owners of the proposed adjacent North Street Quarter
scheme in terms of land planning and a wider more significant provision of a mobility hub type facility
Cons
1

- would require pedestrian access improvements, including crossing Phoenix Causeway and along Eastgate Wharf
(the likely pedestrian desire lines to/from Lewes High Street)
- traffic calming would be required in the proximity of the site, including signal control to enable buses to exit left or
right from the northern side bus stands without delay
- shelter facilities would be required on the south side as operators have indicated that they would wish this
provision to work alongside an extended provision at Waitrose (both locations allowing pick up and drop off)

CONSIDERED TO BE THE OPERATIONALLY SATISFACTORY

Option 4 – Phoenix Causeway Car Park
Pros
+ avoids buses having to loop around town centre, thereby offering air quality benefits and some time savings
+ reasonably central location in terms of pedestrian access
+ site is not space constrained
Cons
- operational concern as buses would need to detour to access the site. As a result, Brighton & Hove Buses say their
Brighton-bound buses would only serve it in the direction of Uckfield/Ringmer
- operational concern that buses will be delayed by cars queuing for car park
- expected significant opposition to loss of off-street parking spaces
- deliverability is dependant on Lewes District Council providing the required land

Option 6 – Friars Walk Car Park
Pros
+ central location in terms of access on foot
+ site is not space constrained
Cons
- operational concern as buses would need the longest detour to access the site. As a result, Brighton & Hove Buses
say they would not serve it and instead all their buses would stop outside Waitrose if the stop was extended.
- expected significant opposition to loss of off-street parking spaces
- deliverability is dependent on Lewes District Council providing the required land
With regards to your request for:
1. The ESCC highway boundary for Phoenix Causeway – this is something I have previously sent but can of
course resend if required
2. Clarity on the exact turning circles etc of the 12m – I will ask Brighton & Hove Buses to confirm the bus type
and whether they have the turning circle information you are looking for.
Kind Regards

Craig Lamberton
Manager of the Transport Hub
Communities, Economy and Transport department
01273 337 525
07711 164 203
eastsussex.gov.uk

From: James Taylor <jt@caneparoassociates.com>
Sent: 30 March 2022 12:49
To: Craig Lamberton <Craig.Lamberton@eastsussex.gov.uk>
Cc: George Steele <gs@caneparoassociates.com>; 'Amanda Vint' <amanda.vint@generatorgroup.co.uk>; Karl Taylor
<Karl.Taylor@eastsussex.gov.uk>; Neil Maguire <Neil.Maguire@eastsussex.gov.uk>
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