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Applicant’s Statement of Case
In the matter of Land at The Sands, Durham
and in the matter of an Application under s16 Commons Act
2006

1 Introduction
1. The applicant, Durham County Council (“DCC”), applies as owner under section 16(1) of the

Commons Act 2006 (“the 2006 Act”) to the appropriate national authority for “the Release Land”

(land presently registered as common land) to cease to be so registered.

2. DCC proposes that land specified in the application (“the Replacement Land”) be registered as

common land in place of the Release Land.

3. DCC has previously and comprehensively particularised its case in its application, its Supporting

Statement with Appendices and its subsequent Responses with Appendices.

4. All the procedural requirements for the application under the 2006 Act and the Deregistration and

Exchange of Common Land and Greens (Procedure)(England) Regulations 2007 have been

complied with.

2 The Release Land

5. The Release Land is 1,675m² (0.17ha).  It is 5.76% of an area of registered common land (“CL29”)

known as The Sands, which is 29,074m² (2.91ha).

6. DCC or its forerunners have been the freehold owner of The Sands since 20 December 1860,

having previously held a leasehold interest from 12 December 1848.

7. An agreement dated 18 September 1850 recorded that the Wardens of the Trade Companies

(effectively, the Freemen of the City of Durham) are entitled to a right of common on The Sands

for all commonable cattle.  The Freemen have not exercised this right of common in respect of
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the Release Land since WWII at the latest.  It is possible that they have not exercised it since 18

September 1850, or even earlier.

8. During WWII, the Release Land was used as an ordnance depot.

9. In or around 1960, a building was built on the Release Land.  This building, and an adjacent car

park, was used by the Royal Observer Corps from around 1960 onwards.

10. On 18 March 1968, the Clerk to the Freemen wrote to the Clerk of the Peace and of DCC.  The

letter recorded that the Freemen do not graze any animals on The Sands and that all that they

claim is compensation for damage to the herbage when circuses or fairs are held on The Sands.

The letter also recorded that this compensation had been paid without question since time

immemorial.  The event organisers pay this compensation, not DCC.  No circus or fair has taken

place on the Release Land since 18 March 1968, at the latest.

11. The effect of applications and proceedings under the Commons Registration Act 1965 was,

amongst other things, to record the right of common of the Trustees and Wardens of the Freemen

to graze 20 cows, 50 sheep, 10 goats and 10 horses over the whole of The Sands.  The Trustees,

Wardens and Freemen have never since exercised this right of common. Pro rata, the registered

right of common equates to a right to graze 6 animals on the Release Land.

12. On 25 March 1982, the Trustees of the Freemen granted the Secretary of State for the

Environment a lease of the Release Land for use by the Royal Observer Corps.  This lease was

surrendered on 28 February 1994.

13. On 18 January 1995, following earlier agreements in the 1980s, the Trustees and Wardens of the

Freemen on the one hand and DCC’s forerunner on the other hand entered into an agreement

whereby the former granted to the latter a right to use the Release Land as a municipal car park

until 7 September 2080 in return for a yearly sum.  As part of this agreement, the Trustees and

Wardens of the Freemen surrendered all their rights in the agreement of 18 September 1850 with
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respect to the Release Land.  Pursuant to this agreement, the Release Land was used as a

municipal car park and subsequently as a coach park.  The yearly sum has always been paid.

14. In 1997, the building erected in or around 1960 was demolished.

15. In February 2019, planning permission was granted for the relocation of the coach park and it was

relocated.

16. On 1 April 2019, planning permission was granted for DCC’s new HQ.  The approved plans

show the Release Land as a municipal car park1 and the site of the water storagetank for the

HQ’s fire safety sprinkler system.  The City of Durham Parish Council filed a judicial review

claim challenging the grant of planning permission.  It was dismissed.  The planning merits of

the new HQ are not in issue.  The proposed municipal car park on the Release Land is

consistent with the 18 January 1995 agreement.

17. Even leaving aside the 18 January 1995 agreement, there is no evidence that the Trustees,

Wardens or Freemen have any intention of exercising a grazing right of common on the Release

Land.  Moreover, they could not practicably do so given that the Release Land is not grassed,

there is no evidence of any intention to grass it or maintain it as grassed and (current temporary

fencing aside) it is unenclosed and adjacent to a vehicular highway and the River Wear.  There

is, moreover, no evidence that the Trustees, Wardens or Freemen have any intention of

exercising a grazing right of common on the balance of The Sands, which is principally set to

grass but likewise unenclosed and adjacent to a vehicular highway and the River Wear.

18. Pursuant to section 193 of the Law of Property Act 1925, members of the public have a technical

right of access to the Release Land for air and exercise (on foot or on horseback).  There is very

limited if any evidence before the inquiry that the public has invoked this technical right since

1 Proposed to be open for public parking in the evening and at weekends.
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WWII at the latest.2 The 94.24% balance of The Sands is well-used by the public for air and

exercise, on foot if not on horseback.

19. The Release Land currently has the appearance of a building site, as the planning permission

for the new HQ building (with associated municipal car park and water storage tank) is being

implemented.  Occupation of the new HQ building is scheduled to commence in September

2022, whereupon demolition of the existing County Hall will commence with demolition

completion scheduled for 2024.  The existing County Hall site is a strategic employment site,

likely to come forward from 2024.

3 The Replacement Land

20. The Replacement Land (known as Land East of Rivergreen Centre, Aykley Heads) is 18,371m²

(1.84ha) and so more than ten times the size of the Release Land.

21. DCC owns the Replacement Land.  It is land to which Part 1 of the 2006 Act applies.  It is not

registered common land, nor is it registered as a town or village green.  There is presently no

public right of access to it.  There are no permissive footpaths or cycle routes over it.  There is no

public user of the Replacement Land other than in connection with a permitted, annual, cross

country running event.  There are no designations within the meaning of Section E22-24 of the

application form.3 The Replacement Land has no habitats or wildlife designations, protected

species, UK Priority Species, protected trees or protected hedgerows.

22. The Replacement Land is an enclosed and gated area of semi-improved grassland, cut annually,

with the appearance of an undulating meadow.  It is readily capable of being grazed.  There are

no structures on it. It is Green Belt and an Area of High Landscape Value in the County Durham

Plan, adopted 21 October 2020.

2 The right might not have existed during WWII and the Royal Observer Corps period of occupation: see section
193(6) of the 1925 Act.
3 The same goes for the Release Land.
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23. There are permissive footpaths and a permissive cycle route around the perimeter of the

Replacement Land.  It is close to the wider network of permissive and public footpaths.  It is

extremely accessible on foot from The Sands and elsewhere, and by motor vehicle.  The

Replacement Land is approximately 0.79km to the north of the Release Land.

4 Statutory considerations

24. Section 16(6) of the 2006 Act specifies four matters to which the appropriate national authority

shall have regard.  This Statement of Case addresses these in turn.4

Interests of persons having rights in relation to, or occupying, the Release Land

25. The Trustees, Wardens or Freemen have an underlying grazing right of common in relation to the

Release Land.  They have not exercised that right for decades or more.  On 18 January 1995,

they surrendered until 7 September 2080 the grazing right of common recorded in the 18

September 1850 agreement.  It is plain that they have no interest in or intention of exercising a

grazing right of common in relation to the Release Land, even leaving aside the 18 January 1995

agreement.  Moreover, it is not practicable to do so.  Subject to any necessary enclosure, the

commoners may exercise a grazing right of common on the balance of The Sands.  They could

readily do so on the Replacement Land, if the application is granted.  More animals could graze

on the Replacement Land than on the Release Land, or else each animal would have more space.

It follows that the proposals would not affect the commoners’ ability to exercise their right or

adversely affect their interests.  Given that their right of common over the Release Land is illusory,

the issue of exploring alternatives to reduce the impact of the proposals on the exercise of that

right does not arise.  In any event, there is no alternative which would reduce the impact on that

right.

4 Common Land consents policy is also relevant and applied.
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26. The public has a technical right of access to the Release Land for air and exercise.  There is very

limited if any evidence before the inquiry that the public has sought to enjoy this technical right

since WWII at the latest.  There is no evidence of anyone having sought to do so on horseback.

The public can and does easily enjoy this right of access on the balance of The Sands.  It would

easily be able to do so on the Replacement Land if the application is granted.  Indeed, given that

the Replacement Land is more than ten times the size of the Release Land, more of the public

would be able to enjoy this right at the same time or else each member of the public would have

more space.  It follows that de-registration of the Release Land would not adversely or materially

affect the interests of the public in terms of the access right.

27. The £5,920 annual fee payable to the Trustees on behalf of the Freemen under the 18 January

1995 agreement is referable to the rental value of the Release Land rather than the surrendered,

but illusory, grazing right of common.  DCC’s proposals would not cause any financial loss to

rights holders.

28. DCC owns and occupies the Release Land.  De-registration would be in its interests as it would

regularise the de facto position and permit, without legal qualification, the implementation of the

new HQ scheme in accordance with the planning permission.

The interests of the neighbourhood

29. The interpretation of “neighbourhood” has been described as “quintessentially a matter for the

judgment of the inspector.”5 The Release Land and the Replacement Land may serve different

neighbourhoods, although they are only 790m apart as the crow flies.

30. The proposed Replacement Land would positively benefit its neighbourhood.  It would open up

an attractive area of land for public recreation.  By contrast, loss of the Release Land would not

mean that local people would be prevented from using the common in the way they are used to.

5 R (Tadworth and Walton Residents’ Association) v Secretary of State for Environment, Food and Rural Affairs
[2015] EWHC 972 (Admin) per Holgate J.
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For decades and more, the public has been used to using the balance of The Sands for recreation

rather than the Release Land and that user will be unaffected by the proposal.  Moreover, the

public would be able to walk on the Release Land if the application is granted.  De-registration of

the Release Land would not interfere with future use and enjoyment of The Sands as a whole.

Depending upon their address, past or current public users of the Release Land for air and

exercise (if any) would find the Replacement Land more or less convenient or equally convenient.

The Replacement Land would represent a quantitative and qualitative improvement.

Public interest

31. There would be no or negligible nature conservation impact from de-registering the Release Land.

It is possible to develop a low level grazing regime to protect and enhance the grassland of the

Replacement Land, insofar as there would be any grazing (which is unlikely).  Management of

the Replacement Land as registered common gives rise to potential benefits from a nature

conservation perspective.  Signage and an additional access point, proposed by Natural England

and agreed to by DCC, would sufficiently mitigate any potential for impact on breeding birds.  The

proposal is thus consistent with the purpose of conserving biodiversity.

32. The proposal does not give rise to any adverse landscape or visual impact on the Release Land

or Replacement Land, nor would it adversely affect enjoyment of the remaining part of The Sands.

The Replacement Land’s status as Green Belt and an Area of High Landscape Value would

remain.

33. The proposal has no archaeological implications.

34. Although the Release Land is within a conservation area, it has minimal heritage significance and

the proposal has no material heritage impact.  The local heritage is of public recreation, fairs and

circuses on the balance of The Sands, which would be unaffected by the proposal.
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Other relevant matters

35. The proposal would regularise the de facto position and permit, without legal qualification, the

implementation of the new HQ scheme in accordance with the planning permission.  The new HQ

will be of significant socio-economic benefit to the city, there would be a significant socio-

economic cost if the proposed development on the Release Land or any part of it has to occur

elsewhere and there are considerable socio-economic benefits associated with the use of the

existing County Hall site as a strategic employment site with an estimated creation of several

thousand jobs.

36. DCC has considered all viable options and alternatives.  None is preferable to the proposal.

5 Other matters

37. Various objectors have devoted much energy to the proposition that the existing works on the

Release Land are unlawful.  The proposition has not been considered by any court.  The works

have planning permission and, consistent with the Annex to the Planning Inspectorate’s Common

Land Guidance Sheet 1a, DCC has made and is pursuing its section 16 application.

6 Conclusion

38. DCC will be inviting the appropriate national authority to grant its section 16 application.
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Introduction

1. The applicant, Durham County Council (“DCC”), applies as owner under section
16(1) of the Commons Act 2006 to the appropriate national authority for “the
Release Land” (land presently registered as common land) to cease to be so
registered.  DCC proposes that land specified in the application (“the
Replacement Land”) be registered as common land in place of the Release
Land.

The Release Land

2. The Release Land is 1,675m² (0.17ha).  It is 5.76% of an area of registered
common land (“CL29”) known as The Sands, which is 29,074m² (2.91ha). The
effect of applications and proceedings under the Commons Registration Act
1965 was, amongst other things, to record the right of common of the Trustees
and Wardens of the Freemen to graze 20 cows, 50 sheep, 10 goats and 10
horses over the whole of The Sands. Pro rata, the registered right of common
equates to a right to graze 6 animals on the Release Land.  The Trustees,
Wardens and Freemen have never exercised this right of common.  On 18
January 1995, the Trustees and Wardens of the Freemen on the one hand and
DCC’s forerunner on the other hand entered into an agreement whereby the
former granted to the latter a right to use the Release Land as a municipal car
park until 7 September 2080 in return for a yearly sum.  As part of this
agreement, the Trustees and Wardens of the Freemen surrendered all their
rights in an agreement of 18 September 1850 with respect to the Release Land.
Pursuant to this 1995 agreement, the Release Land was used as a municipal
car park and subsequently as a coach park.  In February 2019, planning
permission was granted for the relocation of the coach park and it was relocated.
On 1 April 2019, planning permission was granted for DCC’s new HQ.  The
approved plans show the Release Land as a municipal car park1 and the site of
the water storage tank for the HQ’s fire safety sprinkler system.  The planning
permission is being implemented.  There is no evidence that the Trustees,
Wardens or Freemen have any intention of exercising a grazing right of common
on the Release Land.  Pursuant to section 193 of the Law of Property Act 1925,
members of the public have a technical right of access to the Release Land for
air and exercise (on foot or on horseback).  There is very limited if any evidence
before the inquiry that the public has invoked this technical right since WWII at
the latest.

The Replacement Land

3. The Replacement Land (known as Land East of Rivergreen Centre, Aykley
Heads) is 18,371m² (1.84ha) and so more than ten times the size of the Release
Land.  It is an enclosed and gated area of semi-improved grassland, cut
annually, with the appearance of an undulating meadow.  It is readily capable of
being grazed.  It is extremely accessible from The Sands and elsewhere.

1 Proposed to be open for public parking in the evening and at weekends.
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Interests of persons having rights in relation to, or occupying, the Release Land

4. The proposals would not affect the Freemen’s ability to exercise their illusory
rights or adversely affect their interests.  There is very limited if any evidence
before the inquiry that the public has sought to enjoy its technical right of access
to the Release Land since WWII at the latest.  There is no evidence of anyone
having sought to do so on horseback.  The public can and does easily enjoy this
right of access on the balance of The Sands.  It would easily be able to do so on
the Replacement Land if the application is granted.  De-registration of the
Release Land would not adversely or materially affect the interests of the public
in terms of the access right.  DCC’s proposals would not cause any financial loss
to rights holders.  There is no alternative which would reduce the impact on the
Freemen’s illusory right.

The interests of the neighbourhood

5. The Release Land and the Replacement Land may serve different
neighbourhoods.  The proposed Replacement Land would positively benefit its
neighbourhood.  Public users of the Release Land for air and exercise (if any)
would find the Replacement Land more or less convenient or equally convenient.
The Replacement Land would represent a quantitative and qualitative
improvement.  Loss of the Release Land would not mean that local people would
be prevented from using the common in the way they are used to.

Public interest

6. The proposal is consistent with the purpose of conserving biodiversity.  The
proposal does not give rise to any adverse landscape or visual impact on the
Release Land or Replacement Land, nor would it adversely affect enjoyment of
the remaining part of The Sands.  The proposal has no archaeological
implications.  The proposal has no material heritage impact.  Local heritage of
public recreation, fairs and circuses on the balance of The Sands would be
unaffected.

Other relevant matters

7. The proposal would regularise the de facto position and permit, without legal
qualification, the implementation of the new HQ scheme in accordance with the
planning permission.  The new HQ will be of significant socio-economic benefit
to the city, there would be a significant socio-economic cost if the proposed
development on the Release Land or any part of it has to occur elsewhere and
there are considerable socio-economic benefits associated with the use of the
existing County Hall site as a strategic employment site with an estimated
creation of several thousand jobs.  DCC has considered all viable options and
alternatives.  None is preferable to the proposal.

13
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Regeneration and Local Services 
Durham County Council, Planning Development (Strategic)
Room 4/123-128, County Hall, Durham DH1 5UL Main Telephone: 03000 262 830

www.durham.gov.uk

Savills
Mr Martin Bonner
Maling Exchange
Hoults Yard
Walker Road
Newcastle Upon Tyne
NE6 2HL

1st April 2019
Dear Sir/Madam

Town and Country Planning Act 1990

Proposed Erection of office headquarters with associated car parking (inclusive of a multi-
storey car park) with associated landscaping, highway and infrastructure works and 
demolition of existing structures

At The Sands Carpark And Durham Sixth Form Car Park Site  Freemans Place    
Durham DH1 1SQ

For  Kier Property Developments Ltd

The above application received on 9 August 2018 was considered by the Council and it has been 
agreed that permission should be granted.  I therefore enclose the appropriate approval certificate.  If 
an application under the Building Regulations was also submitted, development must not commence 
until Building Regulations Approval has been received from the Building Control Division.

Should the Building Control Division require any alterations to the approved plan(s), in order to issue 
a Building Regulations Approval, you are required to resubmit a copy of the amended plan(s) to me 
for approval before commencing work.

I would also draw your attention to the conditions of the permission and particularly if there are 
matters requiring approval before development commences. This must be done by way of a formal 
application for the approval of details reserved by a condition. Forms can be downloaded from the 
Council’s website (www.durham.gov.uk) or submitted electronically via iApply or the Planning 
Portal. Please note that failure to comply with conditions could lead to the Council 
considering the taking of enforcement action.

I would also be grateful if you would complete and return the Notification of Commencement of 
Development form at the appropriate time.

If the Council posted a site notice publicising this application and it is still on display, please could 
you kindly remove it. 

Yours faithfully

S Timmiss
Head of Development and Housing 

Contact: Henry Jones
Direct Tel: 03000 263960

email: planning@durham.gov.uk
Your ref:
Our ref: DM/18/02369/FPA
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Regeneration and Local Services 
Durham County Council
Planning Development (Strategic)
Room 4/123-128, County Hall, Durham DH1 5UL Main 
Telephone: 03000 262 830

1 April 2019

Dear Sir/Madam

Providing your Views

Durham County Council wants to provide an effective and responsive Planning Development 
Management Service and we can only do this with the help of our customers.

You recently made a planning application to the Council and we would like to know what you 
thought about the quality of the service provided.

We would be grateful therefore if you could take a little time to complete our survey.  There is a link 
to this below and it should take no more than a few minutes to do. The survey is anonymous and 
will only be used to monitor and review the service we provide.  

https://www.surveymonkey.com/s/DCC_Planning_Service   

If you have any problems accessing the survey link or would like a copy in paper format, please 
contact us direct on: 03000 262830 or via email: planning@durham.gov.uk
 
If you are a regular user of the service and have recently completed the survey it is also 
appreciated that you may not wish to repeat the process.

Thank you for your help and co-operation.

Yours faithfully

Stephen Reed
Head of Development Management
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Regeneration and Local Services
Durham County Council
Planning Development (Strategic)
Room 4/123-128, County Hall, Durham DH1 5UL Main 
Telephone: 03000 262 830

APPROVAL OF PLANNING PERMISSION

TOWN AND COUNTRY PLANNING ACT 1990

Application Number: DM/18/02369/FPA

Applicant Agent

Kier Property Developments Ltd
7 Merchants Court
C/o Agent

Savills
Mr Martin Bonner
Maling Exchange
Hoults Yard
Walker Road
Newcastle Upon Tyne
NE6 2HL

PART 1 – PARTICULARS OF THE APPLICATION

Proposed: Erection of office headquarters with associated car parking (inclusive 
of a multi-storey car park) with associated landscaping, highway and 
infrastructure works and demolition of existing structures

At: The Sands Carpark And
Durham Sixth Form Car Park Site 
Freemans Place
Durham
DH1 1SQ

Date of Application: 9 August 2018

PART 2 – PARTICULARS OF DECISION 

The Durham County Council hereby give notice in pursuance of the Town and Country Planning 
Act 1990 that planning permission has been GRANTED for the carrying out of the development 
referred to in Part 1 hereof in accordance with the application and plans submitted subject to the 
following conditions and reasons: 

1. The development hereby permitted shall be begun before the expiration of three years from 
the date of this permission. 

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning 
Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2. The development hereby approved shall be carried out in strict accordance with the 
following approved plans and documents and any recommendations and mitigation 
measures contained therein:

Plans

DHQ-RYD-00-ZZ-DR-A-0002 Rev P4 Site Location Plan
DHQ-ONE-ZZ-XX-DR-L-00001 Rev P15 Landscape Masterplan - Ground Level
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DHQ-ONE-ZZ-XX-DR-L-00002 Rev P10 Hardworks General Arrangement (sheet 1 of 2 - 
South)
DHQ-ONE-ZZ-XX-DR-L-0003 Rev P11 Hardworks General Arrangement (sheet 2 of 2 - 
North)
DHQ-ONE-ZZ-XX-DR-L-0006 Rev P04 Hardworks General Arrangement (sheet 4 - car 
park)
N628-ONE-ID-DR-L-0010 Rev P03 Illustrative Landscape Masterplan 
N628-ONE-ID-L-0011 Rev P03 Site Access & Circulation Strategy 
DHQ-ONE-ZZ-XX-DR-L-0601 Rev P02 Illustrative Landscape Details Civic Square (sheet 
1)
DHQ-ONE-ZZ-XX-DR-L-0602 Rev P03 Illustrative Landscape Details Civic Square (sheet 
2)
DHQ-ONE-ZZ-XX-DR-L-0603 Rev P03 Illustrative Landscape Details Riverside Walk
DHQ-ONE-ZZ-XX-DR-L-0604 Rev P02 Illustrative Landscape Details Freemans Place
DHQ-RYD-00-ZZ-DR-A-2001 Rev P15 Site Plan
DHQCP-RYD-00-ZZ-DR-A-3001 Rev P7 MSCP GA Plan - Level 00
DHQCP-RYD-00-ZZ-DR-A-3002 Rev P7 MSCP GA Plan - Upper Levels
DHQ-RYD-00-05-DR-A-3006 Rev P4 Roof Plan
DHQ-RYD-00-00-DR-A-3010 Rev P2 GA Plan Level 00
DHQ-RYD-00-01-DR-A-3011 Rev P2 GA Plan Level 01
DHQ-RYD-00-02-DR-A-3012 Rev P2 GA Plan Level 02
DHQ-RYD-00-03-DR-A-3013 Rev P2 GA Plan Level 03
DHQ-RYD-00-04-DR-A-3014 Rev P2 GA Plan Level 04
DHQ-RYD-00-00-DR-A-3015 Rev P1 Sprinkler Tank Plan
DHQ-RYD-XX-XX-DR-A-3601 Rev P14 GA Elevations
DHQ-RYD-00-ZZ-DR-A-3604 Rev P1 Site Elevations
DHQ-RYD-00-00-DR-A-3605 Rev P1 Sprinkler Tank Elevations
DHQCP-RYD-XX-XX-DR-A-3607 Rev P3 North and South Elevations
DHQCP-RYD-XX-XX-DR-A-3608 Rev P3 East and West Elevations
DHQCP-RYD-00-ZZ-DR-A-3701 Rev P3 Fin Façade Detail
DHQCP-RYD-00-ZZ-DR-A-3801 Rev P1 GA Sections
DHQ-RYD-XX-XX-DR-A-3801 Rev P10 GA Building Sections
DHQ-RYD-00-ZZ-DR-A-3902 Rev P4 Detail Section East Façade through Glazing 
DHQ-RYD-00-ZZ-DR-A-3905 Rev P4 Detailed Section West Façade South Block
N628-ONE-ZZ-XX-DR-L-0402 Rev P04 Outline Site Levels Sheet 1 South
N628-ONE-ZZ-XX-DR-L-0403 Rev P04 Outline Site Levels Sheet 2 North
N628-ONE-ZZ-XX-DR-L-0404 Rev P02 Outline Site Levels Sheet 3 MSCP

Documents

Ecological Impact Assessment R-3286-01.2
Environmental Statement Volume 1 Chapter 5 Cultural Heritage  
Environmental Statement Volume 1 Chapter 6 Archaeology
Environmental Statement Volume 1 Chapter 8 Flood Risk and Drainage
Environmental Statement Volume 1 Chapter 9 Transport (Addendum Chapter - Jan 19)
Environmental Statement Volume 1 Chapter 10 Air Quality
Environmental Statement Volume 2 Appendix 8-1 Flood Risk Assessment Addendum by 
WSP 70054666-ADDFRA01 January 2019 and Flood Risk Assessment and Drainage 
Strategy by 3E P17-110-3E-ZZ-XX-DR-C-9000 July 2018 (where sections have not been 
superseded by the WSP Addendum) 
Environmental Statement - Addendum

Reason: To define the consent and ensure that a satisfactory form of development is 
obtained having regards to CDLP Policies E3, E5, E6, E10, E14, E15, E16, E18, E21, E22, 
E23, E24, EMP12, T1, T5, T10, T11, T12, T13, T20, T21, S1a, S10, R11, CC1, CC2, CC3, 
Q1, Q2, Q3, Q4, Q5, Q6, Q7, Q15, U5, U8a, U9, U10, U11 and U12 and U14 and Parts 2, 
4, 6, 7, 8, 11, 12, 14, 15 and 16 of the NPPF.
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3. No development shall take place until a scheme for the phased closure of the existing 
County Hall building and its associated car parking has been submitted to and approved in 
writing by the Local Planning Authority.  The building and car park shall thereafter be closed 
in accordance with the approved scheme.

Reason: So as to ensure the phased closure of the existing County Hall site so that the 
necessary control exists under the grant of planning permission so as to ensure that the 
vehicular movements associated with the relocation of the HQ are in accordance with the 
conclusions drawn within the submitted Transport and Air Quality Environmental Statement 
Chapters and having regards to City of Durham Local Plan Policies T1 and U5 and Parts 9 
and 15 of the NPPF. 

4. No development including demolition works shall take place until a Construction 
Management Plan has been submitted to and approved in writing by the local planning 
authority. The Construction Management Plan shall include as a minimum but not 
necessarily be restricted to the following:

o A Dust Action Plan including measures to control the emission of dust and dirt 
during construction
o Full specification and details of all non-road mobile machinery (NRMM) so as to 
inform their potential air pollution emissions
o Details of methods and means of noise reduction
o Where construction involves penetrative piling, details of methods for piling of 
foundations including measures to suppress any associated noise and vibration
o Details of measures to prevent mud and other such material migrating onto the 
highway from construction vehicles (inclusive of wheel washing);
o Designation, layout and design of construction access and egress points;
o Details for the provision of directional signage (on and off site);
o Details of contractors compounds, materials storage and other storage 
arrangements, including cranes and plant, equipment and related temporary infrastructure;
o Details of provision for all site operatives for the loading and unloading of plant, 
machinery and materials
o Details of provision for all site operatives, including visitors and construction 
vehicles for parking and turning within the site during the construction period;
o Routing agreements for construction traffic
o Details of the erection and maintenance of security hoarding including decorative 
displays and facilities for public viewing, where appropriate;
o Site Waste Management - inclusive of a waste audit and scheme for waste 
minimisation and recycling/disposing of waste resulting from demolition and construction 
works
o Detail of measures for liaison with the local community and procedures to deal with 
any complaints received
o Details/commitment to ensure that the annual average daily demolition/construction 
vehicular trips will not exceed 25 HDV movements per day over the demolition/construction 
period in its entirety 

The Construction Management Plan shall have regard to BS 5228 Noise and Vibration 
Control on Construction and Open Sites during the planning and implementation of site 
activities and operations.

The approved Construction Management Plan shall also be adhered to throughout the 
construction period and the approved measures shall be retained for the duration of the 
construction works.

Reason: In the interests of preserving residential amenity during the construction phases of 
the development having regards to CDLP Policies U5 and T1 and Part 15 of the NPPF. 
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5. No development including demolition works shall take place until an Employment & Skills 
Plan has been submitted to and approved by the Local Planning Authority. Thereafter the 
development shall be carried out in accordance with the approved Employment & Skills 
Plan.

Reason: In the interests of building a strong and competitive economy in accordance with 
Part 6 of the NPPF.

6. No development shall take place until an updated arboricutural impact assessment (AIA) 
has been submitted to and approved in writing by the Local Planning Authority.  The AIA 
shall include an updated tree protection plan (TPP) and fully detail the measures to protect 
the trees to be retained from the construction and demolition activities.  No development 
shall take place until all trees scheduled for retention in the updated AIA have been 
protected in accordance with the approved AIA and TPP and the protection measures must 
remain in situ until the cessation of the development works.

Reason: In the interests of tree protection and visual amenity having regards to CDLP 
Policies E6, E14, E15, E22, Q5, Q6, Q7 and Q8 and Parts 12 and 16 of the NPPF. 

7. No development shall take place until a programme of archaeological work in accordance 
with a Written Scheme of Investigation has been approved in writing by the Local Planning 
Authority.
 
The Scheme shall provide for:
i; Measures to ensure the preservation in situ, or the preservation by record, of 
archaeological features of identified importance.  This must include a Level 2 historic 
building survey of the laundry stables and cart shed as required under paragraph 5.7.1 of 
the Environmental Statement Volume 1 Chapter 5 Cultural Heritage and paragraph 6.7.2 of 
the Environmental Statement Volume 1 Chapter 6 Archaeology
ii; Methodologies for the recording and recovery of archaeological remains including 
artefacts and ecofacts 
iii; Post-fieldwork methodologies for assessment and analyses
 iv; Report content and arrangements for dissemination, and publication proposals
 v; Archive preparation and deposition with recognised repositories
vi; A timetable of works in relation to the proposed development, including sufficient 
notification and allowance of time to ensure that the site work is undertaken and completed 
in accordance with the strategy 
vii; Monitoring arrangements, including the notification in writing to the County Durham 
Principal Archaeologist of the commencement of archaeological works and the opportunity 
to monitor such works 
viii; A list of all staff involved in the implementation of the strategy, including sub-contractors 
and specialists, their responsibilities and qualifications 

The archaeological mitigation strategy shall be carried out in accordance with the approved 
details and timings.

Prior to the occupation of the development hereby approved, a copy of any analysis, 
reporting, publication or archiving required as part of the mitigation strategy shall be 
deposited at the County Durham Historic Environment Record.

Reason: In order to comply with City of Durham Local Plan Policy E24 and Paragraphs 197 
and 199 of the NPPF, which requires the developer to record and advance understanding 
of the significance of heritage assets, and to ensure information gathered becomes publicly 
accessible.

8. No development, apart from demolition, shall take place on the land of the proposed Multi 
Storey Car Park itself, until:

Confirmation as to whether gas protection measures are required within the car parking has 
been submitted to and agreed in writing by the Local Planning Authority. Should it be 
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confirmed that gas protection measures are required, a verification plan must be first 
submitted to and thereafter agreed in writing by the Local Planning Authority which details 
the gas protection measures to be installed, the inspection regime and where necessary 
integrity testing programme. The installation of the gas membrane should thereafter be 
carried out by an appropriately qualified workforce and the verification of the installation 
should be carried out by an appropriately competent, experienced and suitably trained 
person(s) to ensure mitigation of the risk to the buildings and the people who occupy them. 
No alterations to the remediation proposals shall be carried out without the prior written 
agreement of the Local Planning Authority. 

Thereafter and during the implementation of the remedial works and/or development if any 
contamination is identified that has not been identified pre-commencement, it must be 
reported in writing immediately to the Local Planning Authority. An investigation and risk 
assessment shall be carried out in accordance with the current YALPAG guidance and 
where necessary a Phase 3 Remediation Strategy. The development shall be completed in 
accordance with any amended specification of works.

Upon completion of the development, a Phase 4 Verification Report (Validation Report) 
confirming the objectives, methods, results and effectiveness of all remediation works 
detailed in the Phase 3 Remediation Strategies (comprising of any additional gas protection 
measures and measures contained within the Dunelm Geotechnical and Environmental Ltd. 
(09.10.2018) Remediation Strategy for land at Durham Sixth Form, Durham, Prepared for 
Durham County Council, Report No. D8647/RS) shall be submitted to and agreed in writing 
with the Local Planning prior to occupancy/bringing into use of the car park. If integrity 
testing of the membrane(s) was required a verification pro forma should be included.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems in accordance with City of Durham Local Plan Policies U9, U11 and 
U12 and NPPF Part 15.  

9. No development shall take place relating to the erection of the Multi Storey Car Park hereby 
approved until an arboricultural method statement (AMS) has been submitted to and 
approved in writing by the Local Planning Authority.  The AMS shall detail;
i) measures for protection from construction
ii) any necessary pruning or other works
iii) measures to lift/remove the hardsurfacing around it and method to restore to grass 
including mitigation works such as de-compaction and/or biochar treatment in relation to the 
London Plane tree no. 73 as identified in the Preliminary Tree Survey and Arboricultural 
Impact Assessment by Brooks Ecological. Thereafter the development shall be carried out 
in accordance with the approved details.

Reason: In the interests of tree protection and visual amenity having regards to CDLP 
Policies E6, E14, E15, E22, Q5, Q6, Q7 and Q8 and Parts 12 and 16 of the NPPF. 

10. No development other than demolition, preliminary site excavation, enabling and remedial 
works shall take place until full details of the final surface water drainage disposal strategic 
for the development including the incorporation of Sustainable urban Drainage System 
features has been submitted to and approved in writing by the local planning authority.  The 
final surface water drainage disposal scheme must have consideration of the effects 
climate change in its design.  The agreed scheme shall also include details the long term 
management and maintenance measures and proposals. Thereafter the development shall 
be carried out in accordance with the approved details.

Reason: To ensure adequate surface water disposal measures for the development in the 
interests of reducing the risk of flooding having regards to Part 14 of the NPPF. 

11. Notwithstanding the details contained within the submitted plans and documents no 
development other than demolition, preliminary site excavation, enabling and remedial 
works shall take place until full details including samples and sample panels of all external 
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materials to be used within the development have been submitted to and approved by the 
Local Planning Authority.  Thereafter the development shall be carried out in accordance 
with the approved details.

Reason: In the interests of visual amenity and preserving the character, appearance and 
setting of heritage assets having regards to CDLP Policies E3, E6, E21, E22, E23 and Q7 
and Parts 12 and 16 of the NPPF.

12. Notwithstanding details contained within the plans and documents submitted no 
development other than demolition, preliminary site excavation, enabling and remedial 
works shall take place until a detailed landscaping scheme for the development as has 
been submitted to and approved in writing by the Local Planning Authority. 

The landscape scheme shall include the following:

Any trees, hedges and shrubs scheduled for retention
Details of soft landscaping including planting species, sizes, layout, densities, numbers
Details of planting procedures or specification 
Finished topsoil levels and depths
Details of temporary topsoil and subsoil storage provision
The establishment maintenance regime, including watering, rabbit protection, tree stakes, 
guards
Details of hard landscaping and public realm works
Details of means of enclosure including retaining walls

Details of the long term management proposals and details of the timescales of the 
implementation of the landscaping proposals shall also be submitted. 

The agreed landscaping scheme shall be completed within the first available planting 
season following the practical completion of the development. 

Any trees or plants which die, fail to flourish or are removed within a period of 5 years from 
the substantial completion of the landscaping scheme shall be replaced in the next planting 
season with others of similar size and species.  Replacements will be subject to the same 
conditions.

Reason: In the interests of visual amenity having regards to CDLP Policies E6, E14, E15, 
E22, Q5, Q6, and Q7 and Parts 12 and 16 of the NPPF.

13. No development works, other than demolition, preliminary site excavation, enabling and 
remedial works, the building of foundations, and any hard and/or soft landscaping works 
shall take place, until a scheme for the long term maintenance of the subfloor flood storage 
voids as shown in drawing P17-110-3E-00-XX-DR-C-0002-P5, as amended January 2019, 
and Technical Appendix 8-1 Addendum Flood Risk Assessment Part 4, has been submitted 
to, and approved in writing by, the Local Planning Authority.

The maintenance plan should include, but not be limited to, the following:
o Agreement that the flood storage area will be maintained in perpetuity with ongoing 
maintenance/management of the area
o That the screens to the flood storage area should be kept clear at all times
o That in the event of a flood, the storage area will need to be cleared and any debris 
and silt should be removed, to ensure the storage area will not lose any capacity

The scheme shall be fully implemented and subsequently maintained, in accordance with 
the timing / phasing arrangements embodied within the scheme.

Reason: To prevent the increased risk of flooding, both on and off site for the lifetime of the 
development as defined in paragraph 102 and 103 of the National Planning Policy 
Framework.
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14. No development works, other than demolition, preliminary site excavation, enabling and 
remedial works, the building of foundations and, any hard and/or soft landscaping, shall 
take place until, a final Flood Risk Management Plan, as outlined within the Flood Risk 
Assessment Addendum by WSP 70054666-ADDFRA01 January 2019 (Environmental 
Statement Volume 2 Appendix 8-1), has been first submitted to and then, approved in 
writing by the Local Planning Authority. 

The Flood Risk Management Plan must include, but not be limited to, the following:
o Details on the trigger to be used and when the flood barrier will be deployed
o Emergency evacuation procedures

Thereafter the scheme shall be fully implemented and subsequently maintained in 
accordance in accordance with the timing/phasing arrangements embodied within the 
scheme. 

Reason: To prevent the increased risk of flooding, both on and off site for the lifetime of the 
development as defined in paragraph 102 and 103 of the National Planning Policy 
Framework.

15. No development works other than demolition, preliminary site excavation, enabling and 
remedial works, the building of foundations and the erection of any supporting structural 
frame to the buildings shall take place until a final lighting scheme for the development has 
been submitted to and approved in writing by the Local Planning Authority.  Said lighting 
scheme must include details of the locations and design of all external lights and must 
include details of the light spillages from both internal and external light sources.  The 
lighting scheme must be designed so as to be sensitive to the ecological corridor of the 
River Wear and demonstrate minimisation of light spillage at the top of the River Wear bank 
adjacent to the site.  Thereafter the development shall be carried out in accordance with the 
approved details.

Reason: To minimise impacts upon protected species and to preserve nature conservation 
interests in accordance with Policies E16 and E18 of the City of Durham Local Plan and 
Part 15 of the NPPF.

16. No Combined Heat & Power (CHP), biomass or boiler plant shall be installed until;

i) an air quality impact assessment (AQA) has been submitted to and approved in 
writing by the Local Planning Authority detailing their potential impacts upon air quality and 
as necessary any mitigation measures.  The CHP, biomass or boiler plant must thereafter 
be installed/implemented in accordance with the approved AQA.

or

ii) a screening exercise has been undertaken, submitted to and agreed in writing by 
the Local Planning Authority which indicates that the air quality impacts of the CHP, 
biomass or boiler plant are below the thresholds requiring the submission of the AQA 
referred to in i)

Reason: In the interest of reducing impacts upon air quality having regards to CDLP Policy 
U5 and Part 15 of the NPPF.  

17. No development relating to the installation of any operational phase plant shall take place 
until a detailed noise impact assessment and scheme of sound attenuation measures 
associated with this operational phase plant has been submitted to and approved in writing 
by the local planning authority. The scheme of attenuation measures shall ensure that the 
rating level of noise emitted from the plant on the site shall not exceed a rating level of 39 
LAeq (1 hour) between 07.00- 23.00 and 27dB LAeq (15 mins) between 23.00-07.00. The 
measurement and assessment shall be made according to BS 4142: 2014.
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Within 28 days of operation of the plant/machinery a validation report, demonstrating 
adherence with the above rating levels, shall be submitted in writing to the local planning 
authority.

Reason: In the interests of the amenity of the area having regards to CDLP Policy U5 and 
Part 15 of the NPPF.

18. No development relating to the installation of any operational phase plant, extraction or 
ventilation equipment shall take place until full details of the location and design of any 
plant, extraction and ventilation equipment including any housing or means of enclosures 
has been submitted to and approved in writing by the Local Planning Authority.  Thereafter 
the development shall be carried out in accordance with the approved details.

Reason: In the interests of the amenity of the area having regards to CDLP Policy U5 and 
Part 15 of the NPPF.

19. Prior to the erection of an cycle parking shelter, smoking shelter, gas kiosk or bin store full 
details of their precise design, appearance and location shall be submitted and approved in 
writing by the Local Planning Authority.  Thereafter the development shall be carried out in 
accordance with the approved details.

Reason: In interests of visual amenity and preserving the character, appearance and 
setting of heritage assets having regards to CDLP Policies E3, E6, E21, E22, E23 and Q7 
and Parts 12 and 16 of the NPPF.

20. Prior to the occupation of the building a final Travel Plan comprising immediate, continuing 
or long term measure to promote and encourage alternatives to single occupancy car use 
has been prepared, submitted to and approved in writing by the Local Planning Authority. 
The submitted details shall include mechanisms for monitoring and review over the life of 
the development. The Approved Travel Plan shall then be implemented, monitored and 
reviewed in accordance with the approved details.

Reason: In the interests of promoting sustainable travel options and reducing potential 
impacts upon air quality having regards to Parts 9 and 15 of the NPPF.

21. On the land of the proposed HQ building itself, prior to the occupation of the 
building/building being brought into use a completed Phase 4 Verification Report (Validation 
Report) confirming the objectives, methods, results and effectiveness of all remediation 
works undertaken (the Phase 3 Remediation Strategies as contained within the Dunelm 
Geotechnical and Environmental Ltd. (08.10.2018) Remediation Strategy for land at The 
Sands, Durham, Prepared for Durham County Council, Report No. D8633/RS) must have 
first been submitted to and approved in writing by the Local Planning Authority.  If integrity 
testing of the membrane(s) was required a verification pro forma should be included within 
the submission.

Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems in accordance with City of Durham Local Plan Policies U9, U11 and 
U12 and NPPF Part 15.  

22. The development hereby approved shall be carried out in accordance with the submitted 
Flood Risk Assessment Addendum by WSP 70054666-ADDFRA01 January 2019 and 
Flood Risk Assessment and Drainage Strategy by 3E P17-110-3E-ZZ-XX-DR-C-9000 July 
2018 (where sections have not been superseded by the WSP Addendum) both contained 
within Environmental Statement Volume 2 Appendix 8-1.  This must include adherence to 
the following mitigation measures detailed: 

- Finished floor levels shall be set no lower than 33.2m above Ordnance Datum 
(AOD)
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- Subfloor flood storage voids shall be provided

Reason: To prevent the increased risk of flooding to the proposed development and future 
occupants and to prevent flooding elsewhere by ensuring that compensatory storage of 
flood water is provided having regards to paragraphs 102 and 103 of the NPPF.

23. No external construction works, works of demolition, deliveries, external running of plant 
and equipment shall take place other than between the hours of 0800 to 1800 on Monday 
to Friday and 0800 to 1300 on Saturday.

No internal works audible outside the site boundary shall take place on the site other than 
between the hours of 0800 to 1800 on Monday to Friday and 0800 to 1700 on Saturday.

No construction works or works of demolition whatsoever, including deliveries, external 
running of plant and equipment, internal works whether audible or not outside the site 
boundary, shall take place on Sundays, Public or Bank Holidays.

Reason: In the interests of preserving residential amenity during the construction phases of 
the development having regards to CDLP Policies U5 and T1 and Part 15 of the NPPF.

24. Within 6 months of the commencement of development, details of a scheme of public art 
shall be submitted to and approved in writing by the Local Planning Authority. Such scheme 
as agreed shall be implemented prior to the first occupation of the headquarters building.

Reason: In interests of good design, in accordance with Policy Q15 of the City of Durham 
Local Plan 2004 and Part 12 of the NPPF.

25. The Multi Storey Car Park (inclusive of the 16 surface level car parking spaces immediately 
adjacent) hereby approved must be implemented and then managed at all times (save for 
any incidences of unavoidable essential maintenance to the spaces) so as to include a 
minimum of 136 parking spaces which are allocated/dedicated for short stay parking use 
only.

Reason: In order to manage the Multi Storey Car Park so that it incorporates an appropriate 
balance of long stay and short stay parking availability in the interests of providing the 
appropriate mix of parking spaces having regards to the need to maintain City Centre 
vitality and viability and having regards to City of Durham Local Plan Policies T11, T12 and 
CC1 and Part 9 of the NPPF.

26. The Multi Storey Car Park (inclusive of the 16 surface level car parking spaces immediately 
adjacent) hereby approved shall not be occupied/brought into use until a car park 
management plan has been first submitted to and then approved in writing by the Local 
Planning Authority.  The car park management plan must provide details on measures 
proposed to reserve, allocate or otherwise manage and control the use of the parking 
spaces.  The Multi Storey Car Park must thereafter be operated in accordance with the 
approved car park management plan.

Reason: In order to define the management of the Multi Storey Car Park spaces in the. 
interests of ensuring its proper functioning and also in the interests of highway safety 
having regards to City of Durham Local Plan Policies T1 and T11 and Part 9 of the NPPF.
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STATEMENT OF PROACTIVE ENGAGEMENT

1. The Local Planning Authority in arriving at its decision to approve the application has, 
without prejudice to a fair and objective assessment of the proposals, issues raised and 
representations received, sought to work with the applicant in a positive and proactive manner with 
the objective of delivering high quality sustainable development to improve the economic, social 
and environmental conditions of the area in accordance with the NPPF. (Statement in accordance 
with Article 35(2) of the Town and Country Planning (Development Management Procedure) 
(England) Order 2015

SIGNATURE 

Signed: Date: 1 April 2019

S Timmiss
Head of Development and Housing 

IMPORTANT NOTICE
THIS PERMISSION IS NOT VALID UNLESS THE CONDITIONS LISTED ARE COMPLIED WITH 
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NOTES TO APPLICANT

Further Information

This certificate is issued under the Town and Country Planning Acts and Orders and does 
not constitute a permission, approval or consent for any other purpose.  Applications must 
therefore be made for any other permission, approval or consent (including Building 
Regulations approval or the approval of the Council as ground landlord where appropriate) 
which may be necessary in connection with the proposed development or anything 
incidental thereto, or the use to be made of the premises which form the subject of such 
development.  Further approval of this local planning authority must be obtained for any 
subsequent alterations to the approved plans.

Appeals to the Secretary of State

*      If the applicant is aggrieved by the decision of the Council to refuse permission, they 
may appeal under Section 78 of the Town and Country Planning Act 1990, within six months 
of the date of this notice. In the case of 'Householder' or some forms of minor commercial 
development, the appeal must be made within 12 weeks of the date of this notice. If an 
enforcement notice relates to the site, there may be a shorter period for making the appeal. 
Please contact us for further advice.

Purchase Notice

*      If the local planning authority or Secretary of State refuses permission to develop land 
or grants it subject to conditions, the owner may claim that he can neither put the land to a 
reasonably beneficial use in its existing state nor can he render the land capable of a 
reasonably beneficial use by the carrying out of any development which has been or would 
be permitted.

*      In these circumstances, the owner may serve a purchase notice on the Council.  This 
will require the Council to purchase his interest in the land in accordance with the provisions 
of Part VI of the Town and Country Planning Act 1990.

Compensation

*      In certain circumstances compensation may be claimed from the local planning 
authority if permission is refused or granted subject to conditions by the Secretary of State 
on appeal or on reference of the application.

*      These circumstances are set out in Part IV and related provisions of the Town and 
Country Planning Act 1990 as amended by the Planning and Compensation Act 1991.

Public Rights Of Way

This planning permission does not convey any rights to stop up, divert, obstruct or otherwise 
effect public rights of way, and appropriate orders must be sought for these purposes before 
any development starts.

The Definitive Map of Public Rights of Way can be viewed at www.durham.gov.uk. 
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Regeneration and Local Services 
Durham County Council
Planning Development (Strategic)
Room 4/123-128, County Hall, Durham DH1 5UL Main 
Telephone: 03000 262 830

NOTIFICATION OF COMMENCEMENT OF DEVELOPMENT
Planning Reference: DM/18/02369/FPA
Address of Works: The Sands Carpark And Durham Sixth Form Car Park Site  

Freemans Place Durham DH1 1SQ
Case Officer: Henry Jones

I confirm that the above development will begin on site on: _________________________

and end approximately on: __________________________________________________

Name (please print) _______________________________________________________

Signed: _____________________________  Date: ______________________________

Contact Tel No: ___________________________________________________________

Submission of this notice will allow us to help you by monitoring your development 
effectively. Please return it at least 2 weeks before work begins on site to 
planning@durham.gov.uk or the address above.

IMPORTANT INFORMATION 

There may be a number of conditions attached to your planning permission. Please read 
this carefully and note those details which require the approval of Durham County Council 
before your development begins on site. It is particularly important that these conditions 
are fully complied with as failure to do so may have the effect of invalidating your planning 
permission. The approval of a further planning application would then be necessary in 
order for you to proceed with the development. 

Once the development has commenced the Monitoring and Enforcement Officer may 
inspect the site to ensure that the requirements of all conditions are fully met and that your 
approved plans are being precisely followed. In the event of any non-compliance Durham 
County Council will consider the taking of enforcement action to remedy the situation. 

Thank you for your co-operation  
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Contact: Henry Jones
Direct Tel: 03000 263960
Email: henry.jones@durham.gov.uk
Our Ref: DM/20/00702/VOC

Savills
Savills (Newcastle Office)
71 Grey Street
Newcastle Upon Tyne
NE1 6EF

22 June 2020

Dear Sir/Madam

Town and Country Planning Act 1990

Proposed Variation of condition 2 of DM/18/02369/FPA (Erection of office headquarters with 
associated works and car parking) to permit installation of PV cells and roof terrace

At The Sands Carpark And Durham Sixth Form Car Park Site  Freemans Place    Durham 
DH1 1SQ

For  Kier Property Ltd

The above application received on 16 March 2020 was considered by the Council and it has been agreed 
that permission should be granted.  I therefore enclose the appropriate approval certificate.  If an 
application under the Building Regulations was also submitted, development must not commence until 
Building Regulations Approval has been received from the Building Control Division.

Should the Building Control Division require any alterations to the approved plan(s), in order to issue a 
Building Regulations Approval, you are required to resubmit a copy of the amended plan(s) to me for 
approval before commencing work.

I would also draw your attention to the conditions of the permission and particularly if there are matters 
requiring approval before development commences. This must be done by way of a formal application 
for the approval of details reserved by a condition. Forms can be downloaded from the Council’s 
website (www.durham.gov.uk) or submitted electronically via the Planning Portal. Please note that 
failure to comply with conditions could lead to the Council considering the taking of 
enforcement action.

I would also be grateful if you would complete and return the Notification of Commencement of 
Development form at the appropriate time.

If the Council posted a site notice publicising this application and it is still on display, please could you 
kindly remove it. 

Yours faithfully

S Timmiss
Head of Development and Housing 
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Regeneration and Local  Services 
Planning Development (Strategic)
Room 4/123-128, County Hall, Durham DH1 5UL Main 
Telephone: 03000 262 830

APPLICATION TO VARY PLANNING CONDITION(S) APPROVAL

TOWN AND COUNTRY PLANNING ACT 1990

Application Number: DM/20/00702/VOC

Applicant Agent

Kier Property Ltd
C/o Agent

Savills
Savills (Newcastle Office)
71 Grey Street
Newcastle Upon Tyne
NE1 6EF

PART 1 – PARTICULARS OF THE APPLICATION

Proposed: Variation of condition 2 of DM/18/02369/FPA (Erection of office 
headquarters with associated works and car parking) to permit 
installation of PV cells and roof terrace

At: The Sands Carpark And
Durham Sixth Form Car Park Site 
Freemans Place
Durham
DH1 1SQ

Date of Application: 16 March 2020

PART 2 – PARTICULARS OF DECISION 

The Durham County Council hereby give notice in pursuance of the Town and Country Planning 
Act 1990 that planning permission has been GRANTED for the carrying out of the development 
referred to in Part 1 hereof in accordance with the application and plans submitted subject to the 
following conditions and reasons:

1. The development hereby approved shall be carried out in strict accordance with the following approved 
plans and documents and any recommendations and mitigation measures contained therein:

DHQ-RYD-00-ZZ-DR-A-0002 Rev P4 Site Location Plan
N628-ONE-ID-L-0011 Rev P03 Site Access & Circulation Strategy
DHQ-RYD-00-ZZ-DR-A-2001 Rev P15 Site Plan
DHQCP-RYD-00-ZZ-DR-A-3001 Rev P7 MSCP GA Plan - Level 00
DHQCP-RYD-00-ZZ-DR-A-3002 Rev P7 MSCP GA Plan - Upper Levels
DHQ-RYD-00-00-DR-A-3010 Rev P2 GA Plan Level 00
DHQ-RYD-00-01-DR-A-3011 Rev P2 GA Plan Level 01
DHQ-RYD-00-02-DR-A-3012 Rev P2 GA Plan Level 02
DHQ-RYD-00-03-DR-A-3013 Rev P2 GA Plan Level 03
DHQ-RYD-00-04-DR-A-3014 Rev P2 GA Plan Level 04
DHQ-RYD-00-00-DR-A-3015 Rev P1 Sprinkler Tank Plan
DHQ-RYD-00-ZZ-DR-A-3604 Rev P1 Site Elevations
DHQCP-RYD-00-ZZ-DR-A-3701 Rev P3 Fin Façade Detail 39



DHQCP-RYD-00-ZZ-DR-A-3801 Rev P1 GA Sections
DHQ-RYD-00-ZZ-DR-A-3902 Rev P4 Detail Section East Façade through Glazing
DHQ-RYD-00-ZZ-DR-A-3905 Rev P4 Detailed Section West Façade South Block
DHQ-RYD-XX-03-DR-A-9869 Rev P4 Photovoltaic Panels
DHQ-RYD-XX-XX-DR-A-3801 Rev C2 GA Building Sections
DHQ-RYD-XX-XX-DR-A-3601 Rev C2 GA Elevations
DHQ-RYD-00-ZZ-DR-A-3023 Rev P1 Photovoltaics and Roof Terrace
Sprinkler Tank Elevations DHQ-RYD-00-00-DR-A-3605 Rev P2
North and South Elevations DHQCP-RYD-XX-XX-DR-A-3607 Rev P4
East and West Elevations DHQCP-RYD-XX-XX-DR-A-3608 Rev P4
Treatment Specification Document DHQ-RYD-00-ZZ-SP-A-NBS dated 04 October 2019
Mock-Up Sample Panels DHQ-KCSNE-ZZ-ZZ-DR-W-0170- Rev P02
Window and Curtain Wall Types DH1-RYD-XX-XX-DR-A-3602 Rev C3
Techrete Module Types DHQ-RYD-XX-XX-DR-A-3603 Rev C3
Curtain Wall Types DHQ-RYD-XX-XX-DR-A-3607 Rev C2
Techrete Finish Types DHQ-RYD-XX-XX-DR-A-3608 Rev C1
External Materials Sample Panel DHQ-RYD-00-ZZ-DR-A-9652 Rev C1
External Materials Sample Board DHQ-RYD-XX-XX-DR-A-3609 Rev C2
Landscape Masterplan Ground Level DHQ-ONE-00-00-DR-L-0001 Rev P16
Hardworks General Arrangement (Sheet 1 of 2 South) DHQ-ONE-00-00-DRL- 0002 Rev P11
Hardworks General Arrangement (Sheet 2 of 2 North) DHQ-ONE-00-00-DRL- 0003 Rev P12 received 
18 March 2020
Detailed Planting Plan (Sheet 1 South) DHQ-ONE-00-00-DR-L-0201 Rev P06
Detailed Planting Plan (Sheet 2 North) DHQ-ONE-00-00-DR-L-0202 Rev P08
Civic Square - Seating Terraces Feature Step and Urban Tree Pit Arrangement DHQ-ONE-00-00-DR-
L-0604 Rev P05
Civic Square - Seating Terrace and Feature Step Sections (Sheet 2) DHQONE- 00- 00-DR-L-0606 Rev 
P07
Civic Square - Seating Terrace and Feature Step Sections (Sheet 3) DHQONE- 00-00-DR-L-0607 Rev 
P07
Tree Pit Details in Soft Landscape DHQ-ONE-00-00DR-L-0617 Rev P03
Hard Landscape Surface Materials Key Plan DH1-ONE-00-00-SK-L-0005 Rev P02
Site Plan Proposed Highway Boundary 191120
Hardworks General Arrangement MSCP DHQCP-ONE-00-00-DR-L-0001 Rev P06
Outline Site Levels MSCP DHQCP-ONE-00-00-DR-L-0401 Rev P04
Outline Site Levels Sheet 1 South DHQ-ONE-00-00-DR-L-0402 Rev P06
Outline Site Levels Sheet 2 North DH1-ONE-00-00-DR-L-0403 Rev P06
Boundary Screen Details MSCP DHQCP-ONE-00-00-DR-L-0601 Rev P03
Illustrative Landscape Details Civic Square Sheet 1 DHQ-ONE-ZZ-XX-DR-L- 0601 Rev P03
Boundary Wall Details MSCP DHQCP-ONE-00-00-DR-L-0602 Rev P02
Typical Paving Interface Details DHQ-ONE-00-00-DR-L-0602 Rev P03
Civic Square Detailed Paving Arrangement DHQ-ONE-00-00-DR-L-0603 Rev P04
Illustrative Landscape Details Riverside Walk DHQ-ONE-ZZ-XX-DR-L-0603 Rev P04
Civic Square Seating Terrace and Feature Step Sections Sheet 1 DHQ-ONE- 00-00-DR-L-0605 Rev 
P03
Civic Square - Seating Terrace and Feature Step Sections Sheet 4 DHQONE- 00-00-DR-L-0608 Rev 
P03
Civic Square Café Terrace Details DHQ-ONE-00-00-DR-L-0609 Rev P03
Civic Square Café Terrace Seating Details DHQ-ONE-00-00-DR-L-0610 Rev P03
Main Approach - Hedge Element Tree Pit and Grille Details DHQ-ONE-00-00- DR-L-0611 Rev P05
Northern Access Stair Details DHQ-ONE-00-00-DR-L-0612 Rev P04
Riverside Walk Details Sheet 1 DHQ-ONE-00-000-DR-L-0613 Rev P07
Riverside Walk Details Sheet 2 DHQ-ONE-00-00-DR-L-0614 Rev P07
Riverside Walk Details Sheet 3 DHQ-ONE-00-00-DR-L-0615 Rev P07
Riverside Walk Details Sheet 4 DHQ-ONE-00-00-DR-L-0616 Rev P06
Street Furniture Details General DHQ-ONE-00-00-DR-L-0619 P04
Riverside Walk - Feature Seat Details DHQ-ONE-00-00-DR-L-0625 Rev P03
Bespoke Tree Grille Details DHQ-ONE-00-00-DR-L-0626 Rev P02
Durham County Council HQ Landscape Specification Q10 Rev P03 dated 19 December 2018
Durham County Council HQ Landscape Specification Q23 dated 19 December 2018
Durham County Council HQ Landscape Specification Q24 dated 19 December 2018
Durham County Council HQ Landscape Specification Q25 Rev P03 dated 19 December 2018
Durham County Council HQ Landscape Specification Q28 Rev P03 dated 16 August 2019
Durham County Council HQ Landscape Specification Q30 dated 19 December 2018 40



Durham County Council HQ Landscape Specification Q31 Rev P02 dated 28 November 2018
Durham County Council HQ Landscape Specification Q35 Rev P02 dated 18 September 2018
Durham County Council HQ Landscape Specification Q40 dated 19 December 2018
Durham County Council HQ Landscape Specification Q41 dated 19 December 2018
Durham County Council HQ Landscape Specification Q50 Rev P03 dated 01 July 2019
Soft Landscape Management Plan DHQ-ONE-ZZ-XX-RP-L-0001_P01 dated 16 August 2019
Landscape Materials Schedule N628-ONE-PR-SH-0003 Rev P02
Ecological Impact Assessment R-3286-01.2
Environmental Statement Volume 1 Chapter 5 Cultural Heritage
Environmental Statement Volume 1 Chapter 6 Archaeology
Environmental Statement Chapter 7 Landscape and Visual Impact inc Figures 7.1-7.53
Environmental Statement Volume 1 Chapter 8 Flood Risk and Drainage
Environmental Statement Volume 1 Chapter 9 Transport (Addendum Chapter - Jan 19)
Environmental Statement Volume 1 Chapter 10 Air Quality
Environmental Statement Volume 2 Appendix 8-1 Flood Risk Assessment
Addendum by WSP 70054666-ADDFRA01 January 2019 and Flood
Risk Assessment and Drainage Strategy by 3E P17-110-3E-ZZ-XXDR- C-9000 July 2018 (where 
sections have not been superseded by the WSP Addendum)
Environmental Statement - Addendum
2nd Environmental Statement - Addendum S73 - PV cells and roof terrace
Environmental Statement Volume 1 Chapter 7 Second ES Addendum Section 73 Figures
Preliminary Tree Survey and Arboricultural Impact Assessment R-3286-03.04
Revised June 2019 by Brooks Ecological received 11 June 2019
Arboricultural Method Statement R-3286-04.02 AMS revised 10.06.2019 Received 11 July 2019
Drainage Strategy P17-110-3E-ZZ_XX_DR_C-9001 received 25 October 2019
Car Park Phased Closure TM/40038/14/54 Rev P
SLR Air Quality Document 410.07698.00003_Rev2
Scheme for a Phased Closure Document Rev 2
Durham CC HQ Technical Note 1 Rev B
Preprufe 300R /160 R Membranes Product Data Sheets
Planning Condition 8 Ground Gas Protection Measures document dated 25 October 2019
Bituthene 8000/8000S Membranes Product Data Sheets
Gas Risk Assessment - Durham Sixth Form Centre D8184
Planning Condition 13 - Flood Storage Void Maintenance dated 11 September 2019
Cleaning and Maintenance Strategy Revision P2 dated 29 January 2019
Electrical Services External Services Layout DHQ-DES-ZZ-XX-DR-E-9601 Rev 06
Durham County Council HQ Operational Procedures Flood Risk Management
Plan 70054666-FRMP01 February 2020 Revision 5 received 18 February 2020
Exterior Lighting Assessment 1661-63-RPT-01 Issue no. 7 received 22 January 2020
Internal Blind Schedule DHQ-RYD-00-ZZ-DR-A-8902 Rev P3
Construction Method Statement dated 5th August 2019 Rev 6
Construction Programme Description received 30th July 2019
Written Scheme of Investigation for Archaeological Mitigation NAA 19/30 dated April 2019
Durham County Council HQ Employment and Skills Plan received 8 April 2019

Reason: To define the consent and ensure that a satisfactory form of development is obtained having 
regards to CDLP Policies E3, E5, E6,
E10, E14, E15, E16, E18, E21, E22, E23, E24, EMP12, T1, T5, T10, T11, T12, T13, T20, T21, S1a, 
S10, R11, CC1, CC2, CC3, Q1, Q2, Q3, Q4, Q5, Q6, Q7, Q15, U5, U8a, U9, U10, U11 and U12 and 
U14 and Parts 2, 4, 6, 7, 8, 11, 12, 14, 15 and 16 of the NPPF.

2. The existing County Hall building and its associated car park must be closed in accordance with the 
following approved documents and plans

Car Park Phased Closure TM/40038/14/54 Rev P
Scheme for a Phased Closure Document Rev 2

Reason: So as to ensure the phased closure of the existing County Hall site so that the necessary 
control exists under the grant of planning permission so as to ensure that the vehicular movements 
associated with the relocation of the HQ are in accordance with the conclusions drawn within the 
submitted Transport and Air Quality Environmental Statement Chapters and having regards to City of 
Durham Local Plan Policies T1 and U5 and Parts 9 and 15 of the NPPF. 
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3. Upon completion of the development, a Phase 4 Verification (Validation Report) confirming the 
objectives, methods, results and effectiveness of all remediation detailed in the Phase 3 Remediation 
Strategies listed below in regards to the car parking gas protection measures shall be submitted to and 
agreed in writing with the Local Planning prior to occupancy/bringing into use of the car park. If integrity 
testing of the membrane(s) was required a verification pro forma should be included.

Preprufe 300R /160 R Membranes Product Data Sheets
Planning Condition 8 Ground Gas Protection Measures document dated 25 October
2019
Bituthene 8000/8000S Membranes Product Data Sheets
Gas Risk Assessment - Durham Sixth Form Centre D8184

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring 
land are minimised, together with those to controlled waters, property and ecological systems in 
accordance with City of Durham Local Plan Policies U9, U11 and U12 and NPPF Part 15.  

4. All drainage disposal shall be carried out and thereafter managed and maintained in accordance with 
the following approved details

Drainage Strategy P17-110-3E-ZZ_XX_DR_C-9001 received 25 October 2019

Reason: To ensure adequate surface water disposal measures for the development in the interests of 
reducing the risk of flooding having regards to Part 14 of the NPPF. 

5. All hard and soft landscaping works, public realm works and erection of means of enclosures must be 
undertaken in accordance with the following approved landscaping scheme details.

Landscape Masterplan Ground Level DHQ-ONE-00-00-DR-L-0001 Rev P16
Hardworks General Arrangement (Sheet 1 of 2 South) DHQ-ONE-00-00-DR-L-0002 Rev P11
Hardworks General Arrangement (Sheet 2 of 2 North) DHQ-ONE-00-00-DR-L-0003 Rev P12 received 
18 March 2020
Detailed Planting Plan (Sheet 1 South) DHQ-ONE-00-00-DR-L-0201 Rev P06
Detailed Planting Plan (Sheet 2 North) DHQ-ONE-00-00-DR-L-0202 Rev P08
Civic Square - Seating Terraces Feature Step and Urban Tree Pit Arrangement DHQ-ONE-00-00-DR-
L-0604 Rev P05
Civic Square - Seating Terrace and Feature Step Sections (Sheet 2) DHQ-ONE-00-00-DR-L-0606 Rev 
P07
Civic Square - Seating Terrace and Feature Step Sections (Sheet 3) DHQ-ONE-00-00-DR-L-0607 Rev 
P07
Tree Pit Details in Soft Landscape DHQ-ONE-00-00DR-L-0617 Rev P03
Hard Landscape Surface Materials Key Plan DH1-ONE-00-00-SK-L-0005 Rev P02
Site Plan Proposed Highway Boundary 191120
Hardworks General Arrangement MSCP DHQCP-ONE-00-00-DR-L-0001 Rev P06
Outline Site Levels MSCP DHQCP-ONE-00-00-DR-L-0401 Rev P04
Outline Site Levels Sheet 1 South DHQ-ONE-00-00-DR-L-0402 Rev P06
Outline Site Levels Sheet 2 North DH1-ONE-00-00-DR-L-0403 Rev P06
Boundary Screen Details MSCP DHQCP-ONE-00-00-DR-L-0601 Rev P03
Illustrative Landscape Details Civic Square Sheet 1 DHQ-ONE-ZZ-XX-DR-L-0601 Rev P03
Boundary Wall Details MSCP DHQCP-ONE-00-00-DR-L-0602 Rev P02
Typical Paving Interface Details DHQ-ONE-00-00-DR-L-0602 Rev P03 
Civic Square Detailed Paving Arrangement DHQ-ONE-00-00-DR-L-0603 Rev P04 
Illustrative Landscape Details Riverside Walk DHQ-ONE-ZZ-XX-DR-L-0603 Rev P04
Civic Square Seating Terrace and Feature Step Sections Sheet 1 DHQ-ONE-00-00-DR-L-0605 Rev 
P03
Civic Square - Seating Terrace and Feature Step Sections Sheet 4 DHQ-ONE-00-00-DR-L-0608 Rev 
P03 
Civic Square Café Terrace Details DHQ-ONE-00-00-DR-L-0609 Rev P03
Civic Square Café Terrace Seating Details DHQ-ONE-00-00-DR-L-0610 Rev P03 
Main Approach - Hedge Element Tree Pit and Grille Details DHQ-ONE-00-00-DR-L-0611 Rev P05 
Northern Access Stair Details DHQ-ONE-00-00-DR-L-0612 Rev P04 
Riverside Walk Details Sheet 1 DHQ-ONE-00-000-DR-L-0613 Rev P07 
Riverside Walk Details Sheet 2 DHQ-ONE-00-00-DR-L-0614 Rev P07
Riverside Walk Details Sheet 3 DHQ-ONE-00-00-DR-L-0615 Rev P07
Riverside Walk Details Sheet 4 DHQ-ONE-00-00-DR-L-0616 Rev P06 42



Street Furniture Details General DHQ-ONE-00-00-DR-L-0619 P04 
Riverside Walk - Feature Seat Details DHQ-ONE-00-00-DR-L-0625 Rev P03 
Bespoke Tree Grille Details DHQ-ONE-00-00-DR-L-0626 Rev P02
Durham County Council HQ Landscape Specification Q10 Rev P03 dated 19 December 2018
Durham County Council HQ Landscape Specification Q23 dated 19 December 2018
Durham County Council HQ Landscape Specification Q24 dated 19 December 2018
Durham County Council HQ Landscape Specification Q25 Rev P03 dated 19 December 2018
Durham County Council HQ Landscape Specification Q28 Rev P03 dated 16 August 2019
Durham County Council HQ Landscape Specification Q30 dated 19 December 2018
Durham County Council HQ Landscape Specification Q31 Rev P02 dated 28 November 2018
Durham County Council HQ Landscape Specification Q35 Rev P02 dated 18 September 2018
Durham County Council HQ Landscape Specification Q40 dated 19 December 2018
Durham County Council HQ Landscape Specification Q41 dated 19 December 2018
Durham County Council HQ Landscape Specification Q50 Rev P03 dated 01 July 2019
Soft Landscape Management Plan DHQ-ONE-ZZ-XX-RP-L-0001_P01 dated 16 August 2019
Preliminary Tree Survey and Arboricultural Impact Assessment R-3286-03.04 Revised June 2019
Arboricultural Method Statement R-3286-04.02 AMS Revised June 2019
Landscape Materials Schedule N628-ONE-PR-SH-0003 Rev P02

The agreed landscaping scheme shall be completed within the first available planting season following 
the practical completion of the development.

All trees scheduled for retention must be protected in accordance with the approved details and the 
protective measures must remain in situ until the cessation of the development works.

Thereafter the landscaping must be maintained and managed in accordance with the approved details.  
Any trees or plants which die, fail to flourish or are removed within a period of 5 years from the 
substantial completion of the landscaping scheme shall be replaced in the next planting season with 
others of similar size and species.  Replacements will be subject to the same conditions.

Reason: In the interests of visual amenity having regards to CDLP Policies E6, E14, E15, E22, Q5, Q6, 
and Q7 and Parts 12 and 16 of the NPPF.

6. The development hereby approved must be undertaken and subsequently occupied and managed in 
full accordance with the approved Durham County Council HQ Operational Procedures Flood Risk 
Management Plan 70054666-FRMP01 February 2020 Revision 5 received 18 February 2020.

Reason: To prevent the increased risk of flooding, both on and off site for the lifetime of the 
development as defined in paragraph 102 and 103 of the National Planning Policy Framework.

7. No lighting to serve the roof terrace space hereby approved shall be erected or installed until full details 
of said lighting has been first submitted to and approved in writing by the Local Planning Authority.  The 
approved lighting details must include locations and design of all lighting proposed and must include 
details of the light spillages from the light sources.  The lighting must threafter be installed/erected in 
accordance with the approved details.

The remaining lighting proposals of the development must be undertaken in accordance with the 
following approved details

Exterior Lighting Assessment 1661-63-RPT-01 Issue no. 7 received 22 January 2020
Internal Blind Schedule DHQ-RYD-00-ZZ-DR-A-8902 Rev P3

Reason: To minimise the visual impacts of the lighting and potential impacts upon protected species 
and to preserve nature conservation interests in accordance with Policies E3, E6, E16, E18, E22, E23 
of the City of Durham Local Plan and Parts 15 and 16 of the NPPF.

8. No Combined Heat & Power (CHP), biomass or boiler plant shall be installed until;

i) an air quality impact assessment (AQA) has been submitted to and approved in writing by the 
Local Planning Authority detailing their potential impacts upon air quality and as necessary any 
mitigation measures.  The CHP, biomass or boiler plant must thereafter be installed/implemented in 
accordance with the approved AQA.
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ii) a screening exercise has been undertaken, submitted to and agreed in writing by the Local 
Planning Authority which indicates that the air quality impacts of the CHP, biomass or boiler plant are 
below the thresholds requiring the submission of the AQA referred to in i)

Reason: In the interest of reducing impacts upon air quality having regards to CDLP Policy U5 and Part 
15 of the NPPF.  

9. No development relating to the installation of any operational phase plant shall take place until a 
detailed noise impact assessment and scheme of sound attenuation measures associated with this 
operational phase plant has been submitted to and approved in writing by the local planning authority. 
The scheme of attenuation measures shall ensure that the rating level of noise emitted from the plant 
on the site shall not exceed a rating level of 39 LAeq (1 hour) between 07.00- 23.00 and 27dB LAeq 
(15 mins) between 23.00-07.00. The measurement and assessment shall be made according to BS 
4142: 2014.

Within 28 days of operation of the plant/machinery a validation report, demonstrating adherence with 
the above rating levels, shall be submitted in writing to the local planning authority.

Reason: In the interests of the amenity of the area having regards to CDLP Policy U5 and Part 15 of 
the NPPF.

10. No development relating to the installation of any operational phase plant, extraction or ventilation 
equipment shall take place until full details of the location and design of any plant, extraction and 
ventilation equipment including any housing or means of enclosures has been submitted to and 
approved in writing by the Local Planning Authority.  Thereafter the development shall be carried out in 
accordance with the approved details.

Reason: In the interests of the amenity of the area having regards to CDLP Policy U5 and Part 15 of 
the NPPF.

11. Prior to the erection of any cycle parking shelter, smoking shelter, gas kiosk or bin store full details of 
their precise design, appearance and location shall be submitted and approved in writing by the Local 
Planning Authority.  Thereafter the development shall be carried out in accordance with the approved 
details.

Reason: In interests of visual amenity and preserving the character, appearance and setting of heritage 
assets having regards to CDLP Policies E3, E6, E21, E22, E23 and Q7 and Parts 12 and 16 of the 
NPPF.

12. Prior to the occupation of the building a final Travel Plan comprising immediate, continuing or long term 
measure to promote and encourage alternatives to single occupancy car use has been prepared, 
submitted to and approved in writing by the Local Planning Authority. The submitted details shall 
include mechanisms for monitoring and review over the life of the development. The Approved Travel 
Plan shall then be implemented, monitored and reviewed in accordance with the approved details.

Reason: In the interests of promoting sustainable travel options and reducing potential impacts upon 
air quality having regards to Parts 9 and 15 of the NPPF.

13. On the land of the proposed HQ building itself, prior to the occupation of the building/building being 
brought into use a completed Phase 4 Verification Report (Validation Report) confirming the objectives, 
methods, results and effectiveness of all remediation works undertaken (the Phase 3 Remediation 
Strategies as contained within the Dunelm Geotechnical and Environmental Ltd. (08.10.2018) 
Remediation Strategy for land at The Sands, Durham, Prepared for Durham County Council, Report 
No. D8633/RS) must have first been submitted to and approved in writing by the Local Planning 
Authority.  If integrity testing of the membrane(s) was required a verification pro forma should be 
included within the submission.

Reason: To ensure that risks from land contamination to the future users of the land and neighbouring 
land are minimised, together with those to controlled waters, property and ecological systems in 
accordance with City of Durham Local Plan Policies U9, U11 and U12 and NPPF Part 15.  

14. The development hereby approved shall be carried out in accordance with the submitted Flood Risk 
Assessment Addendum by WSP 70054666-ADDFRA01 January 2019 and Flood Risk Assessment and 44



Drainage Strategy by 3E P17-110-3E-ZZ-XX-DR-C-9000 July 2018 (where sections have not been 
superseded by the WSP Addendum) both contained within Environmental Statement Volume 2 
Appendix 8-1.  This must include adherence to the following mitigation measures detailed: 

- Finished floor levels shall be set no lower than 33.2m above Ordnance Datum (AOD)
- Subfloor flood storage voids shall be provided

Reason: To prevent the increased risk of flooding to the proposed development and future occupants 
and to prevent flooding elsewhere by ensuring that compensatory storage of flood water is provided 
having regards to paragraphs 102 and 103 of the NPPF.

15. No external construction works, works of demolition, deliveries, external running of plant and 
equipment shall take place other than between the hours of 0800 to 1800 on Monday to Friday and 
0800 to 1300 on Saturday.
 
No internal works audible outside the site boundary shall take place on the site other than between the 
hours of 0800 to 1800 on Monday to Friday and 0800 to 1700 on Saturday.
 
No construction works or works of demolition whatsoever, including deliveries, external running of plant 
and equipment, internal works whether audible or not outside the site boundary, shall take place on 
Sundays, Public or Bank Holidays.

Exceptionally, and in addition to the aforementioned standard construction working requirements, 
works to erect and dismantle a tower crane are also permitted to occur between the hours of 0800 to 
1700 over two Saturdays and Sundays during 2020 and works to erect the structural feature colonnade 
columns are also permitted to occur between the hours of 0800 to 1700 over a single Saturday and 
single Sunday during 2020.

Reason: In the interests of preserving residential amenity during the construction phases of the 
development having regards to CDLP Policies U5 and T1 and Part 15 of the NPPF.

16. Within 6 months of the occupation of the HQ building, details of a scheme of public art shall be 
submitted to and approved in writing by the Local Planning Authority. The approved scheme must 
include details of the timescales for the installation/completion of the agreed public art scheme.

Reason: In interests of good design, in accordance with Policy Q15 of the City of Durham Local Plan 
2004 and Part 12 of the NPPF.

17. The Multi Storey Car Park (inclusive of the 16 surface level car parking spaces immediately adjacent) 
hereby approved must be implemented and then managed at all times (save for any incidences of 
unavoidable essential maintenance to the spaces) so as to include a minimum of 136 parking spaces 
which are allocated/dedicated for short stay parking use only.

Reason: In order to manage the Multi Storey Car Park so that it incorporates an appropriate balance of 
long stay and short stay parking availability in the interests of providing the appropriate mix of parking 
spaces having regards to the need to maintain City Centre vitality and viability and having regards to 
City of Durham Local Plan Policies T11, T12 and CC1 and Part 9 of the NPPF.

18. The Multi Storey Car Park (inclusive of the 16 surface level car parking spaces immediately adjacent) 
hereby approved shall not be occupied/brought into use until a car park management plan has been 
first submitted to and then approved in writing by the Local Planning Authority.  The car park 
management plan must provide details on measures proposed to reserve, allocate or otherwise 
manage and control the use of the parking spaces.  The Multi Storey Car Park must thereafter be 
operated in accordance with the approved car park management plan.

Reason: In order to define the management of the Multi Storey Car Park spaces in the. interests of 
ensuring its proper functioning and also in the interests of highway safety having regards to City of 
Durham Local Plan Policies T1 and T11 and Part 9 of the NPPF.

19. The roof terrace space hereby approved shall not be used or occupied outside of the hours of 7am to 
11pm except in an incidence where access is needed for essential maintenance purposes.
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Reason: To limit the potential noise impact of occupation of the roof terrace in the interests of 
residential amenity having regards to City of Durham Local Plan Policy U5 and Part 15 of the NPPF.

20. The occupancy level of the roof terrace space hereby approved shall be limited to no more than 163 
persons.

Reason: To limit the potential noise impact of the occupation of the roof terrace in the interests of 
residential amenity and to ensure that the development is undertaken in accordance with the 
conclusion drawn under the submitted Noise and Vibration Assessment - Section 73 Addendum for PV 
Cells and Roof Terrace having regards to City of Durham Local Plan Policy U5 and Part 15 of the 
NPPF.

STATEMENT OF PROACTIVE ENGAGEMENT

1. In accordance with Article 35(2) of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015, the Local Planning Authority has, without 
prejudice to a fair and objective assessment of the proposals, issues raised and 
representations received, sought to work with the applicant in a positive and proactive manner 
with the objective of delivering high quality sustainable development to improve the economic, 
social and environmental conditions of the area in accordance with the NPPF.

SIGNATURE 

Signed: Date: 22 June 2020

 

S Timmiss
Head of Development and Housing  

IMPORTANT NOTICE
THIS PERMISSION IS NOT VALID UNLESS THE CONDITIONS LISTED ARE COMPLIED WITH 
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NOTES TO APPLICANT

Further Information

This certificate is issued under the Town and Country Planning Acts and Orders and does not constitute a permission, 
approval or consent for any other purpose.  Applications must therefore be made for any other permission, approval or 
consent (including Building Regulations approval or the approval of the Council as ground landlord where appropriate) which 
may be necessary in connection with the proposed development or anything incidental thereto, or the use to be made of the 
premises which form the subject of such development.

Further approval of this local planning authority must be obtained for any subsequent alterations to the approved plans.

Appeals to the Secretary of State

* If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed development 
or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of the Town and 
Country Planning Act 1990.

* If you want to appeal, then you must do so within three months of the date of this notice, using a form which you can 
get from The Planning Inspectorate, Customer Support Unit, Temple Quay House, 2 The Square, Temple Quay, Bristol, 
BS1 6PN, Tel: 0303 444 5000, www.planning-inspectorate.gov.uk.

* The Secretary of State can allow a longer period for giving notice of an appeal, but he will not normally be prepared to 
use this power unless there are special circumstances which excuse the delay in giving notice of appeal.

* The Secretary of State need not consider an appeal if it seems to him that the local planning authority could not have 
granted planning permission for the proposed development or could not have granted it without the conditions it 
imposed, having regard to the statutory requirements, to the provisions of the development order and to any directions 
given under the order.

* In practice, the Secretary of State does not refuse to consider appeals solely because the local planning authority 
based its decision on a direction given by him.

Purchase Notice

* If either the local planning authority or the Secretary of State refuses permission to develop land or grants it subject to 
conditions, the owner may claim that he can neither put the land to a reasonably beneficial use in its existing state nor 
can he render the land capable of a reasonably beneficial use by the carrying out of any development which has been 
or would be permitted.

* In these circumstances, the owner may serve a purchase notice on the Council.  This notice will require the Council to 
purchase his interest in the land in accordance with the provisions of Part VI of the Town and Country Planning Act 
1990.

Compensation

* In certain circumstances compensation may be claimed from the local planning authority if permission is refused or 
granted subject to conditions by the Secretary of State on appeal or on reference of the application to him.

* These circumstances are set out in Part IV and related provisions of the Town and Country Planning Act 1990 as 
amended by the Planning and Compensation Act 1991.

PUBLIC RIGHTS OF WAY

This planning permission does not convey any rights to stop up, divert, obstruct or otherwise effect public rights of way, and 
appropriate orders must be sought for these purposes before any development starts.

The Definitive Map of Public Rights of Way can be viewed at www.durham.gov.uk 
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Regeneration and Economic Development 
Durham County Council
Planning Development (Strategic)
Room 4/123-128, County Hall, Durham DH1 5UL Main 
Telephone: 03000 262 830

22 June 2020

Dear Sir/Madam

Providing your Views

Durham County Council wants to provide an effective and responsive Planning Development 
Management Service and we can only do this with the help of our customers.

You recently made a planning application to the Council and we would like to know what you thought 
about the quality of the service provided.

We would be grateful therefore if you could take a little time to complete our survey.  There is a link to 
this below and it should take no more than a few minutes to do. The survey is anonymous and will 
only be used to monitor and review the service we provide.  

https://www.surveymonkey.com/s/DCC_Planning_Service   

If you have any problems accessing the survey link or would like a copy in paper format, please 
contact us direct on: 03000 262 830 or via email: planning@durham.gov.uk
  

If you are a regular user of the service and have recently completed the survey it is also appreciated 
that you may not wish to repeat the process.

Thank you for your help and co-operation.

Yours faithfully

Stephen Reed
Head of Development Management
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Regeneration and Local Services 
Durham County Council
Planning Development (Strategic)
Room 4/123-128, County Hall, Durham DH1 5UL Main 
Telephone: 03000 262 830

NOTIFICATION OF COMMENCEMENT OF DEVELOPMENT
Planning Reference: DM/20/00702/VOC
Address of Works: The Sands Carpark And Durham Sixth Form Car Park Site  Freemans 

Place Durham DH1 1SQ
Case Officer: Henry Jones

I confirm that the above development will begin on site on: _________________________

and end approximately on: __________________________________________________

Name (please print) _______________________________________________________

Signed: _____________________________  Date: ______________________________

Contact Tel No: ___________________________________________________________

Submission of this notice will allow us to help you by monitoring your development effectively. Please 
return it at least 2 weeks before work begins on site to planning@durham.gov.uk or the address 
above.

IMPORTANT INFORMATION 

There may be a number of conditions attached to your planning permission. Please read this 
carefully and note those details which require the approval of Durham County Council before your 
development begins on site. It is particularly important that these conditions are fully complied with as 
failure to do so may have the effect of invalidating your planning permission. The approval of a further 
planning application would then be necessary in order for you to proceed with the development. 

Once the development has commenced the Monitoring and Enforcement Officer may inspect the site 
to ensure that the requirements of all conditions are fully met and that your approved plans are being 
precisely followed. In the event of any non-compliance Durham County Council will consider the 
taking of enforcement action to remedy the situation. 

Thank you for your co-operation  
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Regeneration and Local Services
Durham County Council, Planning Development (Strategic), Room 4/123-128, County Hall, 
Durham DH1 5UL Main Telephone: 03000 262 830

www.durham.gov.uk

Olivers Tree Services
Mr David Oliver
Unit 3
Langley Park North Industrial Estate
Witton Gilbert
Durham
DH7 6TX

5th April 2019
Dear Sir/Madam

Town and Country Planning Act 1990

Proposed Fell trees T1-T32, T34-T45, T52-T56, T58-T70, T73, T75, T76, fell tree groups 
G49 (except T50 and T51), G77, G33, G46, G57 and prune and cut back 
overhanging branches on southern side of G47 by 5m

At The Sands Carpark And Durham Sixth Form Car Park Site  Freemans Place 
Durham DH1 1SQ

For  Kier Property Developments Ltd

Further to your letter received on 2 April 2019 giving us notice that you propose to carry out the 
above tree work I can confirm that the Council have raised no objection to the above proposed 
works.

Please note that the work must be undertaken within two years from 5 April 2019.  All tree works 
should be carried out in accordance with current best practice BS3998:2010 “Recommendations 
for Tree Works”.

Informatives

Bats, Nesting Birds and Trees

Bats and nesting birds are protected under the Wildlife and Countryside Act (1981) and the 
Conservation (Natural Habitats) Regulations (2007).  It is an offence to deliberately capture, injure, 
disturb or kill bats or damage or destroy a roost or habitat.  Therefore close inspection of trees 
should be undertaken for bats and their roosts, and nests prior to the commencement of any 
works.  This should include any crevices, holes or cracks, especially trunks on large and old trees.  
If bird nests are evident works to trees should be avoided during the bird nesting season (March-
September). If bats are found work should cease until advice has been obtained from Natural 
England who can be contacted on Tel. no. 0191 229 5500.  Information and advice is also 
available from the National Bat helpline on 0845 1300228.

Bats

All UK bats and their roosts are protected by law. The legislation protecting bats are:

Contact: Henry Jones
Direct Tel: 03000 263960

email: henry.jones@durham.gov.uk
Your ref:
Our ref: DM/19/01100/TCA
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      • The Wildlife And Countryside Act 1981 (WCA) as amended.
      • Conservation of Habitats and Species Regulations 2010

For all countries of the UK, the legal protection for bats and their roosts may be summarised as 
follows:

You will be committing a criminal offence if you:

1. Deliberately* capture, injure or kill a bat
2. Intentionally or recklessly disturb a bat in its roost or deliberately disturb a group of bats
3. Damage or destroy a bat roosting place (even if bats are not occupying the roost at the time)
4. Possess or advertise/sell/exchange a bat (dead or alive) or any part of a bat
5. Intentionally or recklessly obstruct access to a bat roost

*In a court, 'deliberately' will probably be interpreted as someone who, although not intending to 
capture/injure or kill a bat, performed the relevant action, being sufficiently informed and aware of 
the consequence his/her action will most likely have.)

Penalties on conviction - the maximum fine is £5,000 per incident or per bat (some roosts contain 
several hundred bats), up to six months in prison, and forfeiture of items used to commit the 
offence, e.g. vehicles, plant, machinery.

When carrying out tree works it is essential that the contractor or other competent person carries 
out a specific ‘bats in trees risk assessment’ which can be obtained from the ‘Arboricultural 
Association’ or the ‘Bat Conservation Trust’ (BCT).

If evidence of bats is found work must stop immediately and Natural England Bat line contacted 
0845 1300 228. A further inspection may well be required by a licensed bat handler or roost visitor.

Birds

In the UK, all wild birds, their nests and their eggs are protected by law.

In England, Scotland and Wales the legislation that protects wild birds is:
• The Wildlife and Countryside Act 1981
• The Countryside (or CRoW) Act 2000

As with bats the contractor has an obligation to carry out visual checks prior to works. Where 
possible tree works should be carried out in the period from August to the end of February in order 
to avoid the bird nesting season.

If you would like any further information about this letter or our procedures, please contact the case 
officer, quoting the reference number given above.

Yours sincerely

S Timmiss
Head of Development and Housing 
 

52



 

 

 

53

Laura.Ackermann
Typewritten text
1vii



 

 

54



 

55



 

56



Tree Preservation Order (TPO) (PN1-310 Flass Vale) at Land south west of Flassburn 

Road 

 

 

 

 

 Extent of trees covered by TPO PN1-310 
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APPLICATION COM/232618 FOR DEREGISTRATION OF PART OF COMMON LAND AT THE SANDS, DURHAM

County Durham Landscape Character Assessment, County Durham Landscape
Strategy, County Durham Landscape Value Assessment, landscape
designations: extracts and plans.
___________________________________________________________________________

COUNTY DURHAM LANDSCAPE CHARACTER ASSESSMENT

County Character Area: The Wear Lowlands

Key Characteristics

 A broad lowland valley incised by the meandering River Wear and its tributaries.
 Carboniferous coal measures of sandstones, shales and coal are overlain by thick

layers of glacial boulder clays, sands and gravels.
 Gently rolling terraces of open arable and mixed farmland with low hedges and few

trees or woodlands occupy much of the valley floor.
 The River Wear and its tributaries lie in steep sided wooded gorges and denes, which

open up in places into broad floodplains overlooked by steep bluffs.
 Ancient oak woods are found in denes and gorges and steep floodplain bluffs.
 Parklands and wooded estates surrounding landmark castles and country houses lie

along the river corridor.
 A settled landscape with the historic city of Durham at its centre and scattered

‘green’ villages with buildings of local sandstone with roofs of red clay pan tile or
slate.

 Numerous mining or industrial towns and villages of Victorian terraced housing of
brick and slate and later estate housing. Large industrial estates fringe the main
settlements.

 A long-standing communications corridor carrying major roads, railways and power
lines.

 Large areas of land have been opencast for coal or reclaimed from former colliery
workings and their landscapes lack maturity.

 A generally broad scale landscape with panoramic views from higher ground in
which Durham Cathedral is a notable landmark.  In the incised valley of the River
Wear the landscape is more enclosed and the scale more intimate.

 A landscape heavily influenced by urban and industrial development with a semi-
rural or urban fringe character in places. Elsewhere the landscape has a strongly
rural character, often of high scenic value.

Broad Landscape Type: Incised lowland Valley

Key Characteristics

 Incised valley landscape of gorges, denes, river floodplains and steep bluffs.
 Carboniferous rocks are masked by thick deposits of glacial drift.
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APPLICATION COM/232618 FOR DEREGISTRATION OF PART OF COMMON LAND AT THE SANDS, DURHAM

County Durham Landscape Character Assessment, County Durham Landscape
Strategy, County Durham Landscape Value Assessment, landscape
designations: extracts and plans.
___________________________________________________________________________

 Sandstones, shales and thin coal seams outcrop very occasionally in gorges.
 Meandering rivers with alternating riffles and pools.
 Varied soils - alluvial soils, brown sands, and heavy clays.
 Mixed farmland - pasture on steeper ground and arable cropping on floodplains.
 Semi-regular patterns of old enclosures bounded by hawthorn hedges.
 Abundant hedgerow oak, ash, sycamore and beech.
 Heavily wooded – ancient oak woods in river gorges, denes and bluffs.
 Numerous ornamental parklands and areas of wooded estate farmland.
 Occasional older ‘green villages’ of stone and clay pantile.
 Landmark buildings including Durham Cathedral and Castle.
 Numerous bridges and viaducts from the ancient to the modern.
 An enclosed landscape, intimate in scale, with occasional dramatic vistas.
 A settled but tranquil rural landscape of great scenic quality and a rich cultural

heritage.

Broad Character Area: Northern Wear Valley

Character

Northern Wear Valley. The River Wear lies in deep steep-sided wooded gorges, opening out
in places into a broader valley with small areas of floodplain. The valley slopes are largely
wooded arable farmland with frequent coniferous and broadleaved plantations, low clipped
hedges and scattered hedgerow oak and ash. There are parklands and areas of heavily
wooded estate farmland at Lambton Castle and Lumley Castles. The ruins of Finchale Abbey
lie in the wooded gorge. Durham City lies to the south of the character area, its castle and
cathedral towering above the wooded gorge which runs through the city. The large town of
Chester-le Street lies to the north of the character area, its parks and playing fields
spreading onto the floodplain, from where Lumley Castle is a notable landmark.

Local Landscape Type: Urban

A variable type which covers a broad range of urban development - housing, industry, retail
and commerce, community facilities and public open space. The landscape character
assessment does not identify variations in character within the urban landscape at any level
of detail but does identify a small number of basic subtypes.
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County Durham Landscape Character Assessment, County Durham Landscape
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Local Landscape Sub-type: Urban

The type. Urban land including built development, gardens and public open spaces together
with areas of recreational land (unless separately identified as Parks & recreation grounds
local landscape type) and industrial/ commercial land (unless separately identified as
Industrial and retail estates subtype).

Local Landscape Type: Parks & recreation grounds

A varied type incorporating a large range of recreational landscapes.

Local Landscape Sub-type: Playing fields and urban greenspace

Open spaces of amenity grassland including sports pitches and areas of informal public open
space
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Land at The Sands, Durham City – geophysical survey and evaluation; ASUD 1175, November 2004 

1. Summary 
 The project 
1.1 This report presents the results of archaeological investigations conducted on 

land at The Sands, Durham City, prior to the proposed construction of a 
temporary car park. The works comprised archaeological monitoring during 
excavation of geotechnical test pits, geomagnetic surveying and the 
archaeological excavation of trial trenches. 

 
1.2 The works were commissioned by Durham City Council and conducted by 

Archaeological Services University of Durham (ASUD) in accordance with a 
specification provided by the Archaeology Section at Durham County 
Council. 

 
 Results 
1.3 The investigations did not identify any features of archaeological interest. The 

majority of deposits encountered appeared to reflect tipping and levelling 
operations. The archaeological works identified the former site of a recent 
building and a possible cinder path, which appeared to follow the course of a 
19th century track to a ford across the river.   

 
 Recommendations 
1.4 No further archaeological works are recommended prior to the proposed 

development. 
 
 
 
 
 
 
 

Archaeological Services University of Durham    
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Land at The Sands, Durham City – geophysical survey and evaluation; ASUD 1175, November 2004 

2.   Project background 
 Location (Figure 1) 
2.1 The investigations were undertaken on the western part of The Sands, located 

just to the north of the Durham Sixth Form College on Freeman’s Place, 
Durham City. The site is centred on NGR NZ 2756 4300 and covers 
approximately 4560sqm. It is bordered on the north side by the River Wear, to 
the south by Freeman’s Place and Providence Row and to the west by a coach 
park. The eastern boundary does not follow an existing boundary, but is 
merely an arbitrary line drawn across the open area of The Sands. 

 
Development proposal 

2.2 Durham City Council is proposing to construct a temporary car park on part of 
The Sands in Durham City while the next phase of the Walkergate 
development continues. The site work will involve reduction of the ground 
surface by between 200mm - 250mm in order to make the car park and 
associated services. 

 
 Objective 
2.3 The objectives of the archaeological works were to identify, record and assess 

the significance of any archaeological features and deposits within the 
proposed development area. The results would inform the developer and the 
planning authority of the archaeological and historical importance of the site. 
This would enable decisions to be made by the planning authority regarding 
the impact of the proposed development on the archaeological resource.   

 
  Specification summary 
2.4 The project has been undertaken in accordance with a specification supplied 

by the Archaeology Section at Durham County Council (Appendix I) and a 
methods statement prepared by ASUD. The tasks identified in the 
specification can be summarised as follows: 

 
1. watching brief during geotechnical test-pitting 
2. geophysical survey, c.0.5 ha 
3. trial trench evaluation, if required 
4. watching brief during construction, if required 
5. production of report on the archaeological works 
6. deposition of archive 

 
 Standards 
2.5 The works have been undertaken in accordance with the following standards: 

the Institute of Field Archaeologists (2001a) Standard and guidance for an 
archaeological watching brief; English Heritage (1995) Research and 
Professional Services Guideline No.1, Geophysical survey in archaeological 
field evaluation; the Institute of Field Archaeologists (2002) Paper No.6, The 
use of geophysical techniques in archaeological evaluations; the Archaeology 
Data Service (2001) Geophysical Data in Archaeology: A Guide to Good 

Archaeological Services University of Durham    
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Land at The Sands, Durham City – geophysical survey and evaluation; ASUD 1175, November 2004 

Practice;  the Institute of Field Archaeologists (2001b) Standard and guidance 
for archaeological field evaluation. 

 
Dates 

2.6 The watching brief during geotechnical works was undertaken on the 30th 
September 2004; the geophysical survey was undertaken on the 14th October 
2004; the trial trench evaluation was undertaken on the 25th and 26th October 
2004. This report was prepared between the 11th and 26th November 2004. 

 
 Personnel 
2.7 The watching brief was conducted by Matt Claydon; the geophysical survey 

was conducted by Duncan Hale (the Project Manager) and Martin Railton; the 
evaluation was undertaken by Janice Adams, Janet Beveridge and Duncan 
Hale. This report was prepared by Duncan Hale and Janice Adams with 
illustrations by David Graham.  

 
 Acknowledgements 
2.8 Archaeological Services acknowledges the assistance of the City and County 

Councils in facilitating this work. 
 
 Archive/OASIS 
2.9 The site code is DTS04, for Durham The Sands 2004. The OASIS ID is 

‘archaeol3-5233’. The archive is currently held at Archaeological Services, 
University of Durham. This will be deposited with the appropriate museum at 
the completion of the project, in accordance with County Archaeological 
Archive policy.  

 
   
3. Archaeological background 
3.1  The 1st edition OS map (1861) shows a ropewalk in this area, running parallel 

to the River Wear for approximately 150m. This appears to extend through the 
eastern section of the northern part of the site. Another ropewalk is shown 
further along the riverbank to the south-west. 

 
3.2 A track aligned north-west/south-east traversing the proposed development 

area is shown on all OS map editions up to 1950. The track led from the bend 
in the existing road to a ford across the River Wear to Frankland Lane. 

 
 
4. Landuse, topography and geology 
4.1 At the time of fieldwork the study area comprised an open, grassed space, 

periodically used for public events (see aerial photograph below, reproduced 
courtesy of Durham City Council). 

 
4.2 The study area was predominantly level at c.30m AOD, with a drop down to 

the river on the north side. 
  

Archaeological Services University of Durham    
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Land at The Sands, Durham City – geophysical survey and evaluation; ASUD 1175, November 2004 

4.3 The underlying geology of the area comprises Carboniferous Westphalian 
‘Coal Measures’, which are overlain by alluvial silts and sands. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Aerial photograph of the western part of The Sands, showing current land-use and the 
approximate location of the proposed temporary car park in red 

 
 

5. Geotechnical watching brief 
 Introduction 
5.1 Three geotechnical test pits were mechanically excavated across the site with a 

toothless bucket (Figure 2). These excavations were monitored by an 
experienced field archaeologist from ASUD. 

 
Results 

5.2 Each test pit was excavated to 1.2m below ground level. Topsoil varied in 
thickness from 0.15m (TP1) to 0.3m (TP2). At each location the topsoil 
overlay made-ground comprising deposits of brick fragments, stone rubble and 
clinker, within a matrix of silty sand. Sherds of 19th/20th century pottery were 
also noted within these deposits. Apparently undisturbed light brown silty 
sand was encountered at the following depths below ground level: 0.7m in 
TP1 & 2; 0.45m in TP3. 

 
 
 
 
 
 
6. Geophysical survey 
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Land at The Sands, Durham City – geophysical survey and evaluation; ASUD 1175, November 2004 

 Introduction 
6.1 The whole of the proposed development area (c.0.5 ha) was geophysically 

surveyed in order to determine the location and nature of sub-surface 
anomalies of potential archaeological interest (Figure 2). 

 
 Technique selection 
6.2 In this instance, given the non-igneous geological environment of the study 

area, a geomagnetic technique, fluxgate gradiometry, was considered 
appropriate for detecting any cut and built archaeological features which might 
be present. This technique involves the use of hand-held magnetometers to 
detect and record anomalies in the vertical component of the earth’s magnetic 
field; such anomalies can reflect archaeological features. 

 
Field methods 

6.3 A 20m grid was established across the survey area and tied-in to known 
Ordnance Survey points. 

  
6.4 Measurements of vertical geomagnetic field gradient were determined using a 

Geoscan FM256 fluxgate gradiometer. A zig-zag traverse scheme was 
employed and data were logged in 20m grid units. The instrument sensitivity 
was set to 0.1nT, the sample interval to 0.5m and the traverse interval to 1.0m, 
thus providing 800 sample measurements per 20m grid unit. 

 
6.5 Data were downloaded on-site into a laptop computer for initial processing 

and storage and subsequently transferred to a desktop computer for processing, 
interpretation and archiving. 

 
Data processing 

6.6  Geoplot v3(p) software was used to process the geophysical data and to 
produce a continuous tone ‘greyscale’ image and trace plot of the raw data. 
The greyscale image has been imported directly into a digital basemap 
supplied by Durham City Council (Figure 3). Positive magnetic anomalies are 
displayed as dark grey and negative magnetic anomalies as light grey. A 
palette bar relates the greyscale intensities to anomaly values in nanoTesla. 
The trace plot is provided in Appendix II. 

 
6.7 The following basic processing functions have been applied to the gradiometer 

dataset: 
 
 Zero mean traverse – sets the background mean of each traverse within a grid 

to zero; for removing striping effects in the traverse direction and removing 
grid edge discontinuities. 

 Despike – to locate and suppress random iron spikes in gradiometer data. 

 Interpolate – to increase the number of data points in a survey; to match 
sample and traverse intervals. In this instance the gradiometer data have been 
interpolated from 1.0 x 0.5m intervals to 0.5 x 0.5m intervals. 
Interpretation: anomaly types 
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6.8  A colour-coded geophysical interpretation plan is provided in Figure 4 and an 
archaeological interpretation plan in Figure 5. The following types of 
geophysical anomaly have been distinguished in the data: 

 
positive magnetic  regions of anomalously high or positive magnetic field 

gradient, which may be associated with high magnetic 
susceptibility soil-filled structures such as pits and 
ditches. 

 
dipolar magnetic  paired positive-negative magnetic anomalies, which 

typically reflect ferrous or fired materials and/or fired 
structures such as kilns or hearths. 

 
Interpretation: features 

6.9 The survey data are characterised by a high concentration of small dipolar 
magnetic anomalies. These almost certainly reflect items of near-surface 
ferrous and fired litter, which are present throughout the survey area. 

 
6.10 A relatively weak and diffuse positive magnetic anomaly was detected aligned 

north-west/south-east across the proposed development area. This corresponds 
to the location of the former track shown on early OS map editions, leading to 
the ford across the river. 

 
6.11 A rectilinear pattern of anomalies was detected in the north-western corner of 

the survey area, measuring approximately 15m by 10m. These anomalies 
correspond to parchmarks seen on the aerial photograph (above), and indicate 
the location of a former building which was used by army cadets in recent 
times. 

 
6.12 Intense dipolar magnetic anomalies along the south-eastern limit of the survey 

correspond to a lamp-post, road signs and the existing gate into the field. 
 
 
7. Trial trench evaluation 
 Introduction 
7.1 The results of the geophysical survey were discussed at a meeting between 

ASUD and the Assistant County Archaeologist at County Hall, who required 
that a limited programme of trial trenching be undertaken. The agreed trial 
trench locations are shown in Figure 2. 

 
7.2 Topsoil and overburden at each trench location were removed by a mechanical 

excavator fitted with a toothless ditching blade, working under close 
archaeological supervision. Excavations did not exceed 1.2m in depth from the 
existing ground surface, in accordance with the specification. 

 
 
 

Trench 1 (Figure 6) 

Archaeological Services University of Durham    
80



81



82



Land at The Sands, Durham City – geophysical survey and evaluation; ASUD 1175, November 2004 

7.3 This T-shaped trench measured 20m by 2m and 10m by 2m and was 
positioned over the rectilinear pattern of geophysical anomalies in the north-
western corner of the study area (Figure 2), a probable former building. 

 
7.4 The maximum excavated depth was 0.96m. The lowermost deposit comprised 

a yellow/brown silty sand [20], which was present only in the SSE end of the 
excavated area. Overlying this was a well-defined, coarse, black cinder deposit 
[15] which again was located only at the SSE end of the trench.  This was 
overlain by a mid-grey silty sand with inclusions of red brick and mortar [14]. 
Overlying this was a yellow/brown laminated sand deposit [13], which sloped 
down towards the NNW end of the excavated area. This was overlain by [11], 
a dark brown friable silt, which in turn was overlain by a yellow sand deposit 
[10], and a black cinder deposit [12]. 

 
7.5 Overlying both [10] & [12] was a dark brown/black silt deposit [9] which 

contained occasional flecks of concrete/mortar and occasional small pieces of 
cinder. This was overlain by a yellow sand [8] with moderately frequent 
inclusions of mortar, red-brick and other ceramic building material. [8] was 
overlain by an extensive deposit of dark brown silt [6], which contained a 
small number of sub-angular stones less than 0.1m in size; this was 
encountered at a depth of 0.1m and it sloped down to the NNW, where a lens 
of mortar was also present within the deposit.  

 
7.6 Overlying [6] and [18] was a deposit of mottled light grey brown silt [7] with 

frequent inclusions of red brick, mortar and cement fragments. Above [7] was 
a moderately compacted mid-brown sandy silt [5], containing sub-angular and 
sub-rounded stones with a maximum size of 0.1m. The boundary to the SSE 
extent of this deposit was unclear. Overlying [5] was a clearly defined black 
cinder deposit [3], forming a narrow band; this material was located centrally 
within the trench and was only identifiable in the SSW section. Above the 
cinder [3] was a yellow/brown hardcore [2] across most of the trench; this 
layer also overlay [4]. The hardcore deposit [2] was immediately beneath the 
topsoil [1]. 

 
7.7 The mottled mid-grey and black silt deposit [18] situated at the base of the 

northern part of the trench contained frequent pieces of mortar and ceramic 
building material, the largest of which were 0.1m- 0.2m in size. Overlying [18] 
was a well-defined coarse black cinder layer [17], above which was light grey 
concrete [16]. The concrete enclosed a pipe which crossed the trench on a 
NE/SW alignment. A dark brown/black friable silt [4] containing small sub-
angular and sub-rounded stones overlay [16] and [19]. The yellow sand layer 
[19] was found close to the limit of excavation at the NNW end of the trench 
and continued into the NNW baulk. 

 
7.8 All deposits in this trench are interpreted as the result of tipping and levelling 

activities following demolition of the building which is believed to have stood 
here until relatively recently. No archaeological features were identified in this 
trench. The only find recovered was a George V sixpence, minted in 1928.  

7.9 Trench 2 (Figure 7) 
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 This trench measured 20m by 2m in size, and was aligned north-east/south-
west. It was positioned over, and perpendicular to, a linear geophysical 
anomaly which was detected in the central part of the study area. This 
anomaly corresponded to the recorded location of a 19/20th century track. 

 
7.10 The maximum excavated depth of this trench was 1.20m. The top of the 

lowermost excavated deposit, a mid-yellow/brown alluvial sand [34], was 
found at a depth of 0.80m. This was overlain by mid-yellow/grey silty sand 
[31] with frequent brick, rubble and mortar fragments. Both [31] and [32], a 
mid-grey/brown sandy silt with a very high mortar content (80%), were 
overlain by [29], a mid yellow brown sand. [29] was overlain by [28], a mid-
grey/brown sandy silt which also contained a high quantity of mortar; this was 
located at the northern extent of the excavation, sloping steeply downwards at 
2.6m from the northern baulk. Above this was a mid-grey/brown sandy silt 
[27], which again contained many fragments of mortar. Overlying [27] was a 
mid-grey/yellow silty sand [26], containing rubble, red brick and mortar 
fragments.  At 7m from the northern extent of excavation this deposit sloped 
sharply downwards and reduced in thickness from 0.2m to 0.06m. At this 
point layer [25], stratigraphically above [26], increased in thickness. Layer 
[25] was a mid-grey plastic clay which varied in thickness from 0.1m to 0.3m. 

 
7.11 Overlying [25] was a thin layer of mid-yellow/grey silty sand [24], containing 

small fragments of brick and mortar. Above [24] a deposit of dark yellow/grey 
sand [23] was located. This was overlain by a well-defined dark grey/black 
cinder deposit [22] which was present in both sections and is interpreted as a 
relatively recent path following the course of the former track. This feature 
almost certainly accounts for the linear geomagnetic anomaly at this location. 
Overlying [22], a dark black/grey silty sand layer [21] was present along the 
full extent of the trench; this contained frequent fragments of rubble, glass, 
brick and mortar. Immediately above [21] a layer of topsoil [1] covered the 
extent of the trench. 

 
7.12 At the northern extent of excavation a mid-yellow/brown sand [33], was 

present at a depth of 0.66m; this deposit is probably the natural alluvial sand, 
however, only a small area was exposed in the excavation. This was overlain 
by [30], a mid-grey/brown friable sandy silt, 0.26m thick, which contained a 
large amount of mortar; this deposit was only present at the northern extent of 
the excavation, underlying [28].  

 
7.13 Most of the deposits that were identified are interpreted as the result of tipping 

and levelling activities. The cinder deposit [22] may have been a relatively 
recent footpath which followed the course of the former track to the ford. No 
archaeological finds or features were identified in this trench. 

 
 
 
 
 
8. Conclusions 
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8.1 Archaeological investigations undertaken prior to the proposed construction of 
a temporary car park on the western part of The Sands did not identify any 
features of archaeological interest. The majority of deposits encountered 
appeared to reflect tipping and levelling operations. 

 
8.2 If any evidence for the 19th century ropewalk still survives it is likely to be in 

the north-eastern part of the proposed development area. The archaeological 
works identified the former site of a recent building and a possible cinder path, 
which appeared to follow the course of a 19th century track to a ford across the 
river.   

 
8.3 No further archaeological works are recommended prior to the proposed 

development. 
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Appendix I: Specification supplied by DCC Archaeology Section 
 
 

SPECIFICATION FOR AN ARCHAEOLOGICAL EVALUATION 
at The Sands, Durham 

 
1.0 Site Location and Geology: 
 
1.1 The site of The Sands is located just to the north of the Durham Sixth Form College on 
Freeman’s Place, Durham City.  The site is centred on NGR NZ 2756 4300 and covers approximately 
4560sqm.  It is bordered on the north side by the River Wear, to the south by Freeman’s Place and 
Providence Row and to the west by a coach park.  The eastern boundary does not follow an existing 
boundary, but is merely an arbitrary line drawn across the open area of The Sands. 
 
1.2 This specification relates to work to be carried out by Durham City Council and its contractors 
to build a temporary car park on the site. 
 
1.3 The drift geology of the site is Clay overlying solid geology of Carboniferous Coal Measures. 
 
2.0 The Development: 
 
2.1 Durham City Council are developing the site as a temporary car park while the next phase of 
the Walkergate development continues.  The site work will involve levelling of the ground surface by 
between 250mm - 200mm in order to make the car park and associated services. 
 
2.2 Durham City Council should provide a map detailing the area of the proposed works 
including information such as the location of any associated ground works (service trenches etc). 
 
3.0  Historical and Archaeological Background: 
 
3.1 The 1st edition OS map shows a rope walk in this area, running parallel to the River Wear for 
approximately 150m.  This appears to extend through the eastern section of the northern part of the 
site.   
 
3.2 A rope walk was the method used to manufacture ropes and consisted of a twisting 
mechanism with several revolving hooks and a sledge with a fixed hook.  The yarn material to make 
the rope was strung out between these two sets of hooks, up to 300m apart.  The revolving hooks were 
turned by hand, and later by machine, thus causing the yarns to twist together into a strand.  As the 
twisting continued, the yarn would shrink and pull a sledge down towards the twisting mechanism.  
The aim was to get a tightly twisted strand without kinking.  These strands were then twisted together 
in the opposite direction to make the rope – a process called “laying” the rope. 
 
4.0 The Archaeological Brief: 
 
4.1 The evaluation should set out to identify and record any previously unknown archaeological 
deposits disturbed during the process of the development scheme.  The evaluation should seek to 
inform the developer and the planning authority of the archaeological and historical importance of the 
site.  This will enable decisions to be made by the planning authority regarding the impact of the 
proposed development.   
 
4.2 A suitable mitigation strategy regarding the need for future archaeological work can then be 
decided upon in agreement with the developer.  The preferred option will be for preservation in-situ of 
archaeological deposits through sympathetic design of the car park.  Where this is not possible or 
archaeological deposits are deemed to be of a low quality through earlier damage then a scheme of 
further excavation may be required in advance of development.   
 
4.3 The evaluation will involve a phased approach to the archaeology.  In the first instance a 
watching brief during trial pit evaluation by the geo-technical engineers will be undertaken.  This will 
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be followed by a geophysical survey of the site which will be required to locate, if possible, the 
remains of the rope walk and any other archaeological features.   
 
4.4 Based on the results of the watching brief and geophysical survey, it may then be necessary to 
place evaluation trenches across the site or to maintain a watching brief during the topsoil strip.  These 
will concentrate for the most part across the area of the known rope walk, but it will also be important 
that the rest of the site is sampled. 

 
5.0 Remote Sensing: 
 
5.1 The use of remote sensing geophysical techniques will be required.  The site covers an area of 
approximately 4560sqm.  
 
5.2 A survey grid should be placed across the site and must be accurately tied in to local 
topographic features and overlaid onto an OS map base.   
 
5.3 The purpose of the geophysical survey will be: 
 

• to establish the presence/absence, and nature of the reputed ropery/rope walk across 
the development 

• to establish the presence/absence, and nature of any archaeological anomalies within 
the area of proposed development 

• to define the extent of any such anomalies, and to characterise, if possible 
• to establish the presence/absence, and nature of any known modern anomalies within 

the area of proposed development which may affect the results 
 
5.4 Consideration of the main techniques available for geophysical survey should be taken.  These 
are magnetic susceptibility; magnetometry; resistivity; and ground penetrating radar.  It should be made 
clear in the project design document which method will be utilised and why. 
 
5.5 A survey grid should be placed across the site and must be accurately tied in to local 
topographic features and overlaid onto an OS map base.  The contractor must place survey markers at 
the site such that the location of the geophysical survey can be easily relocated should further work be 
required. 
 
5.6 The results of the geophysical survey will be used to inform the next stage of archaeological 
works which will either be trial trench evaluation or a watching brief during top soil stripping.  The 
results should therefore be submitted to the client within 10-15 working days of finishing on site. 
 
6.0 Evaluation Trenching And Recording: 
 
6.1   Based on the results of the geophysical survey and the metal detecting survey, the excavation 
of archaeological trial trenches may be required, or a continuous presence watching brief during the 
topsoil strip.  The watching brief should be conducted to the same standard and specification as the 
evaluation.  The archaeologists shall have the power to halt the on-site works if features of an 
archaeological nature are uncovered.  Sufficient time should be given to the archaeologists to allow 
adequate excavation and recording to take place. 
 
6.2 The trial trench excavation should it be required should cover a total area not less than 91m² 
but no more than 228m².  The location of the trenches will need to be approved by the County 
Archaeology Office and should concentrate on the areas identified by the surveys, but they should also 
sample the whole site.  Excavation should be by machine with a toothless 1.5m ditching bucket 
initially, followed by hand excavation as necessary.   
 
6.3 All excavations shall be to a maximum depth of 1.20m unless special provision has been made 
for deeper investigation. The exact position of the excavations pits shall be decided in association with 
the County Archaeology Officer and may be moved and redefined to take account of services etc.  The 
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excavation of trial trenches and pits shall be conducted in such a manner that the records obtained may 
be easily integrated with any future excavation of deposits encountered.  
 
6.4 A sufficient sample of archaeological features and deposits revealed will be excavated in an 
archaeologically controlled and stratigraphic manner to fulfil the purpose of the evaluation. The 
complete excavation of all features is not a necessity at this stage, especially where these continue into 
sections or below the maximum depth of excavation. Any human remains encountered should be 
accurately recorded, including in-situ examination by a palaeo-pathologist, but not removed from site 
during this phase of the work  
 
6.5 A full record of excavated features should be made using a single context planning system. 
All archaeological features will be photographed and recorded at an appropriate scale. Sections should 
be drawn at 1:10, and plans at 1:20. All levels will be tied into Ordnance Datum and the trenches 
accurately located with the National Grid. Photographic records should use black and white prints and 
colour slide. 
 
6.6 Durham County Council Archaeology Section are working to ensure that the Keys to the 
Past website continues to be enhanced.  All development-led archaeological work, unless sensitive 
for one reason or another, is ultimately placed on the website.  A key aspect of this website is the 
ability to view photos of the archaeological sites.  Therefore, some general, informative, digital 
site images should be included in the photographic record.  Contractors should be aware that 
these images will be used on the Keys to the Past website and/or in general publicity by the 
Durham County Council Archaeology Section. 
 
6.7 Pottery and animal bone should be collected as bulk samples by context. Significant small 
finds should be three dimensionally located prior to collection. All finds should be processed to MAP2 
standards and subject to specialist assessment. Palaeo-environmental samples should also be taken 
where appropriate. If necessary, conservation of finds should be appraised to allow for specialist study 
(see section 7.0 Specialist Services below). 
 
6.7 Scientific dating techniques such as archaeo-magnetism should be applied where appropriate.   
 
6.8 Following the completion of excavations, pits should be backfilled, any additional re-
instatement required should be discussed with the client. 
 
7.0 Specialist Services and Reports: 
 
7.1 The vast majority of sites where excavation takes place will require the input of 
archaeological specialists for dating, artefact analysis, palaeo-environmental sampling and 
conservation.  Contingency sums should be set aside for all of these areas and clearly indicated in any 
tender documents.  In the instance of palaeo-environmental remains and conservation, policies as 
follows should be adopted.  In each case the specialist involved should be kept informed of the start 
date and progress of sites so that sampling and necessary on site conservation needs can be timetabled  
 
7.2 Specialist advice regarding the need for palaeo-environmental sampling, appropriate sampling 
techniques and research questions for specific sites should be identified in advance.  In the first 
instance for sites in County Durham this should be with The University of  Durham, Archaeology 
Department, Biological Sciences Laboratory, South Road, Durham DH1 3LE.  Contact Jacqueline 
Huntley.  If contractors intend to use a different source of advice then the specialist should be named 
and should take account of  the information and future directions identified in the regional review 
"Plant and Vertebrate Remains from archaeological sites in northern England: data reviews and future 
directions".  J.P.Huntley and S. Stallibrass. Research Report No.4, Architectural and Archaeological 
Society of Durham and Northumberland. 1995.  
 
7.3 Specialist conservation advice and services should be budgeted for in all tenders along with 
other specialist services.  A contingency amount should be identified for the appraisal of the 
conservation needs of artifactual material excavated on site and for the initial stabilisation of such finds 
where needed so that they may be studied as part of the post-excavation for the project.  In the first 
instance for sites within County Durham advice should be obtained from Jennifer Jones, Conservation 
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Laboratory, Department of Archaeology, University of Durham, South Road, Durham DH1 3LE.  If 
contractors intend to use a different source of advice then the specialist should be named in advance. 
 
8.0 OASIS 
 
8.1 The Durham County Council Archaeology Section supports the Online Access to Index 
of Archaeological Investigations (OASIS) Project.  The overall aim of the OASIS project is to 
provide an online index to the mass of archaeological grey literature that has been produced as a 
result of the advent of large scale developer funded fieldwork.   
 
8.2 The archaeological contractor must therefore complete the online OASIS form at 
http://ads.ahds.ac.uk/project/oasis/ within 3 months of completion of the work.  Contractors are 
advised to ensure that adequate time and costings are built into their tenders to allow the forms 
to be filled in.   
 
8.3 Technical advice should be sought in the first instance from OASIS 
(oasis@ads.ahds.ac.uk) and not from Durham County Council Archaeology Section. 
 
8.4 Once a report has become a public document by submission to or incorporation into the 
SMR, Durham County Council Archaeology Section will validate the OASIS form thus placing 
the information into the public domain on the OASIS website.   
 
8.5 The archaeological consultant or contractor must indicate that they agree to this 
procedure within the specification/project design/written scheme of investigation submitted to 
Durham County Council Archaeology Section for approval 
 
9.0 Health and Safety Policy: 
 
9.1 Contractors are expected to abide by the 1974 Health and Safety Act and its subsequent 
amendments.  Appropriate provision of first aid, telephone and safety clothing as described in the 
SCAUM manual on archaeological health and safety should be followed.  Each site should have a 
nominated safety officer.  The undertaking of a risk assessment prior to the commencement of works is 
strongly recommended.  
 
10.0 Publication: 
 
10.1 All assessments, evaluations and watching briefs which do not progress to further excavation 
and research (with the relevant post-excavation and publication scheme and costs), should have a time 
and budget allocation identified for publication.  This should be to a minimum standard to include a 
summary of the work, findings, dates, illustrations and photographs and references to where the 
archive is lodged.   
 
10.2 Editors of regional journals, either the Durham Archaeological Journal or Archaeologia 
Aeliana should be contacted for information on outline publication costs, fuller figures may be worked 
out on completion of the watching brief.  As the final note is largely unpredictable in advance a 
contingency sum should be set aside at the outset of work in the tender. 
 
11.0 The Report: 
 
11.1 The evaluation report is often the first/second stage of a phased programme of archaeological 
works. The local planning authority have requested it as part of the planning process.   
 
11.2 It is understood that the developer is working to a strict timetable with the need to complete 
all on-site works within a short period  Therefore the archaeological contractor or consultant should 
ensure that a copy of the report is submitted to Durham County Council Archaeology Section and the 
client as soon as possible on completion of the archaeological work.  If this is not possible, then the 
contractor or the developer should ensure that the planning officer at Durham City Council is kept 
informed of the revised timetable. 
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11.3 The report should include the following: 
 

• planning application number (if applicable) 
• executive summary 
• a site location plan to at least 1:10,000 scale with 8 figure central grid reference 
• OASIS reference number 
• contractor’s details including date work carried out 
• nature and extent of the proposed development, including developer/client details 
• description of the site location and geology 
• a trench plan to a suitable scale and tied into the national grid so that features can 

be correctly orientated 
• discussion of the results of field work 
• context & feature descriptions, including Harris matrix 
• features, number and class of artefacts, spot dating & scientific dating of significant 

finds presented in tabular format 
• plans and section drawings of the features drawn at a suitable scale 
• digital images of any significant finds or features 
• recommendations regarding the need for, and scope of, any further archaeological 

work 
• bibliography 

 
11.3 The report should be presented in an ordered state and contained within a protective cover/sleeve 
or bound in some fashion (loose-leaf presentation is unacceptable).  The report should contain a title 
page listing site/development name, district and County together with a general NGR, the name of the 
archaeological contractor and the developer or commissioning agent.  The report should be page 
numbered and supplemented with sections and paragraph numbering for ease of reference.  All maps, 
figures and photographs should be cross referenced to the text. 
 
11.4 At least three copies of the report should be produced, two for the client, and one for the 
Durham County Council Archaeology Section (SMR). 
 
12.0 The Tender: 
 
12.1 Tenders for the work must include a project design.  The appointed contractor should 
submit this to DCCAS for approval prior to work commencing. The tender should also include the 
following: 
 
12.2 Brief details of the organisation and staff who are proposing to carry out the work including 
any relevant specialisms or experience. 
 
12.3  The earliest date at which the work can be commenced and the amount of notice required to 
initiate the work. 
 
12.4  Details concerning proposed methods of recording and source material 
 
12.5  An estimate of how long the work will take, broken down by time and cost in terms of data 
collection and report production.  This should include a breakdown of costs attributable, where 
possible, to:  
 

• travelling and subsistence 
• plant hire and accommodation 
• geophysical survey 
• evaluation trenching 
• day rates for watching brief 
• report production  
• administration 
• other 
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12.6 Contingency sums must be clearly allocated for the following:  
 

• specialists (human remains, environmentalists, small finds, etc) 
• scientific dating  
• environmental sampling  
• archiving and publication 
• other 

 
13.0 Submission of Report: 
 
13.1 This watching brief should be considered as a project in its own right and not necessarily the 
first stage of any further work.  A final copy of the report should be sent to the Archaeology Section, 
Durham County Council for inclusion into the County Durham Archaeological Archive (SMR).  The 
address is as follows: 
 
The County Archaeology Officer, Archaeology Section, Cultural Services, County Hall, Durham, DH1 
5TY. 
 
14.0 The Archive: 
 
14.1 The site archive comprising the original paper records and plans, photographs, negatives etc, 
should be deposited in the appropriate museum at the completion of post-excavation.  This should be in 
accordance with County Archaeological Archive policy, a guidance note on which can be obtained 
from the County Archaeology Service. 
 
15.0 Notice 
 
15.1 The County Archaeologist should be given two weeks notice in writing of the commencement 
of evaluation works.  During such works the County Archaeologist or her nominated representative 
should be allowed access to the site and excavations at all reasonable times.  
 
 
September 2004 
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Appendix III: Context data 
Summary list of contexts. The * symbols in the columns at the right indicate the 
presence of finds of the following types: P pottery, B bone, M metals, F flint, S slag, 
O other materials. 
 

No Area Description P B M F S O
1 T1 topsoil       
2 T1 hardcore        
3 T1 cinder path/deposit       
4 T1 levelling deposit       
5 T1 demolition/levelling deposit       
6 T1 levelling deposit/made up ground       
7 T1 levelling deposit/made up ground       
8 T1 levelling deposit/made up ground       
9 T1 levelling deposit/made up ground       

10 T1 yellow sand deposit       
11 T1 levelling deposit       
12 T1 cinder deposit       
13 T1 sand deposit       
14 T1 levelling deposit       
15 T1 cinder deposit       
16 T1 concrete deposit       
17 T1 cinder deposit       
18 T1 cbm deposit       
19 T1 yellow sand deposit       
20 T1 natural subsoil, alluvial silty sand       
21 T2 levelling deposit       
22 T2 cinder path       
23 T2 sand deposit       
24 T2 rubble dump       
25 T2 clay deposit       
26 T2 rubble  dump       
27 T2 mortar spread       
28 T2 rubble deposit       
29 T2 sand deposit       
30 T2 mortar deposit       
31 T2 rubble dump       
32 T2 rubble dump       
33 T2 sand deposit       
34 T2 natural subsoil, alluvial sand        

 
Appendix IV: Plans and sections register 
 

No Scale Contexts 
1 1:20 Plan of Trench 1 
2 1:20 Plan of Trench 1 
3 1:20 Section along Trench 1 
4 1:20 Section along Trench 2 
5 1:20 Cinder Path Trench 2 
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Land at The Sands, Durham City – geophysical survey and evaluation; ASUD 1175, November 2004 

Appendix V: Black and white film registers 
 
Film 1 

Shot number Looking Context/plan/section 
19  ID Shot 

20-22 NW View Trench 1 (1x2m 1x1m) 
23-25 SW View Trench 1 (1x2m 1x1m) 
26-28 SE View Trench 1 (1x2m 1x1m) 
29-36 SW Section along Trench 1 (1x2m) 

 
Film 2 

Shot number Looking Context/plan/section 
1  ID Shot 

2-22 SW Section of Trench 1 (2m) 
23  Mis-shot (2m) 

24-26 SW Section along edge of Trench 1 (2m) 
27-29  View of Trench 
30-36  Sections through Trench 

 
Film 5 

Shot number Looking Context/plan/section 
1  ID Shot 

2-13  Sections through Trench 
 
Appendix VI: Colour film registers 
 
Film 3 

Shot number Looking Context/plan/section 
19  ID Shot 

20-22 NW View Trench 1 (1x2m 1x1m) 
23-25 SW View Trench 1 (1x2m 1x1m) 
26-28 SE View Trench 1 (1x2m 1x1m) 
29-36 SW Section along edge of Trench 1 

 
Film 4 

Shot number Looking Context/plan/section 
1  ID Shot 

2-26 SW Section along Trench 
27-29  View of Trench 
30-36  Sections through Trench 

 
Film 6 

Shot number Looking Context/plan/section 
1  ID Shot 

2-13  Sections through Trench 
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Land at The Sands, Durham City – geophysical survey and evaluation; ASUD 1175, November 2004 

Appendix VII: Stratigraphic matrix 
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LAND AT THE SANDS, DURHAM CITY 

ARCHAEOLOGICAL EVALUATION 

FINAL REPORT 

Summary 

This document presents a report of the results of an archaeological evaluation at The Sands, 

Durham (NZ 27406 42926) and to the north of Durham Sixth Form College (NZ 27557 

42950). The work was undertaken by Northern Archaeological Associates Ltd (NAA) for Kier 

Construction between May and June 2018 in support a planning application for commercial 

development.  

The proposed works had the potential to impact upon a 17th century mill leat at The Sands and 

medieval deposits in the Durham College Sixth Form car park. Seven trenches were excavated 

to evaluate the archaeological potential of the two areas. Extensive made ground deposits of 

likely 19th century or later origin were found in all trenches. As the made ground deposits 

extended below the maximum safe working depth for excavation, the evaluation was unable to 

ascertain the presence or absence of pre-19th century deposits in the evaluation area. 
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1.0 INTRODUCTION 

1.1 This document presents a report of archaeological investigations at The Sands, 

Walkergate, Durham City (NGR NZ 27406, 42926), and to the north of Durham Sixth 

Form College (NGR NZ 27557, 42950) (fig 1). The work was undertaken by Northern 

Archaeological Associates Ltd (NAA) for Kier Construction Ltd on behalf of Durham 

County Council (DCC) between 29th May and 6th June 2018. The work was required 

to inform a planning application for the construction of a new headquarters building 

for Durham County Council and an associated multi-storey car park. 

1.2 All archaeological works were undertaken in accordance with a separate Written 

Scheme of Investigation (NAA 2018), which had been agreed in writing with DCC. 

2.0 LOCATION, TOPOGRAPHY AND GEOLOGY 

Location 

2.1 The Site is located on the north side of the Durham Peninsula, on the east bank of the 

River Wear. The Sands car park site (Archaeological Study Area 1; hereafter ‘ASA 1’) 

covers an area of approximately 1 hectare immediately north of the Penny Ferry 

footbridge. It is bounded on the west side by the river, to the north by The Sands 

Recreation Area, to the east by Freeman’s Place and to the south by the new Passport 

Office development.  

2.2 The Durham Sixth Form Centre car park site (Archaeological Study Area 2; hereafter 

‘ASA 2’) is a roughly triangular 0.4 hectare plot of land located approximately 50m 

north-east of ASA 1 and immediately north of the Durham Sixth Form Centre 

buildings. It is bounded to the south by the college grounds and on the other two sides 

by the curve of the road where Freeman’s Place meets Providence Row. 

2.3  

Geology and soils 

2.4 The solid geology of the area consists of Coal Measures, with the Hutton coal seam 

outcropping nearby both to the north and south. Within the Site, the bedrock is 

overlain by river terrace deposits or alluvium, with glacial sand and gravel recorded to 

the east of the area. 
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Topography and land-use 

2.5 Both sites lie on the level floodplain of the River Wear with the modern ground 

surface lying typically at a height of between 30m and 32m above Ordnance Datum 

(aOD).  

2.6 The Sands (ASA 1) is a public car park run by DCC and is in regular use. It comprises 

a well-maintained tarmac surface divided by a series of grass verges and soft 

landscaping. 

2.7 Until fairly recently, the Sixth Form Centre car park (ASA 2) was occupied by an old 

laundry building, which was demolished c.2002. Today, the eastern half of the site is 

used as a car park, operated by the Sixth Form Centre, and the west side is waste 

ground used for storage. 

3.0 SUMMARY ARCHAEOLOGICAL AND HISTORICAL BACKGROUND 

3.1 The archaeological and historical background to the site has been discussed at length 

in the desk-based assessment. A summary of the information relevant to both sites is 

presented here. For full details and references, please refer to the desk-based 

assessment (NAA 2018). 

3.2 The riverside area to the north of Durham’s peninsula has been the focus of 

considerable development over the last 20 years including The Gala Theatre and 

Millennium Place development (also referred to as Walkergate), the Passport Office, 

Freeman’s Quay Leisure Centre, and more recently the Cidon Claypath development 

(ongoing). As such, a considerable amount of archaeological research and 

investigation has already been undertaken within the vicinity of ASA 1 and 2.  

Prehistoric and Roman 

3.3 There is little direct evidence of prehistoric or Roman occupation in Durham City, 

represented by scattered finds of worked flints and Roman pottery, and the potential 

for the presence of any remains relating to this period within the development site is 

considered to be low. Worked flint and sherds of Roman pottery were recovered 

during excavations in the southern part of the Walkergate car park, to the south of the 

Site, as part of the Walkergate Millennium Project. 

3.4 A palaeochannel was also identified by the Walkergate excavation, the location of 

which appeared to correspond to the line of a curving escarpment shown on the First 

103



The Sands, Durham City: Archaeological Evaluation Final Report 

©Northern Archaeological Associates Ltd on behalf of Kier Construction 

3 

Edition Ordnance Survey (OS) map of the area, which had been levelled by the time 

of the Second Edition OS map. This feature was originally thought to pre-date the 

medieval period, but excavations at Freeman’s Place, in the grounds of the Sixth Form 

Centre, suggested it was probably a flood episode dating to the 13th century. 

Medieval 

3.5 Prior to the 11th century, settlement in Durham had been predominately focused on 

the peninsula, though there are likely to have been small farming settlements 

occupying the surrounding hinterland. There is little surviving archaeological 

evidence of early medieval activity in the city except around the cathedral. 

Excavations at the former Framwellgate car park (now part of the Riverwalk 

development), the former Claypath car park (now part of the Cidon Claypath 

development) and Walkergate car park (now Millennium Place) have all demonstrated 

occupation from the 11th or 12th century. Notably, however, material of 11th–12th-

century date was not identified during excavations at Freeman’s Place where the 

earliest occupation evidence was 13th century, nor at the Passport Office Building, 

suggesting that settlement probably radiated out gradually from the peninsula over a 

period of 300 years.  

3.6 By the 12th century, the area of the Site formed part of the Borough of Durham, which 

included the parish of St Nicholas and part of Framwellgate.  It has been suggested that 

the Borough was founded by Bishop Flambard in the early 12th century as part of a 

phase of redevelopment that included the clearance of the population from Palace 

Green into the area of the current Market Place, the construction of Framwellgate 

Bridge and allocation of the Borough pastures on the opposite side of the river, and 

the foundation of Kepier Hospital. 

3.7 Several archaeological investigations close to the Site have identified evidence for 

medieval activity, with recorded archaeological deposits surviving at depths up to 

3.9m below modern ground surface. In the grounds of the Sixth Form Centre, to the 

south of ASA 2, at least two phases of medieval activity were identified by excavations 

in 2006, consisting of a series of boundary ditches or drainage channels thought to 

demarcate the settlement on Claypath to the east from the pasture fields to the west.  

3.8 The lower peninsula was walled in around 1315 and both the wall and ‘Walker-gate’ 

are clearly depicted on Christoph Schweitzer’s 1595 plan of Durham. The gate 
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provided access from the city to Kepier hospital (built in 1112) and followed the line 

of the modern Walkergate and Freeman’s Place. 

3.9 Just outside the gate, a mill is shown. This was probably the Bishop’s Mill, which was 

one of eight medieval mills on the River Wear at Durham. The building is first 

referenced in the Boldon Book (1183), but surveys in 1543 recorded the property as 

being in very poor repair and it may have been replaced by the time of the 

publication of Schweitzer’s plan. The mill was later rebuilt 180m to the south of the 

original site in c.1630 and again in 1754. 

3.10 A second building outside the wall is shown on Schweitzer’s plan, just to the north of 

St Nicholas Church. This was probably Shacklock Hall, shown on later maps and 

identified from archaeological evidence. This was located some distance south of the 

Site. Crook Hall, a 13th-century Grade I listed medieval hall, is depicted on the north 

bank of the river, approximately 0.25km north-east of ASA 1. 

Post-medieval 

3.11 In the later 16th century, the area to the north of the city became closely associated 

with the cloth industry. In 1614, the Corporation applied part of their charitable funds 

to establish the Company of Clothworkers at New Place, the former town house of the 

Nevilles in the north-west corner of the walled city. This was the first of several 

relatively short-lived cloth-making and weaving enterprises associated with this part of 

the city, which continued into the early 19th century. 

3.12 In 1814, all premises were sold outright to Gilbert Henderson, who relocated his 

weaving business from Kirk Merrington to Durham to establish a new carpet 

manufactory. 

3.13 Armstrong’s Plan of 1768, records the 18th-century mill and associated mill race that 

extends north through ASA 1. This mill building stood on the site until it was 

demolished in advance of the construction of the new Passport Office. It is first shown 

on Thomas Forster’s plan of Durham of 1754, where it is marked ‘Mills and Dams of 

Thomas Leven Esq’. No evidence of any material pre-dating the 18th century was 

identified during building recording and excavation of the Passport Office site in 2012.  

3.14 The mill race was unusually long, extending north to discharge back into the river at a 

point just beyond the north boundary of ASA 1, almost opposite Crook Hall. The race 
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does not appear on earlier depictions of the site and the length and extent of the 

feature suggests that it formed part of the construction of the 18th-century mill, 

although it may have in part utilised an existing leat or natural channel.  

3.15 By the mid-18th century, the area adjacent to the mill was known as Mill Close (or 

Milne Close). This was in the possession of Thomas Lewin, who retained the property 

until the early 19th century when it was sold to Henry Ibbetson. In 1848, Ibbetson 

sold the land and associated Shacklock Hall to William Henderson, owner of the 

carpet manufactory following the death of Gilbert Henderson in 1829. 

3.16 Shacklock Hall appears on Armstrong’s map as a U-shaped building opposite the mill, 

on the site of Millennium Place. Soon after purchasing the building, Henderson 

demolished it as part of expansion of the carpet manufactory. The new development 

included the construction of large weaving sheds for both hand and power looms.  

3.17 The extent of the carpet manufactory redevelopment is shown on the First Edition 6- 

inch OS map, located to the east of the old corn mill. A row of cottages known as 

‘Freeman’s Place’ was constructed in the area now occupied by the Passport Office. 

The cottages were built to house the increasing number of textile workers moving into 

the Walkergate area. Evidence of the 19th-century cottages was found in excavations 

in 2012. 

3.18 The course of the mill race is shown in detail for the first time on the 1857 map, 

running along what is now the east boundary of The Sands car park and turning north-

west at the bend in the road to run back down to the river. The race is widest at the 

point it re-enters the river, opposite Crook Hall. A comparison of the First Edition map 

with the later OS editions also provides some indication of the degree of land 

reclamation and revetment along the river bank in the late 19th through to the mid-

20th century. 

3.19 Within the boundary of ASA 1, two linear features, presumably paths, are shown on 

the map leading north from the Freeman’s Place cottages. These converge at the 

discharge of the mill race, where a ford crossing is marked on the Second Edition OS 

map, published in 1895. 

3.20 On the east side of Freeman’s Place, a ‘rope walk’, which is generally associated with 

the production of rope and cordage, runs north from the carpet manufactory, 

following the curve of the west boundary of ASA 2. The escarpment marking the line 
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of the palaeochannel is also shown crossing the area. The distinctive shape of this plot 

of land is first shown on Armstrong’s map of 1768 and clearly relates to convergence 

of the two key medieval routes, namely Freeman’s Place (Walkergate) leading to 

Kepier from the city, and Providence Row, an old back lane running up through the 

medieval tenements along Claypath to provide access to the plough lands. A second, 

smaller rope walk is shown crossing The Sands Recreation Area to the north of ASA 1. 

3.21 The Second Edition 25-inch OS map, published in 1895, shows the area in greater 

detail than the earlier 6-inch map, although the basic layout of the Site remained 

unchanged. A small footbridge is shown crossing the mill race about halfway along, 

associated with a footpath leading to the rear of the Freeman’s Place cottages. At the 

north end of the path is a ferry crossing, just south of where the mill race joins the 

river. This was probably a chain ferry and likely to leave very little in terms of 

archaeological evidence. The introduction of mechanised winding would see both 

rope walks disappear by this period. 

3.22 To the south of the area, the Henderson carpet manufactory continued to expand 

during the late 19th century but was forced to close in 1903. Shortly after the closure, 

a former employee, Hugh MacKay, took over the works and began trading once again. 

The MacKay factory continued to flourish until 1980, when the works was badly 

damaged in a fire and the decision was made to move production to the Dragonville 

Industrial Estate. 

3.1 The Third Edition 25-inch OS, published in 1919, shows little change within ASA 1, 

apart from the addition of a series of linear enclosures on the south side of the site, 

possibly allotments associated with the Freeman’s Place cottages. There was, however, 

considerable change on the east side of Freeman’s Place road in the early part of the 

20th century.  

3.2 A laundry was constructed within ASA 2, creating a new property plot at the north 

end of the former pasture field, which remains in situ today. 

3.3 The Durham Girls’ County School was constructed in 1913 to designs by W. 

Rushworth. Known locally as the ‘School on the Sands’, it initially accommodated 

248 girls and was officially opened on 21st January 1914 by Dr Hensley Henson, the 

Dean, and later Bishop of Durham. In 1969, the school became co-educational and, 

in 1984, a sixth form school. 
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3.4 The main building was constructed on the east side of the field to the south of ASA 2. 

It was a double-facade building, facing east onto Providence Row, but with the main 

entrance from Freeman’s Place to the west; this was marked by a small lodge building, 

which remains extant today. 

3.5 The creation of the school further sub-divided the old pasture field: the north plot 

occupied by the school and its associated grounds and the south plot by the MacKay 

carpet manufactory. 

3.6 By the time of the publication on the Fourth Edition 25-inch OS in 1939 (Fig. 8), the 

mill race had been partially infilled and the Freeman’s Place cottages demolished. An 

incinerator (with associated chimney) is shown in the south-west corner of ASA 1, 

located just south-east of the Penny Ferry Bridge anchorage. Access in and out of the 

incinerator plant was via the footbridge over the mill race first depicted on the 1895 

OS map. 

3.7 During the early 20th century, there appears to have been a significant period of 

riverside consolidation and revetment, particularly along the north-west edge of the 

site, blocking off the partially silted mill race discharge. Both the ferry and ford had 

ceased to operate by this time. 

3.8 Within ASA 2, two new buildings were added to the laundry between 1919 and 1939, 

facing north onto Providence Row. Otherwise, there appear to have been few visible 

changes in the layout of the complex. To the south, the school continued to expand 

with the addition of new structures immediately south of the main building, as well as 

the laying out of a tennis court in the space between the lodge building and the 

southern boundary; this remains extant. 

3.9 A post-war aerial photograph of the site, dated December 1945, shows the incinerator 

in ASA 1 still standing. A dark linear feature visible immediately east of the building 

represents the remains of the partly back-filled mill race. Other than these elements, 

the area seems void of features, although the quality of the photograph is quite poor. 

3.10 Within ASA 2, the photograph provides an indication of the considerable size of the 

laundry complex. This was clearly an industrial enterprise and almost certainly a 

steam laundry, although a chimney is not immediately visible. Historic Google Earth 

imagery shows a large complex with what would appear to be a double-gabled main 

building with a series of sheds to the rear, and a linear ancillary range (probably 
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including stables) along the south-east boundary. The complex was expanded between 

the 1945 and 2001 to include further sheds to the west and east of the main building.  

3.11 The laundry was demolished c.2002 and the site cleared. Today parts of the ancillary 

range still survive in situ and may require further assessment and recording prior to 

demolition, subject to an appropriate risk assessment. 

3.12 The Sands car park (ASA 1) is first marked on the 1970 edition of the OS map. It 

served the Durham Ice Rink, located immediately to the south, which was built in 

1947. This replaced and earlier canvas covered rink, built in 1940, which was 

destroyed by fire in 1944. The post-war structure remained in use until 1996 when the 

rink closed and re-opened as a bowling alley and health and fitness centre. It was 

demolished in 2012 in advance of the construction of the Passport Office. 

Previous archaeological investigation and boreholes 

3.13 There has been a considerable number of previous archaeological investigations in the 

vicinity of the Site in recent years. These events include small-scale trial trenching 

within The Sands car park. 

The Sands Car Park (ASA 1) 

3.14 In 1998, NAA excavated two trial trenches in The Sands car park as part of preliminary 

work associated with the Walkergate Millennium development. The trenches were 

located primarily to assess the presence, nature and condition of the former mill-race. 

These identified modern dump deposits, with no structural evidence of the mill-race 

observed. 

Borehole data 

3.15 In addition to the two trial trenches, a number of geotechnical boreholes have been 

excavated across ASA 1. Between 1977 and 1979, Durham University excavated six 

boreholes in the vicinity of the former ice rink (HER E15345: Boreholes 1–4 dug in 

1977; E15344: Boreholes A–B dug in 1979). The boreholes were dug from a ground 

surface level of between 30.80m and 32.24m OD. Beneath the car park surface, 

‘made-ground’ deposits measured 0.37–4.30m deep, and comprised ash, sand, 

rubble, building material and clay.  
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Archaeological investigation in the surrounding area 

The Sands Recreation Area 

3.16 In 2004, geophysical survey and evaluation trenching was carried out on The Sands 

Recreation Area, immediately to the north of ASA 1, in advance of creation of a 

temporary car park (HER E62076 and E62079). Three trenches were excavated to 

investigate two anomalies on the geophysical survey. In the two southern trenches 

adjacent to the north end of ASA 1, the remains of a small building were recorded, 

probably associated with the ferry crossing shown on historic OS maps. A third trench 

identified the remains of a cinder path. All three were covered by a sequence of 

tipping and levelling deposits.  

3.17 Three machine-dug geotechnical pits were also monitored as part of the ASUD 

investigations. In all three, the topsoil varied in thickness from 0.15m to 0.30m. Below 

the topsoil there was a sequence of levelling deposits comprising brick fragments, 

stone rubble and clinker, within a matrix of silty sand. These deposits contained sherds 

of 19th- and 20th-century pottery. Apparently undisturbed light brown silty sand was 

recorded between 0.7m in TP1 and 0.45m OD in TP2 and 3. 

The Former Ice Rink (Passport Office) 

3.18 In 2012, eight trial trenches and seven test pits were excavated in advance of the 

construction of construction of the new Passport Office (HER E43069). Structural 

remains dating from the mid-18th to the late 20th century were identified, including 

the remains of the 19th-century cottages at Freeman’s Place and the post-War ice rink.  

3.19 Two trenches were excavated immediately south of ASA 1. Both comprised successive 

layers of made-ground, rubble and hardcore crush. No archaeological features were 

observed in either trench and no structural evidence associated with the mill race was 

found. However, levels taken at the head race suggest deposits may survive to a depth 

of 0.7m below the excavated trench depth. 

Area North of the Sixth Form Centre (ASA 2) 

3.20 No previous archaeological evaluation has taken place within ASA 2. Four boreholes 

were drilled near to the ASA in 1969, but these cannot be accurately located. A depth 

of 1.7–3.6m of made ground was recorded in the boreholes, comprising ‘dirty’ sand, 

coal and mortar overlying alluvial sands and gravels and glacial drift deposits. 
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Freeman’s Place 

3.21 Following evaluation trenching, an excavation was carried out to the south of ASA 2 in 

2006 in advance of the construction of the Freeman’s Quay Leisure Centre (HER 

9745).  

3.22 At least two phases of medieval activity were identified. The earliest phase comprised 

a boundary/drainage ditch with associated features, all of which were sealed by the 

primary alluvial fill of a palaeochannel. This contained a quantity of abraded pottery 

sherds dating to the 13th century.  

3.23 The channel was potentially the result of a single flood event similar to that witnessed 

in the fields around Shincliffe in 2009. It ran south-west to north-east at the foot of the 

escarpment leading from Claypath, and was approximately 38m wide, although the 

eastern edge of the feature extended beyond the excavation area. Where observed, it 

had a maximum depth of 1.14m below the modern ground level. Based on both the 

projected course of the feature and the evidence of the First Edition OS map, the 

channel should continue north into ASA 2, bisecting the area from east to west. 

3.24 Following the deposition of the primary alluvial fill, a second ditch was cut through 

the deposit on the same alignment as the earlier phase. The fill of this feature was 

found to contain pottery dating from the 13th to 15th centuries. Palaeoenvironmental 

evidence indicated a wet environment within the feature with hedgerows close-by 

and disturbed waste ground forming part of the wider landscape with evidence for 

grazing animals. This suggested that the ditch (and probably its earlier manifestation) 

was functioning as a boundary and/or drainage ditch, demarcating the pasturelands to 

the north and west from the main settlement to the east. 

3.25 The results of the excavation suggest that ASA 2, and probably ASA 1, formed part of 

the parish grazing land from the 13th into the 15th century. Sandstone architectural 

fragments and roof tile, together with glazed ceramic roof and floor tile were also 

recovered from the ditch fill at Freeman’s Place, suggesting a medieval building of 

some form in the vicinity. The location of such a building remains unknown, as all of 

the material was redeposited. 

4.0 AIMS AND OBJECTIVES 

4.1 The principal objectives of the archaeological evaluation were: 
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 to establish the presence, nature, extent, preservation and significance of any 

archaeological remains within each site; 

 to provide a record of any such archaeological remains; 

 to recover and assess any associated structural, artefactual and environmental 

evidence; 

 to evaluate the potential for further unrecorded significant archaeological remains 

to be present within the site;  

 to determine whether any area within the footprint of the proposed scheme 

requires archaeological mitigation in advance of, or during, construction works; 

 to prepare an illustrated report on the results of the evaluation to be deposited 

with DCC HER. 

5.0 METHODOLOGY 

5.1 Trenches 1, 3, 4, 5, 6 and, 7 were excavated using a 6-tonne tracked excavator. Trench 

9 was excavated using a JCB type excavator. A toothless ditching bucket was used on 

both machines to remove the modern deposits relating to the existing ground surface 

and the made ground beneath. Excavation was generally limited to a maximum depth 

of 1.2m below the modern ground surface, partly on safety grounds and also because 

working room was restricted within the car park within ASA 1. 

5.2 Sections of the trench were cleaned by hand and all identified layers were 

photographed in section.  

5.3 Written descriptions of all archaeological deposits were recorded on pro forma sheets 

using the NAA context recording system. 

5.4 Drawn records of all archaeological features were produced at a scale of 1:10 for 

sections and elevations and 1:20 for plans. A planning grid was surveyed in to the 

Ordnance Survey National Grid. Information was transferred to AutoCAD software 

and reproduced for incorporation within this report. All levels were tied in to 

Ordnance Datum. 

5.5 Digital images were also taken using a digital SLR camera at a resolution of 10 

megapixels. 

5.6 Pottery, animal bone and other categories of artefacts were collected as bulk samples. 

Finds were appropriately recorded and processed using the NAA system. 
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5.7 All recovered finds were appropriately packaged and stored under optimum 

conditions. Finds recovery and storage strategies were in accordance with published 

guidelines (English Heritage 1995; Watkinson and Neal 2001). 

6.0 RESULTS 

Evaluation 

6.1 In the description below, all levels are given as depth below the existing modern 

ground surface (bgl) and, where relevant, as a height above Ordnance Datum (aOD). 

6.2 The works were carried out in accordance with a written scheme of investigation 

(WSI) prepared by NAA (2018). Modifications to the proposed trench layout and sizes 

were made to avoid buried services and allow for spoil storage within the confined 

work areas (Fig. 2).  

6.3 In ASA 1, a total of six trenches were excavated. Trench 2 was not excavated due to 

proximity to multiple public rights of way and buried services. Trench 8, which was 

located just outside ASA 1, was not excavated due to access issues. As a result, the 

proposed scheme of environmental sampling within ASA 1 was also not carried out 

due to the same access issues. 

6.4 In ASA 2, Trench 9 was moved to better target the line of a possible palaeochannel 

and avoid the structural remains of the laundry building. 

6.5 The site code used was TSD18 and a total of 41 contexts were recorded (Appendix A), 

which were allocated numbers running from 1 to 41. 

ASA 1 

6.6 Trench 1 (not illustrated) was the southern most of the excavated trenches in ASA 1. It 

measured 2m by 2m and was excavated up to a depth of 1m. The upper deposits (10, 

11, 13 and 15) related to the existing car park, its construction and landscaping and 

extended to 0.5m bgl. Beneath these deposits was a compacted black gravel and tar 

deposit (16) which extended across the trench and measured up to 0.15m thick. This 

was seen in all of the trenches excavated in ASA 1. This is likely to be a bedding layer 

for the construction of the existing car park. Sealed by this layer and extending to the 

base of the trench (up to 0.35m thick) was a loose deposit (17) formed of gravel, 

clinker and small fragments of metal slag. This was consistent with 19th or 20th 
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century dumping on waste or unused ground and contained glass bottles, pottery, and 

general waste. This layer was also seen in Trenches 3, 4 and 5. A similar layer, but not 

necessarily continuous, was also seen in Trench 9 within ASA 2. 

6.7 Trench 3 (Fig. 3) was located in the central part of ASA 1, to the north of Trench 1. A 

buried service (a ceramic surface water drain) was encountered in the northern end of 

the trench at 0.7m bgl. As such, it was only possible to achieve the maximum working 

depth of 1.2m in the southern part of the trench. The fully excavated part of the trench 

was 2.5m long and 2.0m wide, though the overall length of the trench was 5.0m. The 

sequence of deposits was very similar to that seen in Trench 1. Deposits 18 and 19, 

related to landscaping of the car park, while deposit 20 represented the compact 

gravel and tar bedding layer. Combined, these extended to a depth of 0.55m bgl. The 

gravel and clinker layer (21) extended beneath 20 and beyond the base of the 

mechanically excavated trench at 1.2m bgl. A small, hand-dug sondage was 

excavated into the base of the trench to ascertain the depth of deposit 21. This was 

excavated a further 0.4m before a safe working limit was reached. The base of the 

deposit was not seen, indicating that deposit 21 extended at least 1.6m bgl in this 

trench and was greater than 1.0m thick. 

6.8 Trench 4 (not illustrated) was located 8m north of Trench 3, also in the central part of 

the site. Again, a buried service (a ceramic surface water drain) was encountered in 

the northern end of the trench at 0.7m bgl. Therefore, it was only possible to achieve 

the maximum working depth of 1.2m in the southern part of the trench. The fully 

excavated part of the trench was 3.5m long and 2.0m wide, although the overall 

length was 6.6m. The stratigraphy was very similar to Trench 3. Deposits 22, 23 and 

24 all related to landscaping of the car park, with deposit 25 representing the compact 

gravel and tar bedding layer. The combined depth of both was 0.6m bgl. The gravel 

and clinker layer (26) extended beneath deposit 25 beyond the base of the excavated 

trench at 1.2m bgl. As a result, deposit 26 was greater than 0.6m thick. 

6.9 Trench 5 (Fig. 3) was the northern most trench excavated within ASA 1. It was 4.6m 

long and 2.0m wide. Due to the proximity of several buried services, the trench was 

slightly shorter than proposed in the WSI, and its orientation changed. In addition, 

because of the slightly different nature of the lower deposits, a narrow machine 

excavated sondage was excavated into the base of the trench from 1.2m bgl, the depth 

of which was 0.4m. The upper layers were the same as those seen in the other 

trenches, with 28 and 29 being car park landscaping, and 30 being the compact 
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gravel and tar bedding layer. Combined, these extended to 0.5m bgl. Beneath these, 

the gravel and clinker layer (31) was observed, but was less substantial than previously 

observed, being only 0.46m thick. Beneath this layer, a further deposit of demolition 

rubble (32) was observed in a light greyish brown sandy silt matrix, with lenses of 

gravel and clinker, which was recorded up to a depth of 0.6m within the sondage. 

Demolition rubble (32) overlay a homogenous band of silty clay (33) up to 0.2m thick. 

The base of this deposit was reached and the top of the next deposit (34) was exposed. 

This consisted of gravel and metallic slag, several large fragments of which were 

recovered as a sample. No further excavation was possible due to the depth of the 

trench and deposit 34 was recorded and left in situ.  

6.10 Trenches 6 and 7 (not illustrated) lay at the western extent of ASA 1 close to the 

existing river terrace. Trench 6 was 4m long and 2m wide. The car park landscaping 

deposits in Trench 6 (39, 40 and 41) extended to 0.8m bgl, before exposing the top of 

the compact gravel and tar layer (42). No further excavation took place in Trench 6.  

6.11 Trench 7 was 10m to the north of Trench 6. It was 5m long, 2m wide and excavated to 

a depth of 1m. The landscaping deposits and gravel and tar bedding layer (35, 36 and 

37) extended to 0.76m bgl. These sat directly on top of a large modern dump of stone 

sets (38), which extended to the base of the trench. No further excavation took place 

in Trench 7. In both Trench 6 and 7 only modern deposits were encountered, 

indicating terracing activity when the car park was constructed. 

ASA 2 

6.12 Trench 9 (Fig. 3) lay in ASA 2, to the north of the sixth form centre. It was oriented 

north-west to south-east, and was 19.4m long and 2.0m wide. It was moved 3.4m to 

the south from the location proposed in the WSI to avoid an area of reinforced 

concrete. The trench was excavated to a depth of 1.2m bgl. At this depth an extensive 

dumping deposit (8) was exposed across the full extent of the trench, which 

comprised clinker and gravel with frequent domestic waste inclusions. A 1m deep 

sondage was excavated into this deposit in the western end of the trench, extending 

for 3.0m in length and 1.0m in width. This sondage was only visually inspected due to 

the depth of the trench, but the deposit within it appeared the same as deposit 8. 

However, for clarity a separate context number (9) was allocated to the material 

excavated from the sondage  
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6.13 Sealing deposit 8 was a 0.4m thick levelling layer (7) comprised of a firm light 

brownish yellow silty sand. Overlying this layer was a thin (0.15m thick) dark 

brownish grey sandy clay (2). This may have been the ground surface related to the 

laundry building to the east. At the eastern end of the trench, two features cut this 

horizon. Feature 4 was greater than 2.0m long, 1.8m wide and 0.82 deep. It was filled 

with building rubble (3), predominately brick and mortar in a sandy matrix. Feature 6 

was of an unknown length, 5.6m wide and 0.9m deep and located at the eastern end 

of the trench, it too was filled with building rubble (5) and mortar in a sandy matrix. 

The fills of both of these cuts contained modern brick. It is likely that these cuts relate 

to the demolition of the 20th century laundry buildings to the east. The existing 

ground surface (1) is comprised of black gravel. 

6.14 No environmental deposits were taken during the course of the works. 

7.0 DISCUSSION 

ASA 1 

7.1 Within the trenches excavated in ASA 1, no structural features and no deposits 

predating the 19th century were observed. Trenches 6 and 7 encountered only 

modern layers relating to the car park and its terracing. With the exception of Trenches 

6 and 7, the layers relating to the car park typically extended to around 0.55m to 

0.6m bgl. Below this, an extensive deposit of gravel and clinker, with considerable 

amounts of domestic waste, was observed across the whole area. The only place 

where the deposits underneath the widespread clinker layer were investigated was 

Trench 5. Within this trench, a sequence of large dumps underlay the clinker. These 

layers represent individual dumps of waste material in the area. It may be that these 

larger, more substantial dumps (as opposed to continuous small scale dumping 

episodes represented by deposit 31) indicate a deliberate attempt to level the area 

around the mill race to the east. This compares well with cartographic evidence from 

the Ordnance Survey maps, with the 1895 OS map showing the water course still 

active, while the 1939 OS map indicates the race as a partially surviving earthwork. 

ASA 2 

7.2 Trench 9 was the only trench excavated within ASA 2. The depositional sequence 

within this trench seems to indicate that the area was waste ground in the 19th 

century and used for dumping material in a similar way to that seen in ASA 1. Then 

the area appeared to be levelled (with deposit 7), possibly prior to the construction of 
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the laundry in the 20th century. Evidence of the demolition of the laundry is also 

present in the form of two modern cuts (4 and 6). 

7.3 The machine excavated sondage at the western end of Trench 9 extended the trench to 

a depth of 2.0m bgl. Here, the character of the material had not changed, with 

dumped material present at the base of the sondage. As such, there is no evidence to 

suggest that deposits earlier than the 19th century were observed within Trench 9. 

Therefore, these works were unable to evaluate the medieval deposits or the 

palaeochannel, which were encountered in the Freemans Place excavation to the 

south of ASA 2 (NAA 2007). It is possible that the deeper element of the waste dumps 

(9) in Trench 9 lie within an unseen cut feature, which may explain the depth of this 

deposit. However, deposit 8 is consistent across the entirety of the trench, indicating 

at the very least that 19th to 20th century made ground deposits extend to 1.2m bgl. 

7.4 Despite the lack of evidence for medieval archaeology, the potential for surviving 

medieval deposits beneath the made ground layers still exists and groundworks that 

extend below these may still have an impact that requires archaeological mitigation. 

8.0 ARCHIVE DEPOSITION 

8.1 The full archive from the archaeological investigations, including paperwork, 

drawings, photographs, digital data and the finds assemblage, is to be deposited with 

Durham University Museums.  

8.2 An OASIS form will be completed on the results of the evaluation within three months 

of the completion of the work. This will be subsequently validated by DCC’s Principal 

Archaeologist after which it becomes a public document for submission or 

incorporation into the HER. 
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APPENDIX A 

CONTEXT CATALOGUE 

Context Trench Interpretative description 

1 9 Existing ground surface 

2 9 Compressed soil horizon 

3 9 Fill of modern cut 4 

4 9 Modern cut 

5 9 Fill of demolition cut 6 

6 9 Demolition cut 

7 9 Sandy silt levelling layer 

8 9 19th-century dumping deposit 

9 9 19th-century dumping deposit, in machine sondage 

10 1 Topsoil 

11 1 Light grey gravel 

12 - VOID 

13 1 Brownish yellow gravel 

14 - VOID 

15 1 Reddish sandy gravel, frequent brick inclusions 

16 1 Black gravel dump 

17 1 19th-century dumping deposit 

18 3 Topsoil 

19 3 Crushed grey stone 

20 3 Mixed soil layer 

21 3 19th-century dumping deposit 

22 4 Topsoil 

23 4 Dark grey sandy soil deposit 

24 4 Construction layer for car park 

25 4 Levelling layer for car park 

26 4 19th-century made ground 

27 4 Ceramic drain 

28 5 Topsoil 

29 5 Car park construction layer 

30 5 Car park levelling layer 

31 5 19th-century dumping deposit 

32 5 Rubble dump deposit 

33 5 Firm clay silt layer 

34 5 Slag and clinker layer 

35 7 Topsoil 

36 7 Modern crushed dolomite 

37 7 Car park levelling layer 

38 7 Modern terracing deposit 

39 6 Topsoil 

40 6 Modern crushed dolomite 

41 6 Mixed terracing deposit 

42 6 Car park levelling layer 
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Title number DU312002 Edition date 07.06.2017

– This official copy shows the entries on the register of title on
03 JUL 2020 at 15:59:17.

– This date must be quoted as the "search from date" in any
official search application based on this copy.

– The date at the beginning of an entry is the date on which
the entry was made in the register.

– Issued on 03 Jul 2020.
– Under s.67 of the Land Registration Act 2002, this copy is

admissible in evidence to the same extent as the original.
– This title is dealt with by HM Land Registry, Durham Office.

A: Property Register
This register describes the land and estate comprised in the title.


 


 



 



 







 







B: Proprietorship Register
This register specifies the class of title and identifies the owner. It contains
any entries that affect the right of disposal.

Title absolute
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C: Charges Register
This register contains any charges and other matters that affect the land.
 








 





 







 








End of register

Title number DU312002
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OS Historic Maps 1860 - 1994

OS Map 1860
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OS Map 1951 - 59
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OS Map 1960 - 69
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OS Map 1970 - 79
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OS Map 1980 - 94
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Aerial photograph – 2001
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Title number DU285400 Edition date 05.02.2019

– This official copy shows the entries on the register of title on
03 SEP 2020 at 17:06:19.

– This date must be quoted as the "search from date" in any
official search application based on this copy.

– The date at the beginning of an entry is the date on which
the entry was made in the register.

– Issued on 03 Sep 2020.
– Under s.67 of the Land Registration Act 2002, this copy is

admissible in evidence to the same extent as the original.
– This title is dealt with by HM Land Registry, Durham Office.

A: Property Register
This register describes the land and estate comprised in the title.
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A: Property Register continued








































































Title number DU285400
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A: Property Register continued
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A: Property Register continued
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A: Property Register continued
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A: Property Register continued





B: Proprietorship Register
This register specifies the class of title and identifies the owner. It contains
any entries that affect the right of disposal.

Title absolute
 



 














 


 








C: Charges Register
This register contains any charges and other matters that affect the land.
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C: Charges Register continued
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C: Charges Register continued




 







 







 







 






 






 







Schedule of notices of leases
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Schedule of notices of leases continued




 









 





End of register
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Potential replacement sites assessment – October 2018

1. Land south of Springfield Park, Flass Vale
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1. Land south of Springfield Park, Flass Vale
Location and Description:

The land is in woodland use located adjacent to western end of Flass Vale Common Land.

Crossing the land in an east – west direction, is an informal footpath which connects the Common Land to the
A167 and the residential area of Whitesmocks to the west.

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

Prior to circa 1960 the land was in open agricultural use.

The land is of sufficient size to replace The Sands Common Land although would require a significant number
of trees to be removed to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area: 2,853 (m2): UPRN: 50509S01 Current use: Woodland
Distance to
The Sands:
(Straight line)

1.3 km

Proximity
to Public
rights of

way:

No –
informal
path
crossing the
site

Within a
Conservation

Area
Yes

Tree
preservation

Orders:
No Ancient

Woodland: No

Green Belt
Status Yes Within an

SSSI No
Local

Nature
reserve/site:

Adjacent to
Flass Vale
Wildlife Site

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
Forms part of the Flass Vale Local Nature Reserve and adjoins the Local Wildlife Site.
The site looks to be 100% wooded and so conversation to grazing land would result in loss
of woodland (net loss of biodiversity) and ecological connectivity.

Archaeology No response received

Public Rights of
Way

Informal footpath through it. If the land was cleared and fenced then suitable pedestrian
access structures would be required to allow access along the route being used by the
public.

Heritage &
Conservation This is primarily a landscape issue and would therefore default to their comments.

Planning
This land forms part of the Durham City Conservation Area, the Green Belt, Area of High
Landscape Value and forms part of a Local Nature Reserve. It is also designated as part
of an area of accessible open space.  The loss of trees necessary to facilitate this would
be harmful exacerbated by its Conservation Area, Green Belt, AHLV and ecological
designations.

Landscape
Woodland<50years old that has naturally colonised a shallow valley in the head of Flass
Vale.  It is attractive in itself and I would see the removal of trees from that area as harmful
unless part of a conservation management plan for the vale supported by the Friends
group.

Regeneration Not applicable

Suitability: Not considered suitable due to loss woodland, impact on LNR and landscape issues

194



2. Land south west of Flassburn Road:
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2. Land south west of Flassburn Road
Location and Description:

The land is in woodland use located adjacent to northern end of Flass Vale Common Land and forms a link to
the residential to the north.

Crossing the land in a north east – south west direction, is formal footpath 123 which connects the Common
Land to the residential area of North End to the north.

The south western section of the land is located within a Landscape Improvement Area in the current draft of
the County Durham Plan.

Between 1923 and 1940 the land was used as a sewage works for Durham Corporation.

The land is of sufficient size to replace The Sands Common Land although would require a significant number
of trees to be removed to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area 1,862 (m2) UPRN: 50148S01 Current
use: Woodland

Distance
to The
Sands

(Straight
line)

1.2 km

Proximity
to Public
rights of

way:

Yes –
footpath 123
crosses the
site

Within a
Conservation

Area

Yes – only a
small
section at
the south
east corner

Tree
preservation

Orders:
Yes Ancient

Woodland: No

Green Belt
Status

Yes – only a
small
section on
southern
boundary.

Within an
SSSI No

Local
Nature

reserve/site:

Adjacent to
Flass Vale
Wildlife Site

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
Forms part of the Flass Vale Local Nature Reserve and adjoins the Local Wildlife Site.
The site looks to be 100% wooded and so conversation to grazing land would result in
loss of woodland (net loss of biodiversity) and ecological connectivity.

Archaeology No comments received

Public Rights of
Way

Public Footpath no.123 Durham City lies through it as well as another informal path not
shown on the plan. If the land was cleared and fenced then suitable pedestrian structures
would be required to facilitate public access. This site is currently having NWL storage
tanks installed under part of it (the Footpath is temporarily closed).

Heritage &
Conservation This is primarily a landscape issue and would therefore default to their comments.

Planning

This is a similar site 1 above.  Fractions of the western sections of the site lie within the
Durham City Conservation Area and the Green Belt though most of the site is out with
these designations.  The site forms part of an Area of High Landscape Value and Local
Nature Reserve.  It is also designated as part of an area of accessible open space.  Public
Right of Way footpath no 123 Durham City crosses the site.  Part of the site is covered
by a Tree Preservation Order therefore consent for any works to these protected trees
would require applying for.  The loss of trees particularly those covered by the TPO would
be harmful.

Landscape Similar to site 1 but some of the trees are covered by a long standing TPO: their removal
would be particularly harmful.

Regeneration Not applicable.

Suitability: Not considered suitable due to loss woodland, impact on LNR and landscape issues.
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3. Land south of St Giles:
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3. Land south of St Giles

Location and Description:

A steeply sloping and woodland on all the site adjacent to the southern boundary of the St Giles Common Land..

There is no vehicular access to the site and pedestrian access would form footpath 83 which is on the western
boundary of the site and connects to footpath 84 crosses the south western corner of the land.  Footpath 83
connects to the Gilesgate area to the north.

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

Historic mapping indicates that the site was in woodland use as early 1860.

The land is of sufficient size to replace The Sands Common Land although would require a significant number
of trees to be removed to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area 6,303 (m2) UPRN: 50399S01 Current
use: Woodland

Distance
to The
Sands

(Straight
line)

1.17 km

Proximity
to Public
rights of

way:

Yes –
footpath 83

Within a
Conservation

Area
Yes

Tree
preservation

Orders:
No Ancient

Woodland:

Western
boundary
adjacent to
area of
ancient
woodland.

Green Belt
Status Yes Within an

SSSI No
Local

Nature
reserve/site:

Section on
the southern
included in
the Pelaw
Wood Local
Wildlife site

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
Abuts the Pelaw Wood ancient woodland and LWS.  The site looks to be 100%
woodland.  Again, loss of woodland habitats (net loss of biodiversity) and ecological
connectivity.

Archaeology No comment

Public Rights of
Way

Plan shows legal line of Public Footpath no.84 through site however this route is
unusable given both the steepness of the terrain and the fact that the southern end of
Pelaw Wood Footbridge actually obstructs the path! The public use the well-established
routes off the end of the bridge a little further south. The land is steep with mature and
semi mature trees on it.

Heritage &
Conservation This is primarily a landscape issue and would therefore default to their comments.

Planning
This site is within the Conservation Area, Green Belt and Area of High Landscape Value.
Whilst the site is not seemingly included in the Ancient Woodland Inventory there is a
chance there is ancient woodland on site at the Local Plan does overwash the site with
an ancient woodland related policy.  Tree clearance would be harmful. Public right of
way footpath 83 Durham City within site and footpaths 84 and 85 abut site.

Landscape
May be ancient woodland – it is not on the inventory but OS map regressions suggests
it has always been woodland or wood-pasture.  It is mature woodland in a dene adjacent
to other ancient woodland. Clearance would be very harmful.

Regeneration Not applicable

Suitability: Not suitable – loss of woodland/habitat; no vehicular access and steep topography
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4. Land at Aykley Wood, Aykley Heads
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4. Land at Aykley Wood, Aykley Heads

Location and Description:

The site is located on the eastern boundary of the County Hall site in Durham.  The site is sloping from north to
south and from west to east towards the main east coast rail line.

The site is adjacent to the former Aykley Head pit, and clay quarry, which operated from 1869 to 1959 although
does not appear to have been included in the operational area of the pit or quarry.

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

The site is considered as woodland which is self-seeded.

The site is of sufficient size to replace The Sands Common Land although would require a significant number
of trees to be removed to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area 12,005(m2) UPRN: 0031S14 Current
use: Woodland

Distance
to The
Sands

(Straight
line)

0.38

Proximity
to Public
rights of

way:
No

Within a
Conservation

Area

Yes – small
section in
north west
corner
excluded.

Tree
preservation

Orders:
No Ancient

Woodland: No

Green Belt
Status Yes Within an

SSSI No
Local

Nature
reserve/site:

No

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
The least ecologically damaging of the options, low quality woodland.  Although still
some loss of biodiversity there are no direct links to ancient woodland or designated
habitats.  Might impact on the Aykley Head Masterplan and this would need to be
established before this site could be considered.

Archaeology No comment

Public Rights of
Way

No PROW or informal paths through it but it has a permissive cycle route adjacent to it
(DLI up to Framwellgate Moor / Newton Hall).

Heritage &
Conservation This is primarily a landscape issue and would therefore default to their comments.

Planning
This site is within the Conservation Area, Green Belt and Area of High Landscape Value.
There is some current planning history on this site at the moment – planning permission
is about to be granted on the land for a temporary period (approx.. 1 year perhaps longer)
for use of the site for storage of construction equipment, associated earthworks and
welfare facilities by NWL.

Landscape
An area of scrub that has colonised abandoned grassland – but it will have a role to play
in the wider Aykley Heads masterplan - not convinced it’s a good idea to remove the
vegetation or to sterilise it for a single use that might preclude other uses at this stage.

Regeneration No comment

Suitability: Not suitable due to loss of habitat.
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5. Land east of Rivergreen Centre, Aykley Heads:
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5. Land east of Rivergreen Centre, Aykley Heads
Location and Description:

The site is located on the eastern boundary of the County Hall site in Durham.  The site is sloping from north to
south.

The land has been in agricultural use since the first O.S plans of 1860.  In 2006 as part of the landscape
improvement works to Aykley Heads the land was laid out open grazing meadow use in 2006 a use which not
been implemented and remains open with no tree cover.

The land was appropriated on the 22nd February 2008 to the Countryside Act for the Minerals Valleys Project
(tree planting scheme within the County)

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

The land is of sufficient size to replace The Sands Common Land and would not require any trees to be removed
to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area 21,811(m2) UPRN: 3491S01 Current
use:

Open
meadow

Distance
to The
Sands

(Straight
line)

0.79

Proximity
to Public
rights of

way:
No.

Within a
Conservation

Area
No.

Tree
preservation

Orders:
No. Ancient

Woodland: No.

Green Belt
Status Yes. Within an

SSSI No
Local

Nature
reserve:

Adjacent to
Flass Vale
Wildlife Site

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
Currently a good quality semi-improved grassland, again potential for significant
biodiversity loss as assumed we would lose control over the management (currently
managed by Countryside, annual hay cut).  Also the site will form part of the Aykley
Head Masterplan and there are concerns that there could be conflict here.

Archaeology No comment

Public Rights of
Way

No PROW or informal paths through it but it has a permissive cycle route adjacent to it
(DLI up to Framwellgate Moor / Newton Hall). Already grazing land and the best
candidate by far. The North East Harrier Cross-country league, when they use Aykley
Heads as one of their running courses, have tapped out part the course through this
site before; it is just grassland as far as I can remember, and already fenced around
the perimeter. I can’t recall if there are public access points onto the land.
Considered in the PROW office to be the best candidate.

Heritage &
Conservation This is primarily a landscape issue and would therefore default to their comments.

Planning This site is within the Green Belt and Area of High Landscape Value and is designated
as an area of accessible open space.

Landscape
An area of grassland that will have a role to play in the wider Aykley Heads masterplan
–not convinced it’s a good idea to sterilise it for a single use that might preclude other
uses at this stage

Regeneration No comment

Suitability: Suitable
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6. Land at providence Row, Durham:

203



6. Land at Providence Row, Durham
Location and Description:

Site is the river bank with riparian vegetation adjacent to the detached school playing for Durham Sixth Form
College.

The land is within the Environment Agency flood zones 2 & 3.

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

Site larger than required as a replacement.

Included within the area of the detached school playing field and would require DFE approval to a S77
application.

Assessment

Site area 3,838 (m2) UPRN: 0753S03 Current
use:

Open land
adjacent to
river –
riparian
land

Distance
to The
Sands

(Straight
line)

0.9

Proximity
to Public
rights of

way:

Yes –
footpath 1
forms the
eastern
boundary

Within a
Conservation

Area
No.

Tree
preservation

Orders:
No. Ancient

Woodland: No,

Green Belt
Status Yes. Within an

SSSI No.
Local

Nature
reserve:

No.

Area of
High

Landscape
Value:

Yes.

Consultation response

Ecology Certainly more viable from an ecological perspective, as grazing is far less likely to be
detrimental to extant habitats and there would be no clearance of woodland.

Archaeology No comments received

Public Rights of
Way

This is a heavily vegetated section of riverbank, adjacent to Public Footpath No 1
Belmont.  Removal of vegetation would increase the risk of bank erosion/collapse,
reducing both the grazing area and potentially threatening the Public Footpath.

Heritage &
Conservation This is primarily a landscape issue and would therefore default to their comments.

Planning This site is within the Green Belt and Area of High Landscape Value and is designated
as an area of accessible open space.  Public footpath no 1 Belmont Parish passes
adjacent to site

Landscape

A more appropriate like for like replacement for land at the sands would be further
downstream on the river banks adjacent to the detached playing fields.  You could
dedicate the whole riparian strip of around 6,850m2 of flat riverside flood plain which
would be both similar in character and nearby on the same side of the river.
Suitability for grazing would be theoretical– like the Sands.  You could even transfer
fishing rights to the Freemen - like the sands.

Regeneration Not applicable.

Suitability: Not suitable – no vehicular access and affects on PROW and riverbanks.
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Delegated Authority report for site selection and
submission of S16 application

DELEGATED DECISION

Head of Planning and Assets

October 2018

Decision to submit an application for the
deregistration of an area of Common Land at
the Sands and the offer of replacement land

Report of Head of Planning and Assets
Stuart Timmiss

Purpose of the Report
1. To authorise the submission of an application to deregister an area of Common Land at

The Sands and to identify the replacement land offered.

Background
2. An area of 2.91 hectares of land at the Sands Durham City is registered as Common

Land. The register records the rights of the Freemen of the City of Durham to graze their
animals on the land. Part of the site amounting to 0.17 hectares has been used as a
coach park for many years. It is this small area (“The Release Land”) in respect of which
the Council proposes to seek deregistration. The Release Land is within the Durham
City Conservation area and in the ownership of the Council (as statutory successor to
Durham City Council).

3. The Council requires possession of the land without the restrictions imposed by
registration as Common Land in order to construct a new car park for its proposed new
headquarters which it intends to construct on the adjoining land.

4. The Council has identified an area of land which can be offered as “Replacement Land”.
The Replacement Land is located at Aykley Heads, approximately 0.79km to the North of
the Release Land. It is significantly larger than the Release Land, consisting of 1.84 ha of
enclosed meadow land. The Replacement Land is in the ownership and management of
the Council and was originally purchased as part of the area acquired for the Council’s
offices at County Hall. It is currently grassed with management consisting of an annual
grass cut and has the appearance of an undulating meadow.

5. The Replacement Land is extremely accessible on foot from the Sands and elsewhere
due to a network of permissive and public footpaths. There are permissive footpaths
around the perimeter of the site and a permissive cycle route, but no permissive or public
rights of way over the land which is fenced in. The only access which has taken place is
a cross country running event, with the consent of the Council.

6. In planning terms, the Replacement Land is within the City of Durham Greenbelt and is
also designated as part of the Area of High Landscape Value. It is recognized as an
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area of open space in the Council’s Open Space Needs Assessment which is part of the
evidence base for the emerging replacement development plan for the County (the
County Durham Plan).

7. The landscape character of the Replacement Land is:

Open grassland;

In terms of ecology & nature conservation, the Replacement Land is moderate
semi-improved grassland and does not enjoy any protected habitat designations
or species;

The trees and hedgerows on the edges of the Replacement Land are not
protected;

The Replacement Land does not contain any known Archaeological assets or any
heritage assets.

8. It is the Council’s case that the deregistration of the release land and the registration of
the replacement land will leave the relevant statutory interests no worse off and will in
fact result in a benefit to these. In terms of quantity, the replacement land is some 11
times larger than the release land and in terms of quality, it is a substantial improvement
over the release land.

9. In the alternative, the benefits of the new Council HQ at the Sands are so significant that
the public interest in securing these benefits outweighs any relevant harm arising from
the loss of the release land as Common land.

Details of any alternative options considered and rejected when making the decision
10. The Council has considered alternative replacement sites and concluded that the one

offered is the most beneficial for potential users of the Common Land.
11. Six areas of potential replacement land were identified and can be summarised as:

Land south of Springfield Park, Flass Vale – adjoining Flass Vale Common Land;

Land south west of Flassburn Road – adjoining Flass Vale Common Land;

Land at St Giles Well – adjoining St Giles Well Common Land;

Land at Aykley Woods, Aykley Heads – approximately 380m* to the north of The
Sands;

Land to the east of the Rivergreen Centre, Akley Heads - approximately 790m* to
north of The Sands; and,

Land at Providence Row, Durham - approximately 900m* to the north east of The
Sands.

*Direct line distance

12. Consultation on the six sites which had been identified was undertaken in August 2018
with a range of Council services.
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13. In summary, the three areas of DCC land adjoining the existing Common Land at Flass
Vale and St Giles (sites 1 – 3) were not considered suitable due to the significant effect on
the ecology, landscape of the land and the removal of vegetation.

14. Site 4 is located close to the Strategic Employment Site Master Plan and is composed of
self-seeded woodland.  The removal of the vegetation, in order to provide open grazing
consistent with The Sands Common Land, is likely to have impact on the landscape setting
of the site and any longer term contribution to the masterplan for the Strategic Employment
Site.

15. Site 5 is close to the Aykley Strategic Employment site although not directly adjoining.  This
area of land was laid out in 2008 as part of a wider planting scheme for the area.  The
intention was that it would act as meadowland grazing and whilst there would be some
loss of biodiversity, this site represents the least impact.  The site extends to 18,371 m2.

16. The proposed site at Providence Row (site 6) due to the potential effect of removing the
vegetation on the adjoining riverbank is not considered suitable.  In addition, this site is
adjoining a Public Right of Way and in this situation there would not be a material increase
in public accessibility to land.

17. All the sites identified are larger than the area of Common Land to be replaced.

Recommendations and reasons
18. To submit an application to deregister the 0.1 hectares of land registered as Common

Land but used currently as a coach park and offer in replacement an area of 1.84
hectares at Aykley Heads.

Decision

19. To submit an application to deregister the 0.18 hectares of land registered as Common
Land but used currently as a coach park and offer in replacement an area of 2.18
hectares at Aykley Heads

Contact: Peter Hewson Tel: 03000 267482
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Appendix 1:  Implications

Finance – The Application is likely to result in a Public Inquiry at which counsel will need to be
instructed. The extent of legal costs will be determined by the length of the inquiry which in turn
will be influenced by the extent of objection if any) to the proposal

Staffing – The proposal is necessary to support the development of the new HQ

Risk – Approval of the application rests at the discretion of the Secretary of State after receiving
a report from an inspector appointed by PINS so the outcome cannot be guaranteed.

Equality and Diversity / Public Sector Equality Duty - None

Accommodation – The proposal supports the Accommodation Strategy

Crime and Disorder - None

Human Rights – The rights of those entitled to use the Common Land are protected by the
procedure under the Commons Act 2006 which the Council must follow in making the
application.

Consultation – The Council will consult the freemen of the City of Durham, Durham Parish
Council, Historic England and Natural England and the application will be advertised in a local
newspaper.

Procurement – Specialist Counsel has been engaged selected on the basis of having
previously advised on the status of the site.

Disability Issues - None

Legal Implications – the Council is following a procedure laid down in Section 16 of the
Commons Act 2006.

208



Appendix 2
Copy plan of the release land and the replacement land.
Plan 1: Release Land
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Plan 2: Replacement Land
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Common Land– List of consultees

Consultee
County Council of Durham Members:

Lead Member- Carl Marshall

Portfolio Holder- Kevin Shaw

Ward Members:

Richard Ormerod

David Freeman

Cllr Elizabeth Scott

Cllr Elizabeth Brown

Freeman of the City of Durham

City of Durham Civil Parish

Open Spaces Society

Ramblers Association Durham

Residents Associations:

Gilesgate Residents Association

St Nicholas’s Resident Association

CPRE

Durham Wildlife Trust

DCC Countryside Team (managing agents)

Rivergreen

County Durham Police & Crime Commissioner

Natural England

Roberta-Blackman Woods MP- Durham City.

Sixth Form College

Historic England

Sunderland Marine Insurance

Local Access Forum
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a,

 a
 

p
la

y 
ar

ea
, a

 s
te

el
 f

ra
m

ed
 s

ta
g

e 
ar

ea
, a

n
d

 s
lo

p
in

g
 b

an
ks

 o
f 

g
ra

ss
 

le
ad

in
g

 d
o

w
n

 t
o

 t
h

e 
fl

at
 b

as
ke

tb
al

l c
o

u
rt

 b
el

o
w

.  

D
ir

e
ct

ly
 t

o
 t

h
e 

n
o

rt
h

 o
f 

W
h

ar
to

n
 P

ar
k 

is
 S

t 
C

u
th

b
er

t’
s 

C
h

u
rc

h
 

an
d

 c
h

u
rc

h
ya

rd
 w

h
ic

h
 h

as
 s

ig
n

if
ic

an
t 

p
re

se
n

ce
 w

it
h

in
 t

h
e 

st
re

e
ts

ce
n

e.
 T

h
e 

p
ar

is
h

 c
h

u
rc

h
 d

at
e

s 
fr

o
m

 1
8

58
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3,
 it

 is
 a

 lo
n

g
 

lin
ea

r 
b

u
ild

in
g

 f
ac

in
g

 N
o

rt
h

 R
o

ad
 w

h
er

e 
th

e 
lis

te
d

 ly
ch

g
at

e 

p
ro

vi
d

e
 a

cc
es

s 
an

d
 c

re
at

e 
a 

la
n

d
m

ar
k 

fe
at

u
re

.  

T
h

e 
ch

u
rc

h
ya

rd
 e

n
cl

o
se

d
 b

y 
st

o
n

e
 w

al
ls

, i
s 

se
t 

o
n

 h
ig

h
 la

n
d

 a
n

d
 

ex
te

n
d

s 
so

u
th

w
ar

d
s 

w
h

er
e 

it
 a

d
jo

in
s 

W
h

ar
to

n
 P

ar
k 

an
d

 li
n

ks
 

in
to

 t
h

e 
G

re
y 

T
o

w
e

r,
 a

 f
o

rm
er

 lo
d

g
e.

 T
h

e 
T

o
w

er
 is

 a
 s

ta
n

d
-

al
o

n
e 

lis
te

d
 b

u
ild

in
g

 t
h

at
 is

 a
 d

is
ti

n
ct

iv
e 

fe
at

u
re

 w
it

h
in

 t
h

e 

st
re

e
ts

ca
p

e.
 

T
o

 t
h

e 
n

o
rt

h
 a

re
 A

yk
le

y 
H

ea
d

s 
an

d
 it

s 
as

so
ci

at
ed

 la
n

d
sc

ap
ed

 

g
ro

u
n

d
s 

in
cl

u
d

in
g

 s
o

m
e 

h
is

to
ri

c 
el

em
en

ts
 s

u
ch

 a
s 

th
e 

h
ed

g
es

, 

m
at

u
re

 t
re

es
, a

n
d

 s
u

rr
o

u
n

d
in

g
 f

ar
m

la
n

d
. T

h
e 

si
te

 in
co

rp
o

ra
te

s 

a 
se

ri
es

 o
f 

p
at

h
w

ay
s 

lin
ki

n
g

 d
en

se
 w

o
o

d
la

n
d

, o
p

en
 g

ra
ss

la
n

d
 

an
d

 la
n

d
sc

ap
ed

 g
ro

u
n

d
s 

an
d

 f
e

at
u

re
s 

a 
lin

ea
r 

la
ke

 a
n

d
 s

tr
ea

m
.  

T
h

e 
D

u
rh

am
 L

ig
h

t 
In

fa
n

tr
y 

M
u

se
u

m
 b

u
ild

in
g

 li
es

 w
it

h
in

 t
h

e 

n
o

rt
h

er
n

 p
ar

t 
o

f 
th

e 
si

te
 o

ve
rl

o
o

ki
n

g
 t

h
e 

la
ke

 a
n

d
 s

it
s 

q
u

ie
tl

y 
in

 

th
is

 s
et

ti
n

g
. T

h
e 

co
n

te
m

p
o

ra
ry

 b
u

ild
in

g
’s

 la
rg

e 
co

m
p

ac
t 

b
u

ilt
 

fo
rm

 a
n

d
 u

n
co

m
p

ro
m

is
in

g
 a

p
p

ea
ra

n
ce

 n
e

it
h

er
 d

o
m

in
at

e
s 

n
o

r 

d
et

ra
ct

s 
fr

o
m

 t
h

e 
su

rr
o

u
n

d
in

g
 la

n
d

sc
ap

e.
  

W
it

h
in

 t
h

e 
ea

st
er

n
 s

ec
to

r 
o

f 
th

e 
ch

ar
ac

te
r 

ar
ea

 t
h

e 
p

ri
n

ci
p

le
 

st
re

e
t 

is
 C

la
yp

at
h

, a
 b

ro
ad

, s
te

ep
 li

n
ea

r 
st

re
et

 li
n

ed
 w

it
h

 t
ig

h
tl

y 

p
ac

ke
d

 G
e

o
rg

ia
n

 a
n

d
 V

ic
to

ri
an

 p
ro

p
er

ti
es

. I
t 

h
as

 a
 s

tr
o

n
g

 

cu
rv

in
g

 b
u

ild
in

g
 li

n
e 

w
it

h
 t

h
e 

b
u

ild
in

g
s 

d
ir

e
ct

ly
 o

n
to

 t
h

e 

p
av

em
en

t 
g

iv
in

g
 r

is
e 

to
 a

 s
o

lid
 s

tr
ee

t 
fr

o
n

ta
g

e.
 T

h
is

 is
 

in
te

rr
u

p
te

d
 b

y 
o

n
ly

 o
n

e 
m

aj
o

r 
ar

ea
 o

f 
p

u
b

lic
 o

p
en

 s
p

ac
e 

to
 t

h
e 

fr
o

n
t 

o
f 

T
h

e 
C

h
ai

n
s,

 ju
st

 o
u

ts
id

e 
th

e 
Fr

am
w

el
lg

at
e 

ch
ar

ac
te

r 

ar
ea

. C
la

yp
at

h
 is

 s
im

ila
r 

in
 c

h
ar

ac
te

r 
an

d
 f

o
rm

 t
o

 G
ile

sg
at

e
, 

w
it

h
 b

u
ild

in
g

s 
lo

ca
te

d
 o

n
 t

yp
ic

al
ly

 d
en

se
 b

u
rg

ag
e 

p
lo

ts
. T

h
e 

st
re

e
t 

is
 m

ix
ed

 u
se

 w
it

h
 a

 s
tr

o
n

g
 c

o
m

m
er

ci
al

 e
le

m
en

t,
 a

n
d

 t
h

e 

b
u

ilt
 f

o
rm

 is
 a

ls
o

 v
ar

ie
d

 w
it

h
 a

 m
ix

tu
re

 o
f 

V
ic

to
ri

an
, 1

9
6

0
's

, l
at

e 

2
0

th
 c

en
tu

ry
 p

as
ti

ch
e 

an
d

 c
o

n
te

m
p

o
ra

ry
 a

rc
h

it
ec

tu
re

. 
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2
6
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

T
o

w
ar

d
s 

th
e 

n
o

rt
h

er
n

 e
n

d
 o

f 
C

la
yp

at
h

 t
h

e 
p

ro
p

er
ti

es
 a

re
 

d
o

m
es

ti
c 

in
 n

at
u

re
 w

it
h

 t
w

o
 s

to
re

y 
G

eo
rg

ia
n

 c
o

tt
ag

es
 w

it
h

 

w
id

er
 f

ro
n

ta
g

es
, a

d
ja

ce
n

t 
to

 t
al

le
r 

V
ic

to
ri

an
 p

ro
p

er
ti

es
 w

it
h

 

n
ar

ro
w

 f
ro

n
ta

g
es

, a
n

d
 r

o
o

fl
in

es
 c

as
ca

d
in

g
 d

o
w

n
 t

h
e 

h
ill

. 

T
h

e 
so

u
th

er
n

 e
n

d
 o

f 
C

la
yp

at
h

 is
 c

h
ar

ac
te

ri
se

d
 b

y 
a 

se
ri

es
 o

f 

in
te

rl
in

ke
d

 d
ev

el
o

p
m

en
ts

 d
es

ce
n

d
in

g
 t

o
 t

h
e 

ri
ve

rb
an

ks
 b

u
ilt

 in
 

th
e 

la
st

 d
ec

ad
e.

 T
h

es
e 

in
cl

u
d

e 
th

e 
G

al
a 

T
h

ea
tr

e,
 C

la
yp

o
rt

 

L
ib

ra
ry

, F
re

em
an

s 
Q

u
ay

, t
h

e 
P

re
m

ie
r 

In
n

 H
o

te
l a

n
d

 F
re

e
m

an
s 

R
ea

ch
 L

ei
su

re
 C

en
tr

e
.  

T
h

e 
W

al
ke

rg
at

e 
d

ev
el

o
p

m
en

t 
o

ve
rl

o
o

ks
 t

h
e 

ri
ve

r 
b

u
t 

h
as

 a
 

si
g

n
if

ic
an

t 
p

re
se

n
ce

 w
it

h
in

 C
la

yp
at

h
. T

h
is

 m
ix

e
d

 u
se

 

d
ev

el
o

p
m

en
t 

is
 li

n
ke

d
 b

y 
a 

sy
st

e
m

 o
f 

p
u

b
lic

 s
p

ac
e

s.
 T

h
e 

G
al

a 

T
h

ea
tr

e 
is

 a
 v

is
u

al
 f

o
ca

l p
o

in
t 

an
d

 t
h

e 
o

th
er

 b
u

ild
in

g
s 

ar
e 

g
ro

u
p

ed
 a

ro
u

n
d

 t
h

e 
ce

n
tr

al
 s

q
u

ar
e,

 w
it

h
 in

d
iv

id
u

al
 p

o
d

s 
o

n
 t

h
e 

lo
w

er
 t

er
ra

ce
 le

ve
l. 

S
te

p
s 

g
iv

e 
ac

ce
ss

 d
o

w
n

 t
o

 F
re

e
m

an
s 

P
la

ce
 

w
h

er
e 

th
e

 H
o

te
l s

ta
n

d
s 

at
 t

h
e 

co
rn

er
 r

o
ad

 ju
n

ct
io

n
 a

n
d

 b
ey

o
n

d
 

is
 t

h
e 

le
is

u
re

 c
en

tr
e

.  

T
o

 t
h

e 
ea

st
 o

f 
C

la
yp

at
h

 o
n

 t
h

e 
so

u
th

 s
id

e
 is

 L
ea

ze
s 

P
la

ce
, a

 f
in

e 

ex
am

p
le

 o
f 

G
eo

rg
ia

n
 s

ty
le

 w
it

h
 s

ym
m

e
tr

ic
al

 f
ro

n
ta

g
es

 a
n

d
 

ar
ch

it
ec

tu
ra

l r
h

yt
h

m
. A

d
ja

ce
n

t 
ar

e 
th

e 
co

n
te

m
p

o
ra

ry
 t

o
w

n
 

h
o

u
se

s 
in

 t
h

e 
g

ro
u

n
d

s 
o

f 
L

ea
ze

s 
H

o
u

se
, w

h
ic

h
 s

it
 f

ar
 e

n
o

u
g

h
 

aw
ay

 t
o

 a
vo

id
 c

o
n

fl
ic

t 
w

it
h

 t
h

e 
g

ra
n

d
eu

r 
o

f 
th

is
 la

rg
e 

V
ic

to
ri

an
 

vi
lla

.  

R
u

n
n

in
g

 p
ar

al
le

l t
o

 L
ea

ze
s 

P
la

ce
 is

 R
av

en
sw

o
rt

h
 T

er
ra

ce
, a

 

st
e

ep
 in

cl
in

e 
o

f 
ta

ll 
V

ic
to

ri
an

 t
er

ra
ce

s 
cl

im
b

in
g

 u
p

 f
ro

m
 L

ea
ze

s 

R
o

ad
 f

o
rm

in
g

 p
ar

t 
o

f 
th

e 
en

cl
o

su
re

 t
o

 T
in

kl
er

’s
 L

an
e

, a
 n

ar
ro

w
 

en
cl

o
se

d
 h

is
to

ri
c 

ve
n

n
el

. R
av

en
sw

o
rt

h
 T

er
ra

ce
 r

et
ai

n
s 

a 
la

rg
e 

n
u

m
b

er
 o

f 
h

is
to

ri
c 

fe
at

u
re

s.
  

T
o

 t
h

e 
n

o
rt

h
 o

f 
C

la
yp

at
h

 a
re

 a
 s

er
ie

s 
o

f 
V

ic
to

ri
an

 t
e

rr
ac

e
s 

ar
o

u
n

d
 P

ro
vi

d
e

n
ce

 R
o

w
, a

n
d

 c
o

n
ce

n
tr

at
ed

 p
o

st
-w

ar
 h

o
u

si
n

g
 

d
ev

el
o

p
m

en
ts

 t
h

at
 h

av
e 

ta
ke

n
 p

la
ce

 o
n

 t
h

e 
h

ill
si

d
e

 b
et

w
ee

n
 

G
ile

sg
at

e
 a

n
d

 t
h

e 
R

iv
er

 W
ea

r.
 T

h
e 

d
o

m
es

ti
c 

V
ic

to
ri

an
 t

er
ra

ce
d

 

st
re

e
ts

 in
 P

ro
vi

d
e

n
ce

 R
o

w
, W

an
le

ss
 T

er
ra

ce
 a

n
d

 F
in

n
ey

 T
er

ra
ce

 

cr
ea

te
 a

n
 r

ep
et

it
iv

e 
ar

ch
it

e
ct

u
ra

l r
h

yt
h

m
 b

u
ilt

 o
n

 a
 g

ri
d

 s
ys

te
m

 

w
h

er
e 

th
e 

b
ac

k 
la

n
es

 a
n

d
 y

ar
d

s 
p

ro
vi

d
e

 a
 d

is
ti

n
ct

iv
e 

b
u

ilt
 f

o
rm

. 

B
ey

o
n

d
 t

h
is

 a
re

a 
is

 t
h

e 
m

o
d

e
rn

 s
u

b
u

rb
an

 in
fi

ll 
o

f 
sl

ig
h

tl
y 

co
n

tr
as

ti
n

g
 c

h
ar

ac
te

r,
 p

o
st

 w
ar

 1
9

50
’s

 c
o

u
n

ci
l f

la
t 

b
lo

ck
s,

 

d
et

ac
h

ed
 s

u
b

u
rb

an
 lo

w
 d

e
n

si
ty

 b
u

n
g

al
o

w
s 

ce
n

tr
ed

 o
n

 

g
en

er
o

u
s 

cu
l-

d
e-

sa
cs

, a
n

d
 m

o
re

 n
o

te
w

o
rt

h
y 

m
o

d
er

n
 t

er
ra

ce
 

to
w

n
h

o
u

se
s 

in
 K

ep
ie

r 
H

ei
g

h
ts

.  

B
el

o
w

 t
h

is
 t

h
e 

R
iv

er
 W

ea
r 

fl
o

o
d

p
la

in
 c

re
at

es
 it

s 
o

w
n

 o
p

en
 

sp
ac

e.
 T

h
e 

o
p

en
n

es
s 

o
f 

T
h

e 
S

an
d

s,
 t

h
e 

ri
ve

rb
an

ks
 a

n
d

 S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
p

ro
vi

d
e

 a
 lo

n
g

 li
n

ea
r 

co
rr

id
o

r 
o

f 
g

re
e

n
 s

p
ac

e 

th
at

 p
ro

vi
d

e
s 

a 
ve

ry
 s

ce
n

ic
 s

et
ti

n
g

 t
o

 t
h

e 
ri

ve
r 

an
d

 t
h

e 
ad

ja
ce

n
t 

h
o

u
si

n
g

 d
ev

el
o

p
m

en
ts

 c
lo

se
 b

y.
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2
7
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

8
 

S
u

b
-
a

r
e

a
 
d

i
v
i
s
i
o

n
 

T
h

e 
Fr

am
w

el
lg

at
e

 C
h

ar
ac

te
r 

A
re

a 
h

as
 b

ee
n

 d
iv

id
ed

 in
to

 f
iv

e
 

su
b

-c
h

ar
ac

te
r 

ar
ea

s,
 t

o
 a

ss
is

t 
in

 d
ef

in
in

g
 t

h
e 

d
et

ai
le

d
 f

e
at

u
re

s 

th
at

 c
o

n
tr

ib
u

te
 t

o
 t

h
e 

w
id

er
 c

h
ar

ac
te

r 
ar

ea
's

 s
p

ec
ia

l i
n

te
re

st
 

an
d

 s
ig

n
if

ic
an

ce
. T

h
es

e 
su

b
-a

re
as

 s
h

ar
e

 s
o

m
e 

co
m

m
o

n
 t

h
em

es
 

an
d

 c
o

n
si

st
e

n
t 

el
em

en
ts

 b
u

t 
th

e 
as

se
ss

m
en

t 
p

ro
ce

ss
 h

as
 

id
e

n
ti

fi
ed

 t
h

em
 a

s 
h

av
in

g
 a

 d
eg

re
e

 o
f 

in
d

iv
id

u
al

 c
h

ar
ac

te
r 

in
 

th
em

se
lv

es
. T

h
er

e 
ar

e 
so

m
e 

in
st

an
ce

s 
fo

r 
ex

am
p

le
, w

h
er

e 

b
u

ild
in

g
s 

o
f 

a 
si

m
ila

r 
st

yl
e,

 s
ca

le
 a

n
d

 p
er

io
d

 a
re

 lo
ca

te
d

 in
 

d
if

fe
re

n
t 

su
b

-a
re

as
 b

u
t 

th
e 

o
ve

rr
id

in
g

 c
h

ar
ac

te
r 

al
te

rs
 a

s 
a 

re
su

lt
 o

f 
th

e 
st

re
et

s 
an

d
 s

p
ac

es
 t

h
ey

 d
ef

in
e.

 T
h

er
e 

ar
e 

al
so

 s
u

b
-

ar
ea

s 
w

h
er

e 
so

m
e 

o
ve

r-
la

p
p

in
g

 o
cc

u
rs

 a
s 

so
m

e 
st

re
e

ts
 m

ay
 

co
n

tr
ib

u
te

 t
o

 t
h

e 
h

is
to

ri
ca

l a
n

d
 p

h
ys

ic
al

 c
o

n
te

xt
 o

f 
m

o
re

 t
h

an
 

o
n

e 
su

b
-a

re
a.

 

T
h

e 
fo

llo
w

in
g

 s
u

b
-a

re
as

 h
av

e 
b

ee
n

 d
ef

in
ed

 a
s 

p
ar

t 
o

f 
th

e 

ap
p

ra
is

al
 a

ss
es

sm
en

t 
p

ro
ce

ss
: 

1 
A

yk
le

y 
H

ea
d

s 
(i

n
cl

u
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fo
rm

al
 d

ir
t 

an
d

 c
h

ip
p

in
g

 

su
rf

ac
in

g
 a

n
d

 s
o

m
et

im
es

 w
o

o
d

 c
h

ip
p

in
g

s 
p

at
h

s 
ca

n
 b

e 
q

u
it

e
 

w
et

 a
n

d
 m

u
d

d
y 

in
 p

la
ce

s.
 A

t 
th

e 
m

o
u

n
d

 t
o

 t
h

e 
so

u
th

 o
f 

th
e 

D
L

I,
 t

h
e 

b
ir

d
sm

o
u

th
 f

en
ci

n
g

 a
n

d
 p

at
h

w
ay

s 
ar

e 
in

 g
o

o
d

 

co
n

d
it

io
n

 a
n

d
 t

h
e 

is
o

la
te

d
 in

fo
rm

at
io

n
 b

o
ar

d
 h

as
 n

o
t 

b
ee

n
 

va
n

d
al

is
ed

.  

T
h

e 
ca

r 
p

ar
ks

 t
o

 t
h

e 
re

ar
 o

f 
th

e 
D

L
I a

n
d

 t
h

e 
st

at
io

n
 c

ar
 p

ar
k 

ar
e 

in
 r

ea
so

n
ab

le
 c

o
n

d
it

io
n

 t
h

e
 t

ar
m

ac
 h

as
 b

ee
n

 p
at

ch
ed

 u
p

 in
 

p
la

ce
s.

 T
h

e 
D

L
I c

ar
 p

ar
k 

h
as

 lo
w

 k
ey

 p
ai

n
te

d
 g

re
en

 b
ar

ri
er

s 
an

d
 

lig
h

ti
n

g
 in

 g
o

o
d

 o
rd

er
 w

h
ile

 t
h

e 
st

at
io

n
 c

ar
 p

ar
k 

h
as

 a
 m

ix
tu

re
 

o
f 

u
n

co
o

rd
in

at
ed

 s
tr

ee
t 

fu
rn

it
u

re
 t

h
at

 r
at

h
er

 d
et

ra
ct

s 
fr

o
m

 t
h

e 

ar
ea

. 

T
h

e 
fl

ag
g

ed
 p

at
h

w
ay

s 
d

o
w

n
 F

ra
m

w
el

lg
at

e
 P

et
h

 a
re

 in
 g

o
o

d
 

co
n

d
it

io
n

, t
h

e 
ta

rm
ac

 p
as

si
n

g
 t

h
ro

u
g

h
 t

h
e 

w
o

o
d

e
d

 c
u

tt
in

g
 o

n
 

th
e 

w
es

t 
si

d
e

 h
as

 b
ee

n
 r

ec
en

tl
y 

la
id

. T
ar

m
ac

 p
av

em
en

ts
 

ad
ja

ce
n

t 
to

 t
h

e 
W

h
ar

to
n

 P
at

h
 e

n
tr

an
ce

 a
n

d
 t

h
e 

G
ar

d
en

 H
o

u
se

 

p
u

b
lic

 h
o

u
se

 a
n

d
 t

h
e 

ca
rr

ia
g

ew
ay

 a
d

ja
ce

n
t 

in
 d

is
ti

n
ct

iv
e 

re
d

 

ch
ip

p
in

g
s 

ar
e 

in
 r

ea
so

n
ab

le
 c

o
n

d
it

io
n

. T
h

e 
n

ew
 p

ed
es

tr
ia

n
 

cr
o

ss
in

g
, t

ra
ff

ic
 li

g
h

ts
 a

n
d

 s
ig

n
ag

e,
 a

n
d

 s
tr

ee
t 

fu
rn

it
u

re
 a

re
 w

el
l 

m
ai

n
ta

in
ed

. T
h

e 
co

n
cr

et
e 

fl
ag

s 
an

d
 r

ed
 t

ar
m

ac
 c

h
ip

p
in

g
s 

is
 in

 

g
o

o
d

 o
rd

er
 in

 N
o

rt
h

 R
o

ad
 a

n
d

 t
h

e 
lig

h
ti

n
g

 c
o

lu
m

n
’s

 p
ro

vi
d

e
 a

 

g
o

o
d

 f
ir

st
 im

p
re

ss
io

n
 (t

h
e 

se
at

in
g

 o
p

p
o

si
te

 S
t 

L
eo

n
ar

d
's

 S
ch

o
o

l 

h
o

w
ev

er
 n

ee
d

s 
re

p
la

ci
n

g
).

 

T
h

e 
G

ar
d

en
 H

o
u

se
 p

u
b

lic
 h

o
u

se
 a

n
d

 t
h

e 
n

ea
rb

y 
in

te
rw

ar
 a

n
d

 

p
o

st
 w

ar
 h

o
u

si
n

g
 a

re
 w

el
l c

ar
ed

 f
o

r 
an

d
 in

 g
o

o
d

 o
rd

er
. T

h
e 

G
ar

d
en

 H
o

u
se

 h
as

 b
ee

n
 r

ec
en

tl
y 

re
fu

rb
is

h
ed

 a
n

d
 t

as
te

fu
lly
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5
2
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

re
p

ai
n

te
d

. F
u

rt
h

er
 d

o
w

n
 N

o
rt

h
 R

o
ad

 t
h

e 
G

re
y 

T
o

w
er

 f
ro

n
ta

g
e 

ap
p

ea
rs

 t
o

 n
ee

d
 s

o
m

e 
at

te
n

ti
o

n
 t

o
 t

h
e 

lo
ca

lis
ed

 w
ea

th
er

in
g

 o
f 

th
e 

st
o

n
e

w
o

rk
. L

ik
ew

is
e,

 t
h

e 
h

ig
h

 s
to

n
e

 b
o

u
n

d
ar

y 
w

al
ls

 a
n

d
 

th
e 

g
at

e
w

ay
 e

n
tr

an
ce

s 
to

 W
h

ar
to

n
 P

ar
k 

ar
e 

in
 n

ee
d

 o
f 

so
m

e 

si
g

n
if

ic
an

t 
w

o
rk

s;
 w

it
h

 w
al

ls
 b

u
lg

in
g

 in
 p

la
ce

s,
 d

is
p

la
ce

m
en

t 
o

f 

st
o

n
e

w
o

rk
 d

u
e

 t
o

 t
re

e
 r

o
o

ts
 t

o
 t

h
e 

re
ar

 in
 a

d
d

it
io

n
 t

o
 

re
p

o
in

ti
n

g
 a

n
d

 s
to

n
e

 r
ep

la
ce

m
en

t 
b

ei
n

g
 r

eq
u

ir
ed

. 

W
it

h
in

 W
h

ar
to

n
 P

ar
k 

su
rf

ac
in

g
 is

 in
 v

ar
yi

n
g

 c
o

n
d

it
io

n
, 

g
en

er
al

ly
 t

h
e 

ta
rm

ac
 is

 p
at

ch
ed

 in
 p

la
ce

s 
w

it
h

 t
h

e 
o

d
d

 p
o

t 
h

o
le

, 

th
er

e 
ar

e 
ar

ea
s 

o
f 

Y
o

rk
st

o
n

e
 in

 t
h

e 
st

e
p

s 
an

d
 a

d
ja

ce
n

t 
th

e 

b
at

tl
em

en
ts

, t
h

e 
am

p
h

it
h

ea
tr

e 
is

 in
 n

ee
d

 o
f 

re
p

ai
r.

 N
ew

 

co
n

cr
et

e 
st

ep
s 

in
tr

o
d

u
ce

d
 w

it
h

in
 t

h
e 

si
te

 lo
o

k 
in

co
n

g
ru

o
u

s 
an

d
 

n
ee

d
 r

ep
la

ci
n

g
. T

h
e 

tw
o

 a
cc

es
s 

ro
ad

s,
 t

u
rn

in
g

 a
re

a 
an

d
 p

ar
ki

n
g

 

sp
ac

es
 a

re
 g

en
er

al
ly

 in
 d

et
er

io
ra

ti
n

g
 c

o
n

d
it

io
n

. S
tr

ee
t 

fu
rn

it
u

re
 

co
n

si
st

s 
o

f 
an

 a
ss

o
rt

m
en

t 
o

f 
in

te
rc

o
n

n
ec

te
d

 s
ty

le
s,

 v
ar

ie
d

 in
 

d
es

ig
n

 a
n

d
 c

o
n

d
it

io
n

. S
ig

n
ag

e 
w

it
h

in
 t

h
e 

si
te

 a
n

d
 a

t 
th

e 

en
tr

an
ce

s 
is

 v
ar

ie
d

 a
n

d
 p

o
o

r 
q

u
al

it
y 

w
h

ile
 li

g
h

ti
n

g
 is

 

in
ad

eq
u

at
e 

o
r 

o
u

t 
o

f 
o

rd
er

. M
et

al
 g

at
e

s,
 r

ai
lin

g
s 

an
d

 a
rc

h
w

ay
 

o
p

en
in

g
s 

at
 t

h
e 

ac
ce

ss
 p

o
in

ts
 n

ee
d

 t
o

 b
e 

re
p

ai
n

te
d

, r
ep

ai
re

d
 o

r 

re
p

la
ce

d
. 

T
h

e 
p

la
y 

eq
u

ip
m

en
t 

is
 a

 m
ix

tu
re

 o
f 

d
if

fe
ri

n
g

 s
ty

le
s 

th
at

 lo
o

ks
 

ti
re

d
 a

n
d

 o
u

t 
d

at
ed

 a
n

d
 in

 n
ee

d
 o

f 
re

p
la

ce
m

en
t.

 T
h

e 
su

rf
ac

in
g

 

st
ill

 in
 g

ra
ss

 a
n

d
 t

im
b

er
 c

h
ip

p
in

g
s 

is
 q

u
it

e 
w

o
rn

 a
n

d
 a

 li
tt

le
 

m
u

d
d

y 
in

 p
la

ce
s.

 C
lo

se
 b

y 
th

e 
en

cl
o

se
d

 c
ar

 r
ac

in
g

 t
ra

ck
 in

 

ta
rm

ac
 is

 v
er

y 
ti

re
d

 a
n

d
 w

o
rn

, a
n

d
 ju

st
 t

o
 t

h
e 

re
ar

 o
f 

th
is

 t
h

e 

A
m

p
h

it
h

ea
tr

e’
s,

 t
h

e 
g

ra
ss

ed
 b

an
k 

se
at

in
g

 a
re

a 
an

d
 t

h
e 

ta
rm

ac
 

se
m

i-
ci

rc
u

la
r 

su
rf

ac
in

g
 n

ee
d

s 
co

n
si

d
er

ab
le

 a
tt

en
ti

o
n

. T
h

e 
lis

te
d

 

B
at

tl
em

en
ts

 a
re

 in
 d

et
er

io
ra

ti
n

g
 c

o
n

d
it

io
n

 a
n

d
 n

ee
d

 s
tr

u
ct

u
ra

l 

re
p

ai
r 

w
o

rk
 t

o
 t

h
e 

m
ai

n
 b

as
ti

o
n

 s
tr

u
ct

u
re

.  

T
h

e 
at

ta
ch

ed
 c

o
n

n
ec

te
d

 a
n

d
 o

th
er

 in
te

rc
o

n
n

ec
te

d
 w

al
ls

 

ru
n

n
in

g
 t

h
ro

u
g

h
 t

h
e 

si
te

 a
re

 s
u

ff
er

in
g

 f
ro

m
 m

o
ve

m
en

t,
 

lo
ca

lis
ed

 w
ea

th
er

in
g

 a
n

d
 f

ai
le

d
 m

o
rt

ar
 jo

in
ts

, t
h

ey
 a

re
 in

 

u
rg

en
t 

n
ee

d
 o

f 
se

le
ct

iv
e 

re
p

ai
r 

w
o

rk
.  

1
3
 

T
h

e
 
D

e
f
i
n

i
t
i
o

n
 
(
o

r
 
S

u
m

m
a

r
y
)
 
o

f
 
S

p
e

c
i
a

l
 
I
n

t
e

r
e

s
t
 

T
h

is
 s

ec
ti

o
n

 o
f 

th
e 

d
o

cu
m

e
n

t 
d

ef
in

es
 t

h
e 

‘s
p

ec
ia

l a
rc

h
it

ec
tu

ra
l 

o
r 

h
is

to
ri

c 
in

te
re

st
 o

f 
th

e 
A

yk
le

y 
H

ea
d

s 
S

u
b

 C
h

ar
ac

te
r 

A
re

a 

th
at

 w
ar

ra
n

ts
 it

s 
d

es
ig

n
at

io
n

 a
n

d
 c

o
n

se
rv

at
io

n
 a

re
a 

st
at

u
s,

 t
h

e 

‘c
h

ar
ac

te
r 

o
r 

ap
p

ea
ra

n
ce

 o
f 

w
h

ic
h

 it
 is

 d
es

ir
ab

le
 t

o
 p

re
se

rv
e 

o
r 

en
h

an
ce

’ T
h

e 
ar

ea
 h

as
 b

ee
n

 e
va

lu
at

ed
 a

n
d

 d
es

cr
ib

ed
 in

 d
et

ai
l 

in
 t

h
e 

p
re

vi
o

u
s 

se
ct

io
n

s 
th

e 
su

m
 o

f 
th

es
e 

va
lu

es
 a

n
d

 t
h

e 
ke

y 

el
em

e
n

ts
 id

en
ti

fi
ed

 t
h

o
u

g
h

 t
h

e 
ap

p
ra

is
al

 p
ro

ce
ss

 a
re

 

ar
ti

cu
la

te
d

 b
el

o
w

: 

T
h

e 
st

e
ep

 t
er

ra
in

 o
f 

th
e 

A
yk

le
y 

H
ea

d
s,

 W
h

ar
to

n
 P

ar
k 

an
d

 S
t 

C
u

th
b

er
t’

s 
C

h
u

rc
h

 a
re

a 
is

 a
 k

ey
 c

h
ar

ac
te

ri
st

ic
 o

f 
th

e 
se

n
se

 o
f 

p
la

ce
 a

n
d

 h
as

 a
 s

ig
n

if
ic

an
t 

im
p

ac
t 

o
n

 t
h

e 
h

is
to

ry
, b

u
ilt

 f
o

rm
 

an
d

 la
n

d
 u

se
s.

 T
h

e 
ri

d
g

e 
fo

rm
s 

p
ar

t 
o

f 
th

e 
D

u
rh

am
 B

o
w

l 

g
en

er
at

in
g

 a
 g

re
en

 b
ac

kc
lo

th
 o

f 
h

ig
h

 s
ce

n
ic

 v
al

u
e

 a
n

d
 it

 h
as

 a
 

g
re

e
n

 in
fr

as
tr

u
ct

u
re

 o
f 

h
ig

h
 v

is
u

al
 a

n
d

 a
m

en
it

y 
w

o
rt

h
.  

T
h

er
e 

is
 li

tt
le

 in
 t

h
e 

w
ay

 o
f 

b
u

ilt
 f

o
rm

 in
 t

h
is

 a
re

a 
w

h
ic

h
 

en
h

an
ce

s 
it

s 
o

p
en

 n
at

u
re

 a
n

d
 c

h
ar

ac
te

r.
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5
3
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

T
h

e 
ar

ea
 c

o
n

ta
in

s 
a 

n
u

m
b

er
 o

f 
ke

y 
la

n
d

m
ar

k 
b

u
ild

in
g

s 
su

ch
 a

s 

W
h

ar
to

n
 P

ar
ks

’ b
at

tl
em

en
ts

, S
t 

C
u

th
b

er
t’

s 
C

h
u

rc
h

 a
n

d
 t

h
e 

D
L

I 

M
u

se
u

m
 s

et
 in

 w
el

l-
ke

p
t 

sc
e

n
ic

 g
ar

d
en

s,
 c

h
u

rc
h

ya
rd

s 
an

d
 

u
n

d
u

la
ti

n
g

 p
ar

kl
an

d
, c

o
n

ta
in

ed
 b

y 
th

e 
b

u
sy

 t
h

o
ro

u
g

h
fa

re
s 

o
f 

N
o

rt
h

 R
o

ad
 a

n
d

 F
ra

m
w

el
lg

at
e

 P
et

h
 k

ey
 h

is
to

ri
c 

ro
u

te
s 

in
to

 c
it

y 

ce
n

tr
e.

 

In
 t

er
m

s 
o

f 
ar

ch
it

ec
tu

re
, t

h
e 

la
n

d
m

ar
k 

b
u

ild
in

g
s 

ar
e 

q
u

it
e

 

va
ri

ed
 a

s 
re

g
ar

d
s 

to
 b

u
ild

in
g

 t
yp

e,
 s

ty
le

, a
n

d
 f

u
n

ct
io

n
. 

D
is

ti
n

ct
iv

e 
st

ru
ct

u
re

s 
su

ch
 a

s 
T

h
e 

B
at

te
ry

 a
n

d
 v

ie
w

in
g

 

p
la

tf
o

rm
s 

p
ro

vi
d

e
 s

p
ec

ta
cu

la
r 

vi
st

as
 o

f 
D

u
rh

am
 C

at
h

ed
ra

l, 
an

d
 

th
e 

V
ia

d
u

ct
, S

t 
C

u
th

b
er

t’
s 

C
h

u
rc

h
, a

n
d

 t
h

e 
D

u
rh

am
 L

ig
h

t 

In
fa

n
tr

y 
M

u
se

u
m

. T
h

es
e 

b
u

ild
in

g
s 

re
m

ai
n

 d
is

ce
rn

ab
le

 a
n

d
 

in
ta

ct
, a

lt
h

o
u

g
h

 t
h

e 
D

L
I r

em
ai

n
s 

th
e 

o
n

ly
 la

n
d

m
ar

k 
n

o
t 

lis
te

d
 it

 

co
u

ld
 b

e 
id

en
ti

fi
ed

 a
s 

b
ei

n
g

 a
 n

o
n

-d
es

ig
n

at
ed

 h
er

it
ag

e 
as

se
t.

 

T
h

e 
h

is
to

ri
c 

in
te

re
st

 o
f 

A
yk

le
y 

H
ea

d
s 

d
er

iv
es

 f
ro

m
 t

h
e 

la
n

d
 

o
n

ce
 b

el
o

n
g

in
g

 t
o

 t
h

e 
M

ed
ie

va
l C

ro
o

k 
H

al
l E

st
at

e
, t

h
en

 

b
ec

o
m

in
g

 a
 p

it
, o

n
e 

o
f 

a 
fe

w
 p

it
s 

w
it

h
in

 t
h

e 
Fr

am
w

el
lg

at
e

 

C
o

lli
er

y 
S

it
e

 t
h

at
 o

p
en

 u
n

ti
l 1

9
4

9
, m

ak
in

g
 it

 t
h

e 
la

st
 w

o
rk

in
g

 p
it

 

w
it

h
in

 t
h

e 
C

it
y 

lim
it

s.
  

T
h

e 
va

lu
e

 o
f 

W
h

ar
to

n
 P

ar
k 

st
e

m
s 

fr
o

m
 it

s 
h

is
to

ri
c 
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 c
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 b
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 f
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h
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 p
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 b
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 p
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 d
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 c
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 c
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h
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h
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 p
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 c
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 d
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 b
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b
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 c
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 s
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 c
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h
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 b
ee

n
 m

u
ch

 a
lt

e
re

d
 b

u
t 

st
ill

 m
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 p
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b
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 f
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b
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 c
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 d
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 m
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d
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b
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 d
re

ss
in

g
s 

an
d

 s
et

 b
ac

k 
b

u
tt

re
ss

es
. I

t 
h

as
 a

 s
te

ep
 s
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 c
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 m
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ra
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 p
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 p
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l b
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h
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 b
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 b
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n
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 s
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 c
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b
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ra
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 p
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b
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at
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b

ee
n

 r
ef

u
rb

is
h

ed
 a

n
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 c
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b
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 p
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ra
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 b
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 d
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b
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h
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b
ri
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va
ri
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m
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d
 d
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k 
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d

/b
ro
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n
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n
g
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n
d
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d
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 W

h
er
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e 

h
is
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ri
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b

u
ild

in
g
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h

er
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d
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 b
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p
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 o

f 
d

ev
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p
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 b
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o
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h

e 
h
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c 
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p
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h

e 
fo

rm
er

 in
tr

o
d
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n
d

er
in

g
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ev
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m
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t 
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e 
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f 

g
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n
d

er
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 b
u

ild
in
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an
d

 t
h

e 
u

se
 o

f 
n
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n

-
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ca

l b
ri

ck
s 

an
d

 t
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n
g
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T
h

e 
va

ri
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io
n
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n
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, c
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lo
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n

d
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tu
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co
n

tr
ib

u
te

 t
o

 t
h

e 

st
re

e
ts

ce
n

e.
  

T
h

e 
G

at
es

 S
h

o
p

p
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n
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b
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h
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n
d
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g
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n
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e 
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p
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f 
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 c
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 d

ar
k 

h
is

to
ri

c 
b

ri
ck

w
o

rk
 a

n
d

 r
en

d
er

ed
 g

ro
u

n
d

 f
lo

o
rs

.  

In
 c
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ig
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 b
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w
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d
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n
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d
 

b
ro

ke
n

 u
p

 b
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 c
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 d
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T
h

er
e 

ar
e 
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n
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m

b
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f 

d
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fe
ri

n
g
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o

o
f 

ty
p

es
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is
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ly
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te
rm

in
g

le
d

 

w
it

h
in

 t
h
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 s

ta
n

d
ar

d
 t

ra
d

it
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n
al

 p
at

te
rn

. T
h

e 
M

in
er
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H

al
l 

fe
at

u
re

s 
a 

b
al

u
st
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d

e 
p

ar
ap

et
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o
o

f 
w

it
h
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 t

w
o

 s
ta

g
e 
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n
d

 

h
ig
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n

al
 d
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m
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w

it
h
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in
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. T
h

e 
fo

rm
er

 c
in

em
a 

h
as
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d
o

m
ed
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o

o
f 
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id

d
en
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y 

a 
p

ar
ap

et
. S

t 
G

o
d

ri
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C

h
u

rc
h

 f
e
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u
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st
e
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o
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f 

w
it

h
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rg
e 

g
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le
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d

 d
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at
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t 
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it

h
 s

tr
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o
u
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, t
o

p
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rc
h

ed
 c

o
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el
lin

g
 t

o
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 p
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 p
ar
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et
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d

 la
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e 
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er

 p
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n
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le
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 S
t 

G
o

d
ri
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s 

an
d

 S
t 

A
n

n
e’
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C

o
u
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fe
at

u
re
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a 

d
o

u
b

le
 s

p
an

 s
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te
 r

o
o
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 p

ar
ap

et
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n
d

 la
rg

e 
b

ri
ck
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n
e

ys
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T
h

e 
m

ai
n
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o
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f 

o
f 
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e 

R
ai
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ay
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ta
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o

n
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ep
ly

 p
it

ch
ed
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 f
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 p
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u
ri

n
g

 s
to

n
e
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d

 c
h
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n
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h
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n
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at
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n
 e
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g
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t 
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d
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u
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 o
f 
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o
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n
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n
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n
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 c
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h
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 m
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 p
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 f
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 c
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p
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E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

d
o

m
in

at
e

s.
 T

h
e 

g
la
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tr
iu

m
 t

o
 t

h
e 

re
ar

 o
f 

th
e 

B
u
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S

ta
ti

o
n

 d
o
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p
ro
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d

e 
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e 

in
te
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st

. 

In
 H

ig
h

g
at

e 
th

e 
ro

o
fs

ca
p

e 
re

fl
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ts
 t

h
e 

h
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to
ri

c 
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e
p

p
ed
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u

rh
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, t
h

es
e 

ar
e 

in
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te

 w
it

h
 r

ed
 c
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y 
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d

g
e 

ti
le

s 
an

d
 t

h
er
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u
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ri
et
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 c
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o
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p

ro
p
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o
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h
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o
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n
g
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r 
b
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n
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d
 c
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t 
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o

n
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n

w
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er
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o
o
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p

p
er
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s 
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d
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p
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ed

 b
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ck
et
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 T

h
er

e 
ar

e 
g

u
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er
s 

th
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av
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b
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p
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 m
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 p
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 f
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ig
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p
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e 
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p
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ra
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p
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 a

n
d

 f
it

ti
n

g
 d
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h
 c
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t 
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o
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n
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e
r 
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d
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u
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d
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h
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u
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h
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d

 b
u
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o
n

, S
t 

G
o

d
ri

c’
s 

C
h
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n
d

 

S
t 

G
o

d
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c’
s 
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d
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t 

A
n

n
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n
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h
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u
n
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u

e
 b

la
ck

 

p
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d
 c
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t 
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 g
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o
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u
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e

ri
n

g
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d
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n

t 
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n
d

 p
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p
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h
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 t
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p
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at
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 p
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 b
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d
 p
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in
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e 
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h
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o
d
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h
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n
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p
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ra
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 t
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n
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d
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ra
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d
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e

 c
ro

ss
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d
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w
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h
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R
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e 
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e 
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f 
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o
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 d
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d
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h
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 t
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. T
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e 
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h
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 b
u
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 c
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 t
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p
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 f
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at
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 p
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 b
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 d
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 d
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 p
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 d
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 d
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 d
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 d
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n
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b
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 f
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 p
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 f
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 c
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 c
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 f
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l b
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 f
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 p
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 f
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h
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n
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 t
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 f
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at
io

n
, o

f 
ve

rt
ic

al
 

al
u

m
in

iu
m

 w
in

d
o

w
s 

ab
o

ve
 a

n
 e

xt
en

d
ed

 c
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p
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n
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d
is

ti
n

ct
iv

e 
fe

n
es

tr
at

io
n

 f
o

rm
 w

it
h

 s
h

o
p

 f
ro

n
ta

g
es

 b
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it
h

 s
as

h
 w
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 f
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 b
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 p
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 p
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 f
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 b
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b
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 c
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 p
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 f
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 t
ra
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 p
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 c
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, d
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 s
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 t
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 p
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 c
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 f
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b
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 c
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c
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e
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r
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 p
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 o
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 c
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 p
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 t
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 p
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 b
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ra
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b
ri

ck
 w

al
ls

 w
it

h
 f

ro
n

t 

g
ar

d
en

s 
b

eh
in

d
 a

n
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 t
h

e 

o
th

er
 s

id
e

. H
ig

h
g

at
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 t
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ai
lin

g
s.

 

H
ig

h
g

at
e 

fe
at

u
re

s 
h

ig
h

 q
u

al
it

y 
b

o
u

n
d

ar
y 

tr
ea

tm
en

ts
 t

o
 t

h
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h
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l r
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 b
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 t
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 b
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b
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, f
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 b
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b
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b
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n
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n
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 p
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 p
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n

al
 s

ig
n

s,
 f

in
g

er
p

o
st

s 
an

d
 li

g
h

ti
n

g
 c

o
lu

m
n

s 

an
d

 a
d

ja
ce

n
t 

to
 t

h
e 

M
et

h
o

d
is

t 
C

h
u

rc
h

 a
re

 s
o

m
e 

la
rg

e 
co

n
cr

et
e

 

p
la

n
te

rs
. T

h
e 

su
rf

ac
in

g
 is

 g
en

er
al

ly
 o

f 
ta

rm
ac

 s
u

rr
o

u
n

d
ed

 b
y 

co
n

cr
et

e 
re

ct
an

g
u

la
r 

fl
ag

 p
av

em
en

ts
. T

o
 t

h
e 

so
u

th
 w

it
h

in
 t

h
e 

B
u

s 
S

ta
ti

o
n

 t
h

er
e 

is
 a

 li
ve

ly
 m

ix
tu

re
 o

f 
co

o
rd

in
at

ed
 s

ea
ts

, l
it

tl
er

 

b
in

s 
an

d
 s

ig
n

s 
in

 s
tr

o
n

g
 d

ar
k 

b
lu

e 
co

lo
u

rs
. T

h
e 

re
fu

rb
is

h
ed

 

w
h

it
e 

ti
le

d
 f

lo
o

ri
n

g
 a

n
d

 g
la

ss
 a

tr
iu

m
 p

ro
vi

d
e

 a
 li

g
h

t 
an

d
 w

ar
m

 

am
b

ie
n

ce
.  

T
h

e 
n

o
rt

h
 p

ar
t 

o
f 

N
o

rt
h

 R
o

ad
 is

 c
o

ve
re

d
 w

it
h

 c
o

n
cr

et
e 

g
re

y 

re
ct

an
g

u
la

r 
fl

ag
s 

an
d

 s
to

n
e 

ke
rb

s;
 t

h
is

 e
xt

en
d

s 
d

o
w

n
 t

o
 N

ev
ill

e 

S
tr

ee
t.

 O
n

 t
h

e 
o

p
p

o
si

te
 s

id
e 

o
f 

th
e 

ro
ad

 a
re

 s
q

u
ar

e 
re

d
 f

la
g

s 

ad
ja

ce
n

t 
th

e 
b

u
s 

b
ay

s.
 T

h
e 

ca
rr

ia
g

ew
ay

 is
 t

ar
m

ac
 w

it
h

 a
 r

ed
 

ch
ip

p
in

g
. T

h
er

e
 is

 a
 c

o
n

si
d

e
ra

b
le

 a
m

o
u

n
t 

o
f 

st
re

et
 c

lu
tt

er
 in

 

th
is

 lo
ca

lit
y 

in
 p

ar
ti

cu
la

r 
ar

o
u

n
d

 t
h

e 
en

tr
an

ce
 t

o
 t

h
e 

b
u

s 
st

at
io

n
 

an
d

 t
h

e 
ju

n
ct

io
n

 w
it

h
 N

ev
ill

e 
S

tr
ee

t 
w

h
ic

h
 n

eg
at

iv
el

y 
im

p
ac

ts
 

o
n

 t
h

e 
st

re
e

ts
ce

n
e

. 

 
Im

a
ge

 5
1 

A
ro

u
n

d
 S

t 
G

od
ri

c'
s 

a
n

d
 t

h
e 

V
ia

d
u

ct
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c
te

r 
A

re
a
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 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 5
2

 N
or

th
 R

o
a

d
 p

u
bl

ic
 r

ea
lm

 

 

W
it

h
in

 t
h

e 
so

u
th

er
n

 e
n

d
 o

f 
N

o
rt

h
 R

o
ad

 t
h

e 
q

u
al

it
y 

o
f 

th
e 

su
rf

ac
in

g
 im

p
ro

ve
s 

w
it

h
 Y

o
rk

st
o

n
e

 r
ec

ta
n

g
u

la
r 

fl
ag

s 
an

d
 

co
n

se
rv

at
io

n
 k

er
b

s.
 T

h
e 

ca
rr

ia
g

ew
ay

 c
o

n
ti

n
u

e
s 

in
 r

ed
 c

h
ip

p
in

g
 

an
d

 a
t 

th
e 

ju
n

ct
io

n
 w

it
h

 M
ilb

u
rn

g
at

e
 is

 a
n

 a
re

a 
o

f 
an

ti
-s

ki
d

 w
it

h
 

g
ra

n
it

e 
se

tt
 r

u
m

b
le

 s
tr

ip
s.

  

T
h

e 
st

re
et

 f
u

rn
it

u
re

 is
 o

f 
a 

h
ig

h
 q

u
al

it
y,

 w
it

h
 b

la
ck

 c
as

t 
ir

o
n

 

ra
ili

n
g

s,
 b

o
lla

rd
s 

an
d

 li
g

h
ti

n
g

 c
o

lu
m

n
s 

w
it

h
 o

rn
at

e
 la

n
te

rn
s.

 

T
h

e 
co

n
te

m
p

o
ra

ry
 s

to
n

e 
se

at
s 

o
u

ts
id

e
 N

o
 8

0
 a

n
d

 t
h

e 

co
m

b
in

ed
 p

la
st

ic
 p

la
n

te
rs

 a
n

d
 s

ea
ts

 t
o

g
et

h
er

 w
it

h
 t

h
e 

te
le

p
h

o
n

e 
se

rv
ic

e
 b

o
x 

o
n

 t
h

e 
o

p
p

o
si

te
 s

id
e 

o
f 

th
e 

ro
ad

 a
p

p
ea

r 

in
co

n
g

ru
o

u
s 

w
it

h
in

 t
h

e 
st

re
et

sc
en

e
. T

o
w

ar
d

s 
Fr

am
w

el
lg

at
e

 

B
ri

d
g

e 
th

e 
h

ig
h

 q
u

al
it

y 
m

at
er

ia
ls

 c
o

n
ti

n
u

e 
an

d
 li

n
k 

to
 

M
ilb

u
rn

g
at

e 
w

h
er

e 
th

e 
su

rf
ac

e 
tr

ea
tm

en
t 

b
ec

o
m

es
 m

o
re

 

st
an

d
ar

d
is

ed
. 

1
2
 

G
e

n
e

r
a

l
 
C

o
n

d
i
t
i
o

n
 

T
h

e 
ta

rm
ac

 p
at

h
w

ay
s 

le
ad

in
g

 u
p

 S
ta

ti
o

n
 A

p
p

ro
ac

h
 a

n
d

 t
h

e 

Y
o

rk
st

o
n

e
 s

te
p

s 
ar

e 
in

 g
o

o
d

 c
o

n
d

it
io

n
, a

s 
ar

e 
th

e 
re

ce
n

tl
y 

co
m

p
le

te
d

 p
av

in
g

 w
o

rk
s,

 li
g

h
ti

n
g

 a
n

d
 s

tr
ee

t 
fu

rn
it

u
re

 a
d

ja
ce

n
t 

to
 t

h
e 

st
at

io
n

. T
h

e 
m

ai
n

 t
ar

m
ac

 a
cc

es
s 

ro
ad

, s
er

vi
ce

 y
ar

d
s,

 

tu
rn

in
g

 a
re

as
 a

n
d

 c
ar

 p
ar

k 
ap

p
ea

r 
in

 r
ea

so
n

ab
le

 c
o

n
d

it
io

n
.  

T
h

e 
b

u
s 

tu
rn

in
g

 a
re

a 
n

ea
r 

th
e 

ca
r 

p
ar

k 
en

tr
an

ce
 is

 in
 a

 

d
et

er
io

ra
ti

n
g

 c
o

n
d

it
io

n
, w

it
h

 s
o

m
e 

lo
o

se
 k

er
b

s 
an

d
 p

at
ch

ed
 

ta
rm

ac
. T

h
e 

S
ta

ti
o

n
 b

u
ild

in
g

s 
th

em
se

lv
es

 a
n

d
 p

la
tf

o
rm

 c
an

o
p

y 

ar
e 

in
 e

xc
e

lle
n

t 
co

n
d

it
io

n
 f

o
llo

w
in

g
 a

 m
aj

o
r 

re
fu

rb
is

h
m

en
t.

 A
 

n
u

m
b

er
 o

f 
o

u
tb

u
ild

in
g

s 
an

d
 s

h
ed

s 
h

av
e 

b
ee

n
 r

ep
la

ce
d

 b
y 

w
el

l-
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E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

d
es

ig
n

e
d

 a
n

d
 in

te
g

ra
te

d
 g

la
ss

 c
an

o
p

ie
s,

 c
o

n
te

m
p

o
ra

ry
 g

la
ze

d
 

w
ai

ti
n

g
 r

o
o

m
s 

an
d

 g
la

ss
 c

u
rt

ai
n

 w
al

lin
g

. 

T
o

 t
h

e 
so

u
th

 o
f 

th
e 

S
ta

ti
o

n
 a

d
ja

ce
n

t 
S

ta
ti

o
n

 A
p

p
ro

ac
h

 t
h

e 

vi
ew

in
g

 p
la

tf
o

rm
 is

 in
 g

o
o

d
 o

rd
er

. T
h

e 
n

ew
 s

te
p

s 
le

ad
in

g
 d

o
w

n
 

th
e 

st
e

ep
 e

m
b

an
km

en
t 

ad
ja

ce
n

t 
H

ig
h

g
at

e 
ar

e 
in

 g
en

er
al

ly
 

g
o

o
d

 a
s 

is
 t

h
e 

n
ea

rb
y 

p
ed

es
tr

ia
n

 b
ri

d
g

e.
  

H
ig

h
g

at
e,

 c
o

m
p

le
te

d
 in

 t
h

e 
m

id
-2

0
0

0
’s

, i
s 

in
 p

ri
st

in
e 

co
n

d
it

io
n

 

an
d

 t
h

e 
p

ro
p

er
ti

es
 a

p
p

ea
r 

w
el

l m
ai

n
ta

in
ed

 r
eg

u
la

rl
y.

 T
h

e 

p
u

b
lic

 r
ea

lm
 is

 in
 e

xc
el

le
n

t 
co

n
d

it
io

n
 a

s 
ar

e 
th

e 
h

ig
h

w
ay

s 
an

d
 

st
re

e
t 

fu
rn

it
u

re
.  

T
h

e 
ta

rm
ac

 p
av

em
e

n
ts

 a
d

ja
ce

n
t 

to
 F

ra
m

w
el

lg
at

e 
P

et
h

 a
re

 in
 

re
as

o
n

ab
le

 c
o

n
d

it
io

n
, w

it
h

 t
h

e 
st

o
n

e
 w

al
ls

 a
n

d
 r

ai
lin

g
s 

p
ro

vi
d

in
g

 a
cc

es
s 

an
d

 a
 p

ed
es

tr
ia

n
 r

o
u

te
 t

o
 H

ig
h

g
at

e 
al

so
 in

 

g
o

o
d

 o
rd

er
. 

A
ro

u
n

d
 S

t 
G

o
d

ri
c’

s,
 t

h
e 

su
rf

ac
in

g
 is

 g
en

er
al

ly
 g

o
o

d
 a

s 
is

 t
h

e 

tr
ea

tm
en

t 
ar

o
u

n
d

 S
t 

G
o

d
ri

c’
s 

C
h

u
rc

h
 a

n
d

 S
t 

G
o

d
ri

c’
s 

an
d

 S
t 

A
n

n
e’

s 
C

o
u

rt
 C

h
ar

e.
 T

h
e 

lis
te

d
 b

u
ild

in
g

s 
th

em
se

lv
es

 a
p

p
ea

r 

w
el

l c
ar

ed
 f

o
r 

w
it

h
 r

ec
en

t 
w

o
rk

 c
ar

ri
ed

 o
u

t 
to

 a
 h

ig
h

 s
ta

n
d

ar
d

. 

T
o

 t
h

e 
re

ar
 o

f 
T

en
te

r 
T

er
ra

ce
, s

o
m

e 
o

f 
th

e 
co

b
b

le
s 

ar
e 

u
n

ev
en

, 

w
h

er
e 

to
 t

h
e 

P
re

sb
yt

er
y 

th
e 

u
n

ev
en

 c
o

b
b

le
 s

u
rf

ac
e

 h
as

 b
ee

n
 

re
p

la
ce

d
 b

y 
n

ew
 t

ar
m

ac
 s

u
rf

ac
in

g
.  

T
en

te
r 

T
e

rr
ac

e
 is

 g
en

er
al

ly
 in

 g
o

o
d

 o
rd

er
 b

u
t 

th
e 

en
cr

o
ac

h
m

en
t 

o
f 

u
P

V
C

 is
 e

vi
d

e
n

t 
in

 w
in

d
o

w
s 

an
d

 d
o

o
rs

. T
o

 t
h

e 

fr
o

n
t 

th
e 

p
la

n
t 

co
n

ta
in

er
s,

 t
er

ra
ce

 g
ar

d
en

s,
 o

u
tb

u
ild

in
g

s 
an

d
 

ve
h

ic
u

la
r 

an
d

 p
ar

ki
n

g
 a

re
as

 a
n

d
 m

ix
es

 o
f 

su
rf

ac
in

g
 a

p
p

ea
r 

u
n

co
o

rd
in

at
ed

.  

A
d

ja
ce

n
t 

to
 t

h
e 

V
ia

d
u

ct
 r

o
u

n
d

ab
o

u
t 

th
e 

su
rf

ac
in

g
 a

n
d

 s
tr

ee
t 

fu
rn

it
u

re
 is

 g
en

er
al

ly
 in

 r
ea

so
n

ab
le

 o
rd

er
 w

it
h

 t
h

e 
p

ed
es

tr
ia

n
 

b
ri

d
g

e 
ac

ro
ss

 t
h

e 
A

6
9

0
,t

h
e 

co
n

cr
et

e 
st

ep
s 

an
d

 r
ai

lin
g

s 
b

ei
n

g
 

w
el

l m
ai

n
ta

in
ed

. A
d

ja
ce

n
t 

to
 t

h
e 

M
et

h
o

d
is

t 
C

h
u

rc
h

 t
h

e 
la

rg
e 

co
n

cr
et

e 
p

la
n

te
rs

 w
it

h
 s

h
ru

b
s 

p
la

n
ti

n
g

 a
p

p
ea

r 
ti

re
d

 a
n

d
 d

at
ed

.  

T
h

e 
h

ar
d

 s
u

rf
ac

in
g

 in
 t

h
is

 a
re

a 
is

 in
 r

ea
so

n
ab

le
 o

rd
er

 w
it

h
 t

h
e 

ta
rm

ac
 c

ar
ri

ag
ew

ay
 a

n
d

 c
o

n
cr

et
e 

re
ct

an
g

u
la

r 
fl

ag
 p

av
em

en
ts

 

n
ee

d
in

g
 a

tt
e

n
ti

o
n

 in
 s

o
m

e 
lo

ca
lis

ed
 a

re
as

. M
et

ca
lf

e 
H

o
u

se
 o

n
 

th
e 

co
rn

er
 w

it
h

 t
h

e 
A

6
9

0
 is

 in
 g

o
o

d
 c

o
n

d
it

io
n

, a
lt

h
o

u
g

h
 t

h
e 

h
ar

d
 s

u
rf

ac
in

g
 u

n
d

er
 t

h
e 

co
lo

n
n

ad
es

 n
ee

d
s 

so
m

e 
re

p
ai

r 
w

o
rk

. 

T
h

e 
lis

te
d

 M
et

h
o

d
is

t 
C

h
u

rc
h

 is
 in

 p
ri

st
in

e 
co

n
d

it
io

n
 f

o
llo

w
in

g
 

co
n

si
d

er
ab

le
 in

ve
st

m
en

t 
an

d
 r

es
to

ra
ti

o
n

 w
o

rk
.  

T
h

e 
co

n
cr

et
e

 f
o

re
co

u
rt

 a
n

d
 t

u
rn

in
g

 a
re

a 
o

f 
th

e 
b

u
s 

st
at

io
n

 h
as

 

a 
p

o
o

r 
g

en
er

al
 a

p
p

ea
ra

n
ce

 a
n

d
 is

 p
o

te
n

ti
al

ly
 p

ar
t 

o
f 

a 
m

aj
o

r 

re
d

ev
el

o
p

m
en

t 
sc

h
em

e.
 W

it
h

in
 t

h
e 

b
u

s 
st

at
io

n
 t

h
er

e 
is

 a
 

m
ix

tu
re

 o
f 

co
o

rd
in

at
ed

 s
ea

ts
, b

in
s 

an
d

 s
ig

n
s,

 t
h

es
e 

re
m

ai
n

 in
 

g
o

o
d

 c
o

n
d

it
io

n
 a

s 
d

o
es

 t
h

e 
w

h
it

e 
ti

le
d

 f
lo

o
ri

n
g

 a
n

d
 g

la
ss

 

at
ri

u
m

. T
h

e 
u

p
p

er
 p

ar
t 

o
f 

N
o

rt
h

 R
o

ad
 w

it
h

 it
s 

m
ix

tu
re

 o
f 

co
n

cr
et

e 
m

at
er

ia
ls

, c
lu

tt
e

r 
o

f 
st

re
et

 s
ig

n
s 

an
d

 s
tr

ee
t 

fu
rn

it
u

re
 

ap
p

ea
r 

o
ve

ra
ll 

o
u

t-
d

at
ed

. S
o

m
e 

o
f 

th
e 

b
u

ild
in

g
s 

ad
ja

ce
n

t 
to

 

th
e 

st
re

e
t 

h
er

e 
al

so
 e

xh
ib

it
 a

 la
ck

 o
f 

g
en

er
al

 m
ai

n
te

n
an

ce
 a

n
d

 

re
in

fo
rc

e 
th

is
 g

en
er

al
 t

ir
ed

 a
m

b
ie

n
ce

.  
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 F
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e
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te

 

B
ey

o
n
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 N

ev
ill
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S

tr
ee

t 
th

e 
q

u
al

it
y 

o
f 

th
e 

su
rf

ac
in

g
 im

p
ro

ve
s 

h
o

w
ev

er
 t

h
e 

su
rf

ac
in

g
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 p
at

ch
ed

 in
 p

la
ce

s 
w

it
h

 b
la

ck
 t

ar
m

ac
 

in
fi

ll,
 a

n
d

 m
o

ve
m

en
t 
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 e

vi
d

e
n

t.
  

S
o

m
e 

o
f 

th
e 

ca
st

 ir
o

n
 b

la
ck

 r
ai

lin
g

s,
 b

o
lla

rd
s 

an
d

 li
g

h
ti

n
g

 

co
lu

m
n

s 
n

ee
d

 r
ep

ai
n

ti
n

g
. T

h
e 

co
n

te
m

p
o

ra
ry

 s
to

n
e 

se
at

s 
an

d
 

th
e 

b
la

ck
 p

la
st

ic
 p

la
n

te
rs

 h
av

e 
b

ee
n

 v
an

d
al

is
ed

 in
 p

la
ce

s.
 A

t 

Fr
am

w
el

lg
at

e
 B

ri
d

g
e 

th
e 

h
ig

h
 q

u
al

it
y 

m
at

er
ia

ls
 a

re
 o

ft
en

 

p
at

ch
ed

 h
er

e,
 t

h
e 

g
ra

n
it

e 
se

tt
 r

u
m

b
le

 s
tr

ip
s 

at
 t

h
e 

m
ai

n
 r

o
ad

 a
t 

th
e 

ju
n

ct
io

n
 a

re
 in

 f
ai

r 
co

n
d

it
io

n
. I

n
 M

ilb
u

rn
g

at
e

 t
h

e 
su

rf
ac

in
g

 

re
tu

rn
s 

to
 t

ar
m

ac
 in

 t
h

e 
p

av
em

en
t 

w
h

ic
h

 is
 in

 g
o

o
d

 o
rd

er
.  

T
h

e 
co

n
d

it
io

n
 o

f 
th

e 
b

u
ild

in
g

s 
in

 t
h

is
 p

ar
t 

o
f 

th
e 

st
re

et
 v

ar
ie

s,
 

th
e 

re
ce

n
t 

d
ev

el
o

p
m

en
ts

 a
t 

th
e 

b
o

tt
o

m
 o

f 
th

e 
st

re
e

t 
ar

e 
in

 

re
as

o
n

ab
le

 c
o

n
d

it
io

n
 a

s 
ar

e 
a 

n
u

m
b

er
 o

f 
V

ic
to

ri
an

 c
o

m
m

er
ci

al
 

b
u

ild
in

g
s,

 h
o

w
ev

er
 s

o
m

e 
o

f 
th

e 
u

n
it

s 
ar

e 
em

p
ty

 a
n

d
 a

s 
a 

re
su

lt
 

th
e 

fr
o

n
ta

g
es

 a
p

p
ea

r 
ti

re
d

 a
n

d
 u

n
m

ai
n

ta
in

ed
 w

h
ic

h
 b

lig
h

ts
 t

h
e 

st
re

e
ts

ce
n

e
. B

o
th

 t
h

e 
lis

te
d

 f
o

rm
er

 M
in

er
s 

H
al

l a
n

d
 t

h
e 

fo
rm

er
 

ci
n

em
a 

in
 N

o
rt

h
 R

o
ad

 a
re

 in
 n

ee
d

 o
f 

re
p

ai
r 

an
d

 r
es

to
ra

ti
o

n
.  

1
3
 

T
h

e
 
D

e
f
i
n

i
t
i
o

n
 
(
o

r
 
S

u
m

m
a

r
y
)
 
o

f
 
S

p
e

c
i
a

l
 
I
n

t
e

r
e

s
t
 

T
h

is
 s

ec
ti

o
n

 o
f 

th
e 

d
o

cu
m

e
n

t 
d

ef
in

es
 t

h
e 

‘s
p

ec
ia

l a
rc

h
it

ec
tu

ra
l 

o
r 

h
is

to
ri

c 
in

te
re

st
 o

f 
th

e 
N

o
rt

h
 R

o
ad

 S
u

b
 C

h
ar

ac
te

r 
A

re
a 

th
at

 

w
ar

ra
n

ts
 it

s 
d

es
ig

n
at

io
n

 a
n

d
 c

o
n

se
rv

at
io

n
 a

re
a 

st
at

u
s,

 t
h

e 

‘c
h

ar
ac

te
r 

o
r 

ap
p

e
ar

an
ce

 o
f 

w
h

ic
h

 it
 is

 d
es

ir
ab

le
 t

o
 p

re
se

rv
e 

o
r 

en
h

an
ce

’. 
T

h
e 

ar
ea

 h
as

 b
ee

n
 e

va
lu

at
ed

 a
n

d
 d

es
cr

ib
ed

 in
 d

et
ai

l 

in
 t

h
e 

p
re

vi
o

u
s 

se
ct

io
n

s 
th

e 
su

m
 o

f 
th

es
e 

va
lu

e
s 

an
d

 t
h

e 
ke

y 

el
em

e
n

ts
 id

en
ti

fi
ed

 t
h

o
u

g
h

 t
h

e 
ap

p
ra

is
al

 p
ro

ce
ss

 is
 a

rt
ic

u
la

te
d

 

b
el

o
w

: 

T
h

e 
h

is
to

ri
c 

si
g

n
if

ic
an

ce
 o

f 
th

is
 a

re
a 

d
er

iv
es

 p
ar

tl
y 

fr
o

m
 t

h
e 

lin
ea

r 
ro

u
te

s 
b

e
in

g
 a

n
 im

p
o

rt
an

t 
su

rv
iv

in
g

 e
xa

m
p

le
 1

9
th

 

ce
n

tu
ry

 e
xp

an
si

o
n

 o
f 

th
is

 s
ec

to
r 

o
f 

th
e 

C
it

y,
 h

ea
vi

ly
 in

fl
u

e
n

ce
d

 

b
y 

19
th

 c
en

tu
ry

 in
d

u
st

ri
al

is
at

io
n

. T
h

e 
lo

ca
l t

o
p

o
g

ra
p

h
y 

g
iv

es
 

ri
se

 t
o

w
ar

d
s 

th
e 

st
at

io
n

 f
ro

m
 w

h
ic

h
 t

h
er

e 
ar

e 
o

u
ts

ta
n

d
in

g
 

vi
ew

s 
so

u
th

w
ar

d
s 

to
w

ar
d

s 
th

e 
W

o
rl

d
 H

er
it

ag
e 

S
it

e
, i

n
cl

u
d

in
g

 

S
t 

G
o

d
ri

c’
s 

C
h

u
rc

h
 in

 t
h

e 
fo

re
g

ro
u

n
d

.  

T
h

e 
d

ef
in

in
g

 s
tr

u
ct

u
re

 in
 t

h
e 

ar
ea

 w
h

ic
h

 d
o

m
in

at
es

 t
h

e 

st
re

e
ts

ce
n

e
 is

 t
h

e 
11

 a
rc

h
ed

 V
ia

d
u

ct
 c

re
at

in
g

 a
 s

tr
o

n
g

 g
at

ew
ay

 

fe
at

u
re

.  

In
 t

er
m

s 
o

f 
ar

ch
it

ec
tu

ra
l v

al
u

e
, t

h
e 

ar
ea

 c
o

n
ta

in
s 

a 
h

u
g

e 
va

ri
et

y 

o
f 

st
yl

es
. W

it
h

in
 N

o
rt

h
 R

o
ad

 it
se

lf
 b

u
ild

in
g

s 
ra

n
g

e 
fr

o
m

 t
al

l 

V
ic

to
ri

an
 c

o
m

m
er

ci
al

 b
u

ild
in

g
s,

 w
it

h
 o

rd
er

ed
 f

ac
ad

es
 a

n
d

 

h
is

to
ri

c 
sh

o
p

fr
o

n
ts

, t
o

 k
ey

 li
st

e
d

 b
u

ild
in

g
s 

o
f 

th
e 

d
is

ti
n

ct
iv

e 

ra
ilw

ay
 s

ta
ti

o
n

 a
n

d
 V

ia
d

u
ct

, t
h

e 
M

in
er

s 
H

al
l i

m
p

o
si

n
g

 f
ro

n
ta

g
e 

an
d

 p
ro

m
in

en
t 

ro
o

fl
in

e 
an

d
 t

h
e 

B
et

h
el

 M
et

h
o

d
is

t 
C

h
ap

el
 

cl
as

si
ca

l f
aç

ad
e,

 t
o

 t
h

e 
p

la
in

 b
lo

ck
s 

an
d

 b
ru

ta
l a

rc
h

it
e

ct
u

re
 o

f 

th
e 

19
6

0
’s

 m
o

d
e

rn
 o

ff
ic

es
. T

en
te

r 
T

er
ra

ce
, a

 s
h

o
rt

 li
n

ea
r 

ro
w

 o
f 

te
rr

ac
e

 h
o

u
se

s 
an

d
 li

n
ea

r 
ro

o
f 

fo
rm

 is
 q

u
it

e 
a 

co
n

tr
as

t 
to

 S
t 

G
o

d
ri

c’
s 

C
h

u
rc

h
 a

 s
tr

o
n

g
, l

o
ca

l l
an

d
m

ar
k 

b
u

ilt
 in

 t
h

e 
G

o
th

ic
 

st
yl

e 
b

y 
E

 W
 P

u
g

in
 w

it
h

 a
 d

is
ti

n
ct

iv
e 

to
w

er
 a

n
d

 b
u

tt
re

ss
es

 a
n

d
 

th
e 

S
t 

A
n

n
e’

s 
C

o
u

rt
 t

h
e 

fo
rm

er
 1

8
th

 c
en

tu
ry

 C
o

n
ve

n
t,

 a
 t

al
l 

th
re

e
 s

to
re

y 
im

p
o

si
n

g
 r

en
d

er
ed

 a
n

d
 b

ri
ck

 b
u

ild
in

g
, a

 k
ey

 f
o

ca
l 

p
o

in
t 

o
n

 t
h

e 
b

u
sy

 r
o

ad
 ju

n
ct

io
n

.  
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8
8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

T
h

is
 t

o
w

n
sc

ap
e 

co
n

tr
ib

u
te

s 
si

g
n

if
ic

an
tl

y 
to

 t
h

e 
d

is
ti

n
ct

iv
en

es
s 

o
f 

th
e 

ar
ea

 a
n

d
 p

ro
vi

d
e

s 
ri

ch
 r

h
yt

h
m

 in
 t

h
e 

st
re

et
sc

e
n

e 
an

d
 

m
em

o
ra

b
le

 r
o

o
fs

ca
p

es
. T

h
er

e 
is

 a
n

 o
ve

rr
id

in
g

 h
ar

m
o

n
y 

o
f 

m
at

er
ia

ls
, d

et
ai

lin
g

 a
n

d
 s

ca
le

. T
h

e 
p

h
ys

ic
al

 in
te

g
ri

ty
 o

f 
th

e 

h
is

to
ri

c 
b

u
ild

in
g

 s
to

ck
 is

 r
el

at
iv

el
y 

h
ig

h
 w

it
h

 m
an

y 
su

rv
iv

in
g

 

fe
at

u
re

s 
o

f 
in

te
re

st
 p

re
se

rv
ed

. T
h

e 
se

tt
in

g
 o

f 
th

e 
h

is
to

ri
c 

b
u

ild
in

g
s 

is
 g

re
at

ly
 e

n
h

an
ce

d
 b

y 
th

e 
tr

ad
it

io
n

al
 f

o
rm

s 
o

f 

su
rf

ac
in

g
 t

re
at

m
en

ts
.  

T
h

er
e 

is
 li

tt
le

 o
p

en
 s

p
ac

e 
in

 t
h

is
 a

re
a 

b
u

t 
th

er
e 

ar
e 

a 
fe

w
 

va
lu

ab
le

 g
re

en
 s

p
ac

es
 a

d
ja

ce
n

t 
to

 t
h

e 
S

ta
ti

o
n

 a
n

d
 a

t 
th

e 
to

p
 o

f 

N
o

rt
h

 R
o

ad
. T

h
e 

b
ac

k 
ya

rd
s 

an
d

 g
ar

d
en

s 
in

 T
en

te
r 

T
er

ra
ce

, S
t 

A
n

n
e’

s 
C

o
u

rt
 a

n
d

 H
ig

h
g

at
e 

p
ro

vi
d

e
 n

o
ta

b
le

 e
n

cl
o

se
d

 s
p

ac
es

, 

al
so

 w
it

h
in

 H
ig

h
g

at
e 

ar
e

 w
el

l d
es

ig
n

e
d

 li
n

ke
d

 c
o

u
rt

ya
rd

s 
an

d
 

sq
u

ar
es

. A
ll 

th
es

e 
sp

ac
e

s 
to

g
et

h
er

 p
ro

vi
d

e
 a

 r
ic

h
 a

n
d

 v
ar

ie
d

 

to
w

n
sc

ap
e 

o
f 

ae
st

h
et

ic
 w

o
rt

h
 t

h
at

 s
tr

o
n

g
ly

 in
fl

u
en

ce
s 

th
e 

ch
ar

ac
te

r 
o

f 
th

e 
co

n
se

rv
at

io
n

 a
re

a.
 

In
 t

h
is

 s
u

b
-c

h
ar

ac
te

r 
ar

ea
 it

 is
 t

h
e 

to
p

o
g

ra
p

h
y,

 h
is

to
ry

 a
n

d
 

b
u

ild
in

g
s 

th
at

 c
re

at
e

 a
n

 e
n

vi
ro

n
m

en
t 

o
f 

h
ig

h
 s

ig
n

if
ic

an
ce

 t
h

at
 

co
n

tr
ib

u
te

s 
to

 t
h

e 
ch

ar
ac

te
r 

an
d

 s
p

ec
ia

l i
n

te
re

st
 o

f 
th

e 
w

h
o

le
 

co
n

se
rv

at
io

n
 a

re
a.

 

 
Im

a
ge

 5
3 

C
h

a
ra

ct
er

 A
re

a
 3
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8
9
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

S
U

B
 
C

H
A

R
A

C
T

E
R

 
A

R
E

A
 
3

 
-
 

M
I
L

B
U

R
N

G
A

T
E
/
S

I
D

E
G

A
T

E
/
C

R
O

O
K

 
H

A
L

L
 

1
 

L
o

c
a

t
i
o

n
 
a

n
d

 
B

o
u

n
d

a
r
y
 
D

e
s
c

r
i
p

t
i
o

n
 

T
h

e 
M

ilb
u

rn
g

at
e

/S
id

eg
at

e
/C

ro
o

k 
H

al
l s

u
b

-c
h

ar
ac

te
r 

ar
ea

 li
es

 in
 

th
e 

n
o

rt
h

 w
es

te
rn

 p
ar

t 
o

f 
th

e 
co

n
se

rv
at

io
n

 a
re

a 
fr

o
n

ti
n

g
 o

n
to

 

th
e 

R
iv

er
 W

ea
r 

an
d

 t
h

e 
N

o
rt

h
 R

o
ad

/S
t 

G
o

d
ri

c’
s 

su
b

 c
h

ar
ac

te
r 

ar
ea

. T
h

e 
fa

rm
la

n
d

 a
n

d
 r

iv
er

b
an

ks
 in

 t
h

e 
ea

st
e

rn
 p

ar
t 

o
f 

th
e 

su
b

-a
re

a 
p

ro
vi

d
e

 a
 w

id
e 

va
ri

et
y 

o
f 

la
n

d
sc

ap
es

 a
n

d
 la

n
d

 u
se

s 

an
d

 f
o

rm
’s

 p
ar

t 
o

f 
th

e 
ru

ra
l f

ri
n

g
e 

o
n

 t
h

e 
o

u
ts

ki
rt

s 
o

f 
th

is
 p

ar
t 

o
f 

th
e 

C
it

y.
 T

h
e 

ar
ea

 c
o

m
p

ri
se

s 
o

f 
fo

u
r 

m
ai

n
 e

le
m

en
ts

 t
h

es
e 

b
ei

n
g

 M
ilb

u
rn

g
at

e
, F

ra
m

w
el

lg
at

e
 w

at
er

si
d

e
, S

id
eg

at
e

 a
n

d
 

C
ro

o
k 

H
al

l; 
al

l o
f 

w
h

ic
h

 h
av

e 
th

ei
r 

o
w

n
 d

is
ti

n
ct

iv
en

es
s 

an
d

 

ch
ar

ac
te

r.
 

T
h

e 
b

o
u

n
d

ar
y 

o
f 

th
is

 s
u

b
-a

re
a 

is
 f

o
rm

ed
 t

o
 t

h
e 

w
es

t 
b

y 
th

e 

so
u

th
er

n
 s

tr
et

ch
 o

f 
F

ra
m

w
el

lg
at

e
 P

et
h

 a
n

d
 t

h
e 

ro
u

n
d

ab
o

u
t 

lin
ki

n
g

 u
p

 w
it

h
 t

h
e 

A
6

9
0

. T
h

e 
R

iv
er

 W
e

ar
 a

n
d

 t
h

e 
ri

ve
rb

an
ks

 

fo
rm

 t
h

e 
so

u
th

er
n

 b
o

u
n

d
ar

y,
 w

h
ile

 t
h

e 
ea

st
er

n
 b

o
u

n
d

ar
y 

m
er

g
es

 in
to

 t
h

e 
fa

rm
la

n
d

 a
n

d
 t

h
e 

fl
o

o
d

 p
la

in
. T

h
e 

ra
ilw

ay
 li

n
e 

to
 t

h
e 

n
o

rt
h

 p
ro

vi
d

e
s 

a 
d

ef
in

it
e

 b
o

u
n

d
ar

y 
en

cl
o

si
n

g
 t

h
e 

b
ac

k 
o

f 

S
id

eg
at

e 
an

d
 t

h
e 

fa
rm

la
n

d
 t

o
 t

h
e 

re
ar

 o
f 

C
ro

o
k 

H
al

l.
  

T
h

e 
ar

ea
’s

 p
ri

n
ci

p
le

 s
tr

ee
ts

 a
re

 t
h

e 
b

u
sy

 F
ra

m
w

el
lg

at
e

 P
et

h
 

(A
6

9
1)

, t
h

e 
tr

af
fi

c 
co

n
tr

o
lle

d
 ju

n
ct

io
n

 a
t 

th
e 

b
o

tt
o

m
 o

f 
th

e 
P

e
th

 

lin
ki

n
g

 w
it

h
 t

h
e 

th
ro

u
g

h
 r

o
ad

, t
h

e 
A

6
9

0
 t

h
at

 le
ad

s 
fr

o
m

 N
o

rt
h

 

R
o

ad
 t

o
 G

ile
sg

at
e

 v
ia

 M
ilb

u
rn

g
at

e
 B

ri
d

g
e 

b
o

rd
er

in
g

 t
h

e 
e

d
g

e 

o
f 

th
e

 r
o

u
te

 a
cr

o
ss

 t
o

 E
lv

et
 v

ia
 N

ew
 E

lv
et

 B
ri

d
g

e.
 O

th
er

 m
o

re
 

tr
ad

it
io

n
al

 r
o

u
te

s 
w

it
h

 h
is

to
ri

c 
b

ac
kg

ro
u

n
d

s 
w

it
h

in
 t

h
e 

ar
ea

 a
re

 

S
id

eg
at

e 
an

d
 F

ra
m

w
el

lg
at

e
 w

at
er

si
d

e
. 

2
 

S
e

t
t
i
n

g
 

T
h

e 
fa

rm
la

n
d

 t
h

at
 li

es
 o

n
 t

h
e 

sl
o

p
es

 a
n

d
 w

it
h

in
 t

h
e 

fl
o

o
d

p
la

in
 

o
f 

th
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n
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 k
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p
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d
is

so
n

 H
ot

el
, M

ill
bu

rn
g

a
te

 H
o

us
e 

a
n

d
 t

h
e 

ru
ra

l c
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p
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 c
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 b
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p
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 c
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e
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 c
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b
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 d
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 d
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p
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 c
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 c
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 b
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h
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 c
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 r
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 b
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b
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 b
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 c
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 p
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 b
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 p
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 f
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w
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 c
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 c
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ra
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 d
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 b
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g
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 b
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 b
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 c
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ra
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 p
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 c
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 b
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b
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 m
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 b
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, f
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 b
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h
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 d
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 b
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 f
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 d
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ra
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 p
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w
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 D
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ra
d
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l d
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 D
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 c
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 d
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 c
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 c
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 c
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p
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l 
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 b
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d
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n
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 b
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ed
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o
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 c
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d
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h
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b
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m
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d
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 b
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 c
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u
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d
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s 
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o
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d

o
w

s.
  

O
th
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o
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an
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s 
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u
d

e 
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T

u
d
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r 
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 d

o
o

rs
, 

st
o
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s,
 d
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e

d
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n
te
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h
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u

n
d
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an

d
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o

u
ld

e
d
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n
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h
e 

b
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n
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o
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e 
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o
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h
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 C
o
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h
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o
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d
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t 

d
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 f
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m
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h
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 c
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n
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o
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y 
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e
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f 

b
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ck
 in

 E
n
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d
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l 
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n
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o
f 
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b
er

 f
ra
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p
o
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7t
h

 c
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u
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n
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er
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e

at
u

re
s 

o
f 

in
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u
d

e 
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w
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 d
o
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r 
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e 
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g
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h
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g
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e

n
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l-
h
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d
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 c

en
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al
 d

o
o
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n

d
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h
e 
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ri
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o
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l b
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O
n
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h
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o
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p
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e 

o
f 
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e 
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o

 t
h

e 
w
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t 
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e 

G
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d
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d
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n
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 e
ar

ly
 1

8
th

 c
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tu
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o

rm
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d
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 c
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s 
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f 
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 b
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b
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n
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l b
o
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d
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it
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e 
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u

n
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h
e 
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g
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 p
ig
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 d
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h
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f 
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b
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 c
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b
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b
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 m
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, f
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p
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 r
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h
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 p
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b
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l d
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 b
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 c
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 d
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 t
h

e 
vi

su
al

 

w
ei

g
h

t 
o

f 
b

al
u

st
ra

d
in

g
 s

tr
u

ct
u

re
. I

t 
is

 a
 k

ey
 f

o
ca

l p
o

in
t 

al
o

n
g

 

th
e 

ri
ve

rs
id

e
.  

T
h

e 
R

ad
is

so
n

 B
lu

H
o

te
l a

d
ja

ce
n

t 
is

 a
 f

iv
e 

st
o

re
y 

b
u

ild
in

g
 t

h
at

 

h
as

 a
 g

en
tl

y 
cu

rv
in

g
 f

ro
n

ta
g

e 
w

it
h

 a
 c

en
tr

al
 g

la
ze

d
 p

ro
je

ct
io

n
 

to
w

er
 r

is
in

g
 a

b
o

ve
 t

h
e 

ro
o

fl
in

e 
fr

o
n

ta
g

e.
 T

h
e 

co
n

te
m

p
o

ra
ry

 

el
ev

at
io

n
s 

ar
e 

b
ro

ke
n

 u
p

 b
y 

a 
rh

yt
h

m
ic

 f
en

es
tr

at
io

n
 p

at
te

rn
 

w
it

h
 a

 s
tr

o
n

g
 v

er
ti

ca
l e

m
p

h
as

is
. T

h
er

e 
ar

e 
n

o
ta

b
le

 c
h

an
g

es
 in

 

m
at

er
ia

ls
 t

o
 b

re
ak

 u
p

 t
h

e 
b

u
ild

in
g

s 
m

as
si

n
g

, o
n

 t
h

e 
g

ro
u

n
d

 

fl
o

o
r 

it
 f

ea
tu

re
s 

st
o

n
e

 a
n

d
 la

rg
e 

al
u

m
in

iu
m

 f
ra

m
ed

 g
la

zi
n

g
 

p
an

e
ls

, a
b

o
ve

 is
 b

ri
ck

 w
it

h
 t

h
e 

ro
o

f 
sp

ac
e

 in
co

rp
o

ra
ti

n
g

 f
la

t 

ro
o

f 
d

o
rm

er
s.

  

 
Im

a
ge

 6
2

 P
en

n
yf

er
ry

 B
ri

d
ge

 a
n

d
 R

a
d

is
so

n
 B

lu
 H

ot
el

 

T
h

e 
N

at
io

n
al

 S
av

in
g

s 
an

d
 P

as
sp

o
rt

 o
ff

ic
e 

b
u

ild
in

g
 b

u
ilt

 in
 1

9
6

5-

9
 is

 a
 s

er
ie

s 
o

f 
la

rg
e 

in
te

rl
in

ki
n

g
 b

lo
ck

s 
o

f 
co

n
cr

et
e,

 la
rg

e 
in

 

sc
al

e 
an

d
 m

as
si

n
g

 r
is

in
g

 u
p

 t
o

 a
 g

en
er

al
 f

iv
e 

st
o

re
ys

 w
it

h
 a

 

la
rg

er
 c

en
tr

al
 b

lo
ck

 t
o

w
er

in
g

 a
b

o
ve

. T
h

e 
b

u
ild

in
g

 m
ak

es
 n

o
 

co
n

ce
ss

io
n

s 
to

 t
h

e 
h

is
to

ri
c 

ch
ar

ac
te

r 
o

f 
th

e 
ci

ty
 b

u
t 

is
 

re
p

re
se

n
ta

ti
ve

 o
f 

th
e 

ag
e 

o
f 

co
n

st
ru

ct
io

n
. 

375



  

9
8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

T
h

e 
G

at
es

 S
h

o
p

p
in

g
 C

en
tr

e 

T
h

e 
fi

rs
t 

p
h

as
e 

o
f 

T
h

e 
G

at
e

s 
S

h
o

p
p

in
g

 C
en

tr
e

 w
as

 d
es

ig
n

e
d

 s
o

 

th
at

 it
 w

as
 a

ss
im

ila
te

d
 in

to
 t

h
e 

fa
b

ri
c 

o
f 

th
e 

to
w

n
 a

 r
es

p
o

n
se

 t
o

 

th
e 

lo
ca

l v
er

n
ac

u
la

r.
 T

h
e 

d
es

ig
n

 in
co

rp
o

ra
te

s 
d

if
fe

re
n

t 
ro

o
f 

fo
rm

s 
w

h
ic

h
 b

re
ak

 u
p

 t
h

e 
e

xc
e

ss
iv

e 
ro

o
f 

fo
rm

 o
f 

th
e 

w
h

o
le

 a
n

d
 

th
e 

la
rg

e 
fr

o
n

ta
g

e 
fa

ci
n

g
 t

h
e 

R
iv

er
 W

ea
r 

is
 c

ar
ef

u
lly

 m
o

d
el

le
d

 

w
it

h
 c

o
lu

m
n

s 
an

d
 v

er
ti

ca
l f

en
es

tr
at

io
n

 p
at

te
rn

s.
  

T
h

e 
re

ar
 e

le
va

ti
o

n
 t

o
 M

ilb
u

rn
g

at
e

 is
 p

la
in

er
; t

h
er

e 
ar

e 
d

ar
k 

co
lo

n
n

ad
es

, e
xc

e
ss

iv
e 

ar
ea

s 
o

f 
d

ar
k 

b
ro

w
n

 b
ri

ck
 a

n
d

 t
h

e 

en
tr

an
ce

s 
th

at
 a

re
 r

ec
es

se
d

 a
n

d
 u

n
w

el
co

m
in

g
. S

o
m

e 
ro

o
fs

 a
re

 

fl
at

 a
n

d
 r

o
o

f 
p

it
ch

es
 h

er
e 

ar
e 

g
en

er
al

ly
 le

ss
 s

te
ep

. T
h

e 
se

co
n

d
 

p
h

as
e,

 b
y 

th
e 

sa
m

e 
ar

ch
it

ec
ts

, i
s 

b
ro

ad
ly

 o
f 

a 
si

m
ila

r 

co
n

te
m

p
o

ra
ry

 d
es

ig
n

 w
it

h
 t

h
e 

ad
d

it
io

n
 o

f 
a 

g
la

ze
d

 a
tr

iu
m

 a
n

d
 

ca
st

 ir
o

n
 p

av
ili

o
n

. T
h

e 
g

en
er

al
 m

as
si

n
g

 is
 h

o
w

ev
e

r 
to

o
 

p
ro

m
in

en
t 

an
d

 e
xc

e
ss

iv
e,

 in
 a

d
d

it
io

n
 t

h
er

e 
ar

e 
g

en
er

al
ly

 f
e

w
 

o
p

en
in

g
s,

 li
tt

le
 m

o
d

u
la

ti
o

n
 a

n
d

 t
o

o
 m

u
ch

 u
n

re
lie

ve
d

 b
ro

w
n

 

b
ri

ck
w

o
rk

. A
lt

h
o

u
g

h
 P

h
as

e 
2

 is
 a

 m
o

re
 r

ec
en

t 
ad

d
it

io
n

, i
t 

n
o

w
 

lo
o

ks
 m

o
re

 o
u

td
at

e
d

 a
n

d
 t

h
e 

la
rg

e 
g

at
ew

ay
 v

eh
ic

u
la

r 
en

tr
an

ce
 

to
 t

h
e 

ri
ve

rs
id

e
 c

re
at

es
 a

 d
ar

k 
an

d
 u

n
in

vi
ti

n
g

 e
n

vi
ro

n
m

en
t.

  

 

 
Im

a
ge

 6
3 

M
ill

bu
rn

ga
te

 H
o

us
e 

 

 
Im

a
ge

 6
4

 T
h

e 
G

a
te

s 
fr

om
 N

or
th

 R
oa

d
 

 

376



  

9
9
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

5
 

I
m

p
o

r
t
a

n
t
 
B

u
i
l
d

i
n

g
s
 
 

L
i
s
t
e

d
 
B

u
i
l
d

i
n

g
s
 

T
h

er
e 

ar
e

 f
o

u
r 

S
ta

tu
to

ri
ly

 L
is

te
d

 B
u

ild
in

g
s 

in
 t

h
is

 S
u

b
 C

h
ar

ac
te

r 

A
re

a 
(t

h
e 

V
ia

d
u

ct
 A

re
a)

, r
ef

er
 t

o
 t

h
e 

lis
t 

b
el

o
w

 a
n

d
 A

p
p

en
d

ix
 1

. 

T
h

es
e 

ar
e 

re
co

g
n

is
ed

 b
y 

th
e 

G
o

ve
rn

m
en

t 
as

 b
ei

n
g

 o
f 

sp
ec

ia
l 

ar
ch

it
ec

tu
ra

l o
r 

h
is

to
ri

c 
in

te
re

st
 a

s 
sp

ec
if

ie
d

 b
y 

th
e 

P
la

n
n

in
g

 

(L
is

te
d

 B
u

ild
in

g
s 

an
d

 C
o

n
se

rv
at

io
n

 A
re

as
) A

ct
 1

9
9

0
. L

is
ti

n
g

 is
 

m
ad

e 
at

 t
h

re
e

 le
ve

ls
 o

f 
im

p
o

rt
an

ce
 G

ra
d

e 
I t

h
e 

m
o

st
 

im
p

o
rt

an
t,

 G
ra

d
e 

II*
 a

n
d

 G
ra

d
e 

II.
 T

h
e 

p
ro

te
ct

io
n

 a
ff

o
rd

ed
 b

y 

th
is

 le
g

is
la

ti
o

n
 a

p
p

lie
s 

to
 t

h
e 

w
h

o
le

 o
f 

th
e 

lis
te

d
 b

u
ild

in
g

 a
n

d
 

an
y 

st
ru

ct
u

re
 a

tt
ac

h
ed

 t
o

 it
 a

n
d

 la
n

d
 w

it
h

in
 it

s 
cu

rt
ila

g
e.

 L
is

te
d

 

B
u

ild
in

g
 C

o
n

se
n

t 
is

 r
eq

u
ir

ed
 f

o
r 

an
y 

d
em

o
lit

io
n

, e
xt

e
n

si
o

n
 o

r 

al
te

ra
ti

o
n

 p
ro

p
o

se
d

 w
h

ic
h

 m
ig

h
t 

af
fe

ct
 it

s 
ch

ar
ac

te
r.

 

B
ui

ld
in

g
 N

a
m

e 
 

G
ra

d
e 

Fr
am

w
el

lg
at

e
 W

el
l H

ea
d

, F
ra

m
w

el
lg

at
e

 P
et

h
  

II 

C
ro

o
k 

H
al

l, 
Fr

am
w

el
lg

at
e

 w
at

er
si

d
e

  
I 

B
ar

n
 w

es
t 

o
f 

C
ro

o
k 

H
al

l (
w

es
t 

o
f 

C
ro

o
k 

H
al

l)
 

II 

B
ar

n
 n

o
rt

h
 o

f 
C

ro
o

k 
H

al
l (

n
o

rt
h

 o
f 

C
ro

o
k 

H
al

l)
 

II 

 N
o

n
-
d

e
s
i
g

n
a

t
e

d
 
h
e
r
i
t
a

g
e

 
a

s
s
e

t
s
 

In
 a

d
d

it
io

n
 t

o
 t

h
e 

lis
te

d
 b

u
ild

in
g

s 
ab

o
ve

, a
 n

u
m

b
er

 o
f 

o
th

er
 

b
u

ild
in

g
s 

an
d

 s
tr

u
ct

u
re

s 
co

m
b

in
e 

ad
d

 t
o

 t
h

e 
ar

ea
s 

u
n

iq
u

e
 b

u
ilt

 

h
er

it
ag

e.
 W

h
ile

 n
o

t 
p

o
ss

es
si

n
g

 s
u

ff
ic

ie
n

t 
in

te
re

st
 t

o
 b

e 
lis

te
d

 a
s 

o
f 

n
at

io
n

al
 im

p
o

rt
an

ce
, s

u
ch

 b
u

ild
in

g
s 

ad
d

 t
o

 t
h

e 
g

en
er

al
 

ar
ch

it
ec

tu
ra

l r
ic

h
n

es
s 

an
d

 c
h

ar
ac

te
r 

o
f 

th
e 

ar
ea

 a
n

d
 it

 w
ill

 b
e

 

im
p

o
rt

an
t 

th
at

 c
ar

ef
u

l c
o

n
si

d
er

at
io

n
 is

 g
iv

en
 t

o
 a

n
y 

d
ev

el
o

p
m

en
t 

p
ro

p
o

sa
ls

 t
h

at
 a

re
 li

ke
ly

 t
o

 a
ff

ec
t 

su
ch

 b
u

ild
in

g
s.

  

T
h

e 
fo

llo
w

in
g

 b
u

ild
in

g
s 

ar
e 

n
o

t 
st

at
u

to
ry

 li
st

e
d

 b
u

t 
d

o
 m

ak
e 

a 

p
o

si
ti

ve
 c

o
n

tr
ib

u
ti

o
n

 t
o

 t
h

e 
ch

ar
ac

te
r 

an
d

 a
p

p
ea

ra
n

ce
 o

f 
th

e 

co
n

se
rv

at
io

n
 a

re
a,

 a
n

d
 t

h
ro

u
g

h
 t

h
e 

p
la

n
n

in
g

 p
ro

ce
ss

 c
o

u
ld

 b
e 

id
e

n
ti

fi
ed

 a
s 

n
o

n
-d

es
ig

n
at

ed
 h

er
it

ag
e 

as
se

ts
. T

h
er

e 
w

ill
 b

e
 a

 

p
re

su
m

p
ti

o
n

 in
 f

av
o

u
r 

o
f 

p
re

se
rv

at
io

n
 o

f 
an

y 
o

f 
th

es
e 

b
u

ild
in

g
s 

w
it

h
o

u
t 

cl
ea

r 
ju

st
if

ic
at

io
n

 f
o

r 
th

ei
r 

lo
ss

 in
 a

cc
o

rd
an

ce
 w

it
h

 

n
at

io
n

al
 p

la
n

n
in

g
 p

o
lic

y.
 T

h
e 

o
m

is
si

o
n

 o
f 

an
y 

p
ar

ti
cu

la
r 

b
u

ild
in

g
 s

h
o

u
ld

 n
o

t 
b

e 
ta

ke
n

 t
o

 im
p

ly
 t

h
at

 it
 is

 o
f 

n
o

 in
te

re
st

. 

B
ui

ld
in

g
 n

a
m

e 

P
en

n
yf

er
ry

 B
ri

d
g

e 

C
ro

o
k 

H
al

l F
ar

m
h

o
u

se
 (s

o
u

th
 w

es
t 

o
f 

C
ro

o
k 

H
al

l)
 

T
h

e 
O

ld
 G

ra
n

ar
y,

 C
ro

o
k 

H
al

l (
w

es
t 

o
f 

C
ro

o
k 

H
al

l)
 

T
h

e 
O

ld
 C

o
ac

h
 H

o
u

se
 (n

o
rt

h
 o

f 
C

ro
o

k 
H

al
l)

 

M
ill

b
u

rn
g

at
e

 H
o

u
se

 

 
 

377



  

1
0

0
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

6
 

B
u

i
l
d

i
n

g
 
M

a
t
e

r
i
a

l
s
,
 
D

e
t
a

i
l
i
n

g
 
a

n
d

 
F

e
a
t
u

r
e

s
 

T
h

er
e 

is
 a

 g
re

at
 v

ar
ie

ty
 o

f 
d

if
fe

re
n

t 
st

yl
es

 a
n

d
 a

g
es

 o
f 

th
e 

b
u

ild
in

g
s 

in
 t

h
is

 s
u

b
 c

h
ar

ac
te

r 
ar

ea
, a

rg
u

ab
ly

 m
o

re
 s

o
 t

h
an

 a
n

y 

o
th

er
 p

ar
t 

o
f 

th
e 

co
n

se
rv

at
io

n
 a

re
a,

 w
it

h
 b

u
ild

in
g

s 
ra

n
g

in
g

 

fr
o

m
 s

im
p

le
 la

te
 V

ic
to

ri
an

 t
er

ra
ce

d
 h

o
u

se
s 

at
 S

id
eg

at
e,

 t
o

 t
h

e 

im
p

o
rt

an
t 

M
ed

ie
va

l d
o

m
es

ti
c 

cl
u

st
e

r 
o

f 
b

u
ild

in
g

s 
at

 C
ro

o
k 

H
al

l, 

an
d

 t
h

e 
la

rg
er

 m
o

d
er

n
 s

tr
u

ct
u

re
s 

th
at

 d
o

m
in

at
e

 t
h

e 
ri

ve
rs

id
e

. 

W
a

lls
 /f

a
ca

d
es

 

In
 S

id
eg

at
e 

th
e 

V
ic

to
ri

an
 t

er
ra

ce
s 

h
av

e 
re

d
 b

ri
ck

w
o

rk
 a

n
d

 

in
cl

u
d

e 
su

rv
iv

in
g

 b
ri

ck
 b

u
ilt

 o
u

th
o

u
se

s 
an

d
 b

ri
ck

 b
o

u
n

d
ar

y 

w
al

ls
 in

 a
n

 E
n

g
lis

h
 G

ar
d

en
 W

al
l b

o
n

d
. T

h
e 

in
fi

ll 
d

ev
el

o
p

m
en

ts
 

te
n

d
 t

o
 b

e 
a 

st
an

d
ar

d
 m

o
d

er
n

 s
tr

et
ch

er
 b

o
n

d
, b

u
t 

th
er

e 
ar

e 

in
st

an
ce

s 
w

h
er

e 
p

ro
p

er
ti

es
 h

av
e 

b
ee

n
 r

en
d

er
ed

 w
h

ic
h

 d
e

tr
ac

ts
 

fr
o

m
 t

h
e

 h
o

m
o

g
en

ei
ty

 o
f 

th
e 

te
rr

ac
e

.  

S
t 

C
u

th
b

er
t’

s 
H

o
u

se
 is

 a
 b

ri
ck

 b
u

ilt
 b

u
ild

in
g

 o
f 

tw
o

 d
if

fe
re

n
t 

ch
ar

ac
te

rs
, t

h
e 

n
o

rt
h

w
es

t 
fa

ci
n

g
 e

le
va

ti
o

n
 h

as
 a

n
 o

ra
n

g
e 

en
g

in
ee

ri
n

g
 b

ri
ck

 c
o

m
p

le
m

en
te

d
 b

y 
th

e 
g

la
ze

d
 f

ro
n

ta
g

e,
 

w
h

er
ea

s 
th

e 
re

ar
 g

ab
le

 a
n

d
 t

h
e 

el
ev

at
io

n
 o

n
 t

h
e 

o
p

p
o

si
te

 s
id

e 

ar
e 

cl
ea

rl
y 

o
f 

o
ld

er
 b

ri
ck

w
o

rk
.  

Fu
rt

h
er

 s
o

u
th

 a
lo

n
g

 S
id

eg
at

e
, B

at
h

 C
o

tt
ag

e
 is

 c
o

m
p

le
te

ly
 

re
n

d
er

ed
 m

as
ki

n
g

 it
s 

h
is

to
ri

c 
fa

b
ri

c.
  

A
t 

C
ro

o
k 

H
al

l, 
th

e 
ea

rl
ie

st
 p

ar
t 

is
 o

f 
co

u
rs

ed
 s

q
u

ar
ed

 

sa
n

d
st

o
n

e
, w

h
er

ea
s 

th
e 

la
te

r 
p

ar
t 

is
 o

f 
re

d
/b

ro
w

n
 b

ri
ck

w
o

rk
 in

 

an
 E

n
g

lis
h

 G
ar

d
en

 W
al

l b
o

n
d

 w
it

h
 a

sh
la

r 
q

u
o

in
s 

an
d

 d
re

ss
in

g
s,

 

an
d

 s
to

n
e

 g
ab

le
d

 c
o

p
in

g
s.

 T
h

e 
b

ar
n

 t
o

 t
h

e 
w

es
t 

is
 s

an
d

st
o

n
e

 

ru
b

b
le

 w
it

h
 a

sh
la

r 
q

u
o

in
s 

an
d

 b
ri

ck
 d

re
ss

in
g

s 
an

d
 t

h
e 

b
ar

n
 t

o
 

th
e 

n
o

rt
h

 o
f 

th
e 

m
ai

n
 h

al
l i

s 
b

u
ilt

 f
ro

m
 r

ed
 b

ri
ck

w
o

rk
 in

 E
n

g
lis

h
 

G
ar

d
en

 w
al

l b
o

n
d

. T
h

e 
fa

rm
h

o
u

se
 t

o
 t

h
e 

so
u

th
 o

f 
th

e 
m

ai
n

 

g
ro

u
p

 is
 c

o
u

rs
ed

 r
an

d
o

m
 r

u
b

b
le

 s
to

n
e 

w
it

h
 r

o
u

g
h

ly
 s

h
ap

ed
 

q
u

o
in

s.
  

In
 r

el
at

io
n

 t
o

 t
h

e 
m

o
d

e
rn

 d
ev

el
o

p
m

en
ts

, t
h

e 
R

ad
is

so
n

 H
o

te
l i

s 

a 
m

ix
tu

re
 o

f 
st

o
n

e,
 a

lu
m

in
iu

m
 a

n
d

 b
ri

ck
 c

o
m

b
in

in
g

 e
ff

e
ct

iv
el

y 

to
 g

en
er

at
e 

a 
h

ig
h

 q
u

al
it

y 
co

n
te

m
p

o
ra

ry
 f

aç
ad

e.
 In

 c
o

n
tr

as
t 

M
ill

b
u

rn
g

at
e

 H
o

u
se

 is
 o

f 
a 

m
o

d
u

la
r 

co
n

cr
et

e 
co

n
st

ru
ct

io
n

, a
n

d
 

T
h

e 
G

at
es

 S
h

o
p

p
in

g
 C

en
tr

e
 is

 o
f 

b
ro

w
n

 b
ri

ck
w

o
rk

 w
it

h
 p

la
in

 

fr
o

n
ta

g
es

. 

 
Im

a
ge

 6
5 

(a
bo

ve
 a

n
d

 f
a

ci
n

g)
 A

 m
ix

ed
 p

a
le

tt
e 

of
 m

a
te

ri
a

ls
 

 

378



  

1
0

1
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 

R
oo

fs
 

T
h

e 
fo

rm
, m

at
er

ia
ls

 a
n

d
 d

et
ai

lin
g

 o
f 

th
e 

ro
o

fs
 m

ak
e

 a
 

su
b

st
an

ti
al

 c
o

n
tr

ib
u

ti
o

n
 t

o
 t

h
e 

ch
ar

ac
te

r 
an

d
 a

p
p

ea
ra

n
ce

 o
f 

th
e 

in
d

iv
id

u
al

 b
u

ild
in

g
s.

 T
h

is
 a

lo
n

g
 w

it
h

 t
h

e 
va

ri
at

io
n

 in
 h

ei
g

h
ts

 

an
d

 s
ty

le
s 

o
f 

th
e 

n
ei

g
h

b
o

u
ri

n
g

 p
ro

p
er

ti
es

 c
re

at
es

 d
is

ti
n

ct
iv

e 

an
d

 c
h

an
g

in
g

 r
o

o
fs

ca
p

es
, w

it
h

in
 w

h
ic

h
 c

o
n

tr
ib

u
te

 s
ig

n
if

ic
an

tl
y 

to
 t

h
at

 o
f 

th
e

 w
id

er
 t

o
w

n
sc

ap
e 

o
f 

th
e 

C
it

y.
  

 
Im

a
ge

 6
6

 R
oo

fs
 a

re
 g

en
er

a
lly

 c
la

d
 in

 w
el

sh
 s

la
te

 

T
h

is
 is

 d
em

o
n

st
ra

te
d

 in
 S

id
eg

at
e 

w
h

er
e 

th
e 

tw
o

 V
ic

to
ri

an
 

te
rr

ac
e

s 
h

av
e 

fi
n

e 
ro

o
fs

ca
p

es
, w

h
ic

h
 a

re
 v

is
u

al
ly

 w
id

e 
re

ac
h

in
g

, 

cr
ea

te
d

 b
y 

th
e 

va
ri

at
io

n
 in

 t
h

e 
b

u
ild

in
g

 h
ei

g
h

ts
 a

s 
th

ey
 s

te
p

 

d
o

w
n

 t
h

e 
st

re
et

. T
h

e 
st

ee
p

ly
 p

it
ch

ed
 r

o
o

fs
 a

re
 W

el
sh

 s
la

te
 a

n
d

 

fe
at

u
re

 a
 c

o
n

si
st

e
n

t 
p

at
te

rn
 o

f 
b

ri
ck

 c
h

im
n

e
ys

. I
n

 c
o

n
tr

as
t 

to
 

379



  

1
0

2
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

th
is

, F
ra

m
w

el
lg

at
e

 H
o

u
se

 a
n

d
 B

at
h

 C
o

tt
ag

e 
h

av
e 

lo
w

 s
h

al
lo

w
 

ro
o

fs
.  

A
t 

C
ro

o
k 

H
al

l t
h

e 
m

ai
n

 h
o

u
se

 h
as

 a
 n

o
ta

b
le

 p
ar

al
le

l t
w

o
 b

ay
 

ra
n

g
e 

at
 t

h
e 

re
ar

 in
fo

rm
in

g
 t

w
o

 s
te

ep
ly

 p
it

ch
ed

 s
la

te
d

 g
ab

le
d

 

ro
o

fs
. T

h
e 

h
al

l a
d

jo
in

in
g

 t
o

 t
h

e 
ea

st
 a

n
d

 t
h

e 
lin

ki
n

g
 s

tr
u

ct
u

re
s 

h
av

e 
a 

se
ri

es
 o

f 
in

te
rc

o
n

n
ec

ti
n

g
 r

o
o

fs
 c

re
at

in
g

 a
 v

ar
ie

d
 h

is
to

ri
c 

ro
o

fs
ca

p
e.

 T
h

e 
m

o
st

 s
ig

n
if

ic
an

t 
is

 t
h

at
 o

f 
th

e 
M

ed
ie

va
l h

al
l 

it
se

lf
 w

h
ic

h
 h

as
 r

o
o

f 
tr

u
ss

es
 d

at
in

g
 b

ac
k 

to
 t

h
e 

16
th

 c
en

tu
ry

, 

w
it

h
 t

ru
n

ca
te

d
 p

ri
n

ci
p

al
s 

o
n

 t
ie

 b
ea

m
s,

 c
u

rv
ed

 s
tr

u
ts

 a
n

d
 

cl
as

p
ed

 p
u

rl
in

s.
 T

h
e 

ro
o

fs
 a

re
 c

o
ve

re
d

 w
it

h
 W

el
sh

 s
la

te
 a

n
d

 t
al

l 

b
ri

ck
 c

h
im

n
ey

s 
ar

e 
a 

fe
at

u
re

. T
h

e 
ro

o
fs

 o
f 

th
e 

b
ar

n
s 

ar
e 

m
u

ch
 

m
o

re
 s

im
p

lis
ti

c;
 t

h
es

e 
ar

e 
si

n
g

u
la

r 
in

 f
o

rm
, s

te
ep

ly
 p

it
ch

ed
, 

th
at

 o
f 

th
e 

w
es

t 
b

ar
n

 c
o

ve
re

d
 w

it
h

 W
el

sh
 s

la
te

, t
h

e 
b

ar
n

 t
o

 t
h

e 

n
o

rt
h

 o
f 

th
e 

m
ai

n
 h

al
l o

f 
re

d
 p

an
ti

le
s.

 T
h

e 
fa

rm
h

o
u

se
 t

o
 t

h
e 

so
u

th
 h

as
 a

 s
te

ep
 W

el
sh

 s
la

te
 r

o
o

f 
w

it
h

 t
h

e 
19

8
0

s 
ex

te
n

si
o

n
 o

f 

u
n

sy
m

p
at

h
et

ic
 c

o
n

cr
et

e 
ti

le
s.

 

T
h

e 
R

ad
is

so
n

 H
o

te
l h

as
 a

 s
te

ep
 s

la
te

 r
o

o
f 

fe
at

u
ri

n
g

 a
 c

e
n

tr
al

 

g
la

ze
d

 p
ro

je
ct

io
n

 t
h

at
 e

xt
e

n
d

s 
in

to
 t

h
e 

ro
o

fl
in

e.
 T

h
e 

fl
at

 r
o

o
fe

d
 

d
o

rm
er

s,
 p

ro
m

in
en

t 
b

ri
ck

 c
h

im
n

e
ys

 a
n

d
 t

h
e 

ve
n

ti
la

ti
o

n
 t

o
w

er
s 

fe
at

u
re

 a
t 

ei
th

er
 e

n
d

. I
n

 c
o

n
tr

as
t 

th
e 

ro
o

f 
fo

rm
 o

f 
th

e 
ad

ja
ce

n
t 

M
ill

b
u

rn
g

at
e

 H
o

u
se

 is
 f

la
t 

fe
lt

. T
h

e 
G

at
es

 S
h

o
p

p
in

g
 C

en
tr

e
's

 

ro
o

fs
ca

p
e 

u
se

s 
d

if
fe

re
n

t 
ro

o
f 

fo
rm

s,
 h

ei
g

h
ts

 a
n

d
 p

it
ch

es
. 

  

R
a

in
w

a
te

r 
G

oo
d

s 

M
an

y 
o

f 
th

e 
p

ro
p

er
ti

es
 in

 S
id

eg
at

e 
st

ill
 r

et
ai

n
 t

h
ei

r 
b

la
ck

 

p
ai

n
te

d
 c

as
t 

ir
o

n
 r

ai
n

w
at

er
 g

o
o

d
s,

 w
it

h
 h

o
p

p
er

 h
ea

d
s 

an
d

 

sp
ik

ed
 b

ra
ck

et
s.

 T
h

e 
lis

te
d

 b
u

ild
in

g
s 

o
f 

C
ro

o
k 

H
al

l r
et

ai
n

 t
h

ei
r 

u
n

iq
u

e
 b

la
ck

 p
ai

n
te

d
 c

as
t 

ir
o

n
 r

ai
n

w
at

er
 g

o
o

d
s,

 g
u

tt
er

in
g

 o
f 

d
if

fe
re

n
t 

sh
ap

es
 a

n
d

 p
ro

fi
le

 w
it

h
 o

rn
at

e
 h

o
p

p
er

 h
ea

d
s 

an
d

 

sp
ik

ed
 b

ra
ck

et
s 

o
r 

st
o

n
e 

su
p

p
o

rt
 b

ra
ck

et
s.

 A
t 

D
ia

m
o

n
d

 T
er

ra
ce

 

m
an

y 
o

f 
th

e 
o

ri
g

in
al

 g
u

tt
er

s 
h

av
e 

b
ee

n
 r

ep
la

ce
d

 w
it

h
 u

P
V

C
, 

d
et

ra
ct

in
g

 f
ro

m
 t

h
e 

q
u

al
it

y 
o

f 
th

e 
p

ro
p

er
ti

es
.  

380



  

1
0

3
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 6
7 

(a
bo

ve
 a

n
d

 f
a

ci
n

g)
 W

in
d

ow
s 

Jo
in

er
y,

 w
in

d
ow

s 
a

n
d

 d
oo

rs
 

T
h

e 
te

rr
ac

ed
 p

ro
p

er
ti

es
 in

 S
id

eg
at

e 
h

av
e 

a 
m

ix
tu

re
 o

f 
si

m
p

le
 

ve
rt

ic
al

 f
en

es
tr

at
io

n
 o

f 
fo

u
r 

p
an

e
d

 s
as

h
 w

in
d

o
w

s 
w

it
h

 s
o

m
e 

u
P

V
C

 a
n

d
 m

o
d

er
n

 t
im

b
er

 c
as

em
en

t 
re

p
la

ce
m

en
ts

. T
h

e 

te
rr

ac
e

s 
ad

d
it

io
n

al
ly

 h
av

e 
ti

m
b

er
 p

an
e

lle
d

 d
o

o
rs

 w
it

h
 t

h
e 

o
p

en
in

g
s 

d
ef

in
ed

 b
y 

st
o

n
e

 li
n

te
ls

, s
to

n
e

 s
ill

s 
an

d
 h

ea
d

s.
 

E
xt

e
n

si
o

n
s 

an
d

 in
fi

ll 
d

e
ve

lo
p

m
en

ts
 h

av
e 

co
n

te
m

p
o

ra
ry

 

w
in

d
o

w
s,

 s
o

m
e 

w
it

h
 s

ta
in

ed
 g

la
ss

, b
u

t 
re

ta
in

 t
h

e 
ve

rt
ic

al
 

fe
n

es
tr

at
io

n
 p

at
te

rn
.  

S
t 

C
u

th
b

er
t’

s 
H

o
u

se
 h

as
 m

o
d

e
rn

 v
er

ti
ca

l g
la

zi
n

g
 a

n
d

 im
it

at
io

n
 

lo
u

vr
es

 w
it

h
 a

 f
u

lly
 g

la
ze

d
 r

o
u

n
d

ed
 f

ro
n

ta
g

e.
 S

im
ila

rl
y 

Fr
am

w
el

lg
at

e
 H

o
u

se
 h

as
 u

P
V

C
 w

in
d

o
w

s 
w

it
h

 a
 h

o
ri

zo
n

ta
l 

em
p

h
as

is
, a

n
d

 t
h

e 
m

u
ch

 a
lt

e
re

d
 B

at
h

 C
o

tt
ag

e 
al

so
 h

as
 m

o
d

e
rn

 

u
P

V
C

 u
n

it
s.

 

C
ro

o
k 

H
al

l f
e

at
u

re
s 

a 
m

ix
tu

re
 o

f 
h

is
to

ri
c 

w
in

d
o

w
s 

an
d

 d
o

o
rs

 

re
p

re
se

n
ti

n
g

 t
h

e 
d

if
fe

re
n

t 
p

er
io

d
s 

an
d

 b
u

ild
in

g
 t

yp
es

, r
an

g
in

g
 

fr
o

m
 o

g
ee

 h
ea

d
ed

 la
n

ce
ts

, s
m

al
l s

q
u

ar
ed

 w
in

d
o

w
s,

 m
u

lli
o

n
 

o
p

en
in

g
s 

to
 Y

o
rk

sh
ir

e 
sl

id
in

g
 s

as
h

 a
n

d
 c

ro
ss

 w
in

d
o

w
s.

 T
h

er
e 

ar
e 

e
xa

m
p

le
s 

o
f 

T
u

d
o

r 
ar

ch
ed

 d
o

o
rs

 a
n

d
 c

en
tr

ed
 a

rc
h

es
 a

n
d

 

th
e 

ad
ja

ce
n

t 
b

ar
n

s 
in

cl
u

d
e 

se
g

m
en

te
d

 h
ea

d
ed

 w
in

d
o

w
s,

 

w
in

d
o

w
s 

w
it

h
 c

h
am

fe
re

d
 s

to
n

e 
su

rr
o

u
n

d
s,

 a
 lo

ad
in

g
 lo

ft
 d

o
o

r 

u
n

d
er

 b
ri

ck
 e

lli
p

ti
ca

l a
rc

h
, a

n
d

 t
im

b
er

 b
o

ar
d

ed
 d

o
o

rs
. I

n
 

co
n

tr
as

t 
th

e 
Fa

rm
h

o
u

se
 h

as
 m

o
d

e
rn

 c
as

em
en

ts
 a

n
d

 t
h

e 

ex
te

n
si

o
n

 h
as

 a
 p

ro
m

in
en

t 
re

g
u

la
r 

m
o

d
er

n
 f

en
es

tr
at

io
n

 

p
at

te
rn

. 

In
 r

el
at

io
n

 t
o

 t
h

e 
m

o
d

e
rn

 b
u

ild
in

g
s 

th
ro

u
g

h
o

u
t 

th
e

 c
h

ar
ac

te
r 

ar
ea

, t
h

e 
R

iv
er

si
d

e
 C

en
tr

e 
h

as
 h

o
ri

zo
n

ta
l o

p
en

in
g

s 
in

 g
re

e
n

 

al
u

m
in

iu
m

 w
h

ic
h

 c
o

m
p

le
m

en
ts

 t
h

e 
la

n
d

sc
ap

e 
g

ro
u

n
d

s.
 T

h
e 

R
ad

is
so

n
 H

o
te

l h
as

 a
 n

at
u

ra
l r

h
yt

h
m

 o
f 

fe
n

es
tr

at
io

n
 a

n
d

 a
 

st
ro

n
g

 v
er

ti
ca

l e
m

p
h

as
is

 w
it

h
 la

rg
e 

al
u

m
in

iu
m

 f
ra

m
ed

 g
la

zi
n

g
 

p
an

e
ls

 a
n

d
 c

u
rt

ai
n

 w
al

lin
g

, f
lo

o
rs

 t
w

o
 t

o
 f

o
u

r 
h

av
e 

ve
rt

ic
al

 

g
la

zi
n

g
 w

h
ile

 t
h

e 
fi

ft
h

 f
lo

o
r 

h
as

 f
la

t 
ro

o
f 

d
o

rm
er

s.
 

M
ill

b
u

rn
g

at
e

 H
o

u
se

 in
co

rp
o

ra
te

s 
va

ri
o

u
s 

co
n

fi
g

u
ra

ti
o

n
s 

o
f 

m
et

al
 f

ra
m

ed
 g

la
ss

.T
h

e 
G

at
es

 S
h

o
p

p
in

g
 C

en
tr

e
 h

as
 v

er
ti

ca
l 

fe
n

es
tr

at
io

n
 p

at
te

rn
 w

it
h

 b
ro

w
n

 w
in

d
o

w
 f

ra
m

es
, b

ay
s 

an
d

 

p
an

e
lli

n
g

. T
h

e 
re

ar
 e

le
va

ti
o

n
 t

o
 N

o
rt

h
 R

o
ad

 h
as

 p
la

in
er

 

fr
o

n
ta

g
es

 w
it

h
 a

 m
ix

tu
re

 o
f 

ve
rt

ic
al

 w
in

d
o

w
s,

 r
ec

ta
n

g
u

la
r 

b
ay

s 

an
d

 m
o

d
er

n
 s

h
o

p
 f

ro
n

ts
. 

381



  

1
0

4
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

7
 

B
o

u
n

d
a

r
i
e

s
 
a

n
d

 
M

e
a

n
s
 
o

f
 
E

n
c

l
o

s
u

r
e

 

T
h

e 
p

ro
p

er
ti

es
 in

 S
id

eg
at

e 
h

av
e 

en
cl

o
se

d
 b

ri
ck

 w
al

le
d

 y
ar

d
s 

at
 

th
e 

re
ar

 a
n

d
 t

er
ra

ce
d

 g
ar

d
en

s 
en

cl
o

se
d

 b
y 

st
o

n
e

 w
al

ls
 a

n
d

 

h
ed

g
es

. A
t 

th
e 

b
o

tt
o

m
 o

f 
S

id
e

g
at

e
 t

h
e 

re
si

d
en

t 
p

ar
ki

n
g

 s
p

ac
es

 

ar
e 

e
n

cl
o

se
d

 b
y 

h
aw

th
o

rn
 h

ed
g

es
 a

n
d

 t
re

e
s 

sc
re

en
 p

ar
ke

d
 

ve
h

ic
le

s 
fr

o
m

 v
ie

w
. T

h
e 

R
ad

is
so

n
 H

o
te

l h
as

 a
 b

o
u

n
d

ar
y 

co
n

si
st

in
g

 o
f 

m
et

al
 g

al
va

n
is

ed
 p

al
is

ad
e 

ra
ili

n
g

s 
an

d
 t

h
e 

ad
ja

ce
n

t 
su

b
 -

st
at

io
n

 h
as

 lo
w

 q
u

al
it

y 
m

e
ta

l r
ai

lin
g

s.
 A

t 
th

e 

ju
n

ct
io

n
 o

f 
S

id
e

g
at

e
 a

n
d

 F
ra

m
w

el
lg

at
e

 w
at

er
si

d
e 

th
er

e 
is

 a
 

tr
ia

n
g

u
la

r 
ar

ea
 o

f 
sp

ac
e 

en
cl

o
se

d
 b

y 
ve

ry
 lo

w
 w

al
ls

 a
n

d
 t

h
e 

lo
n

g
 s

ta
y 

ca
r 

p
ar

k 
o

p
p

o
si

te
 is

 e
n

cl
o

se
d

 b
y 

p
ai

n
te

d
 r

ai
lin

g
s 

at
 

th
e 

fr
o

n
t 

an
d

 s
cr

u
b

 v
eg

et
at

io
n

 a
t 

th
e 

re
ar

.  

 
Im

a
ge

 6
8

 S
id

eg
a

te
 b

o
un

d
a

ri
es

 

Fr
am

w
el

lg
at

e
 H

o
u

se
 o

ff
ic

e 
d

ev
el

o
p

m
en

t 
h

as
 a

n
 o

p
en

 e
n

tr
an

ce
 

b
u

t 
to

 t
h

e 
re

ar
 t

h
e 

la
n

d
 is

 e
n

cl
o

se
d

 b
y 

a 
m

ix
tu

re
 o

f 
ti

m
b

er
 

ra
ili

n
g

s 
an

d
 r

an
ch

 t
yp

e 
fe

n
ci

n
g

 t
h

at
 c

o
m

p
le

m
en

ts
 t

h
e 

co
u

n
tr

ys
id

e
 b

ey
o

n
d

. A
lo

n
g

 t
h

e 
ri

ve
rs

id
e

 t
re

es
, s

cr
u

b
 

ve
g

et
at

io
n

 a
n

d
 g

ra
ss

 b
an

ks
 p

ro
vi

d
e

 a
n

 e
ff

ec
ti

ve
 b

o
u

n
d

ar
y 

to
 

th
e 

b
an

ks
 o

f 
th

e 
ri

ve
r 

th
at

 li
n

ks
 u

p
 w

it
h

 t
h

e 
fa

rm
la

n
d

 b
ey

o
n

d
. 

O
n

 t
h

e 
o

p
p

o
si

te
 s

id
e 

o
f 

th
e 

ro
ad

 a
re

 h
ed

g
es

, t
re

es
 a

n
d

 s
h

ru
b

 

p
la

n
ti

n
g

 t
o

 t
h

e 
b

o
u

n
d

ar
ie

s 
w

it
h

 t
h

e 
R

iv
er

si
d

e
 C

en
tr

e 
an

d
 C

ro
o

k 

H
al

l t
h

at
 c

re
at

e 
a 

fi
n

e 
sy

lv
an

 s
tr

ee
ts

ce
n

e
.  

W
it

h
in

 C
ro

o
k 

H
al

l t
h

e 
M

ed
ie

va
l b

u
ild

in
g

s 
an

d
 b

ar
n

s 
ar

e 

en
cl

o
se

d
 in

 p
ar

t 
b

y 
M

ed
ie

va
l w

al
ls

. T
h

e 
ve

h
ic

u
la

r 
d

ri
ve

w
ay

 u
p

 

to
 C

ro
o

k 
H

al
l f

e
at

u
re

s 
im

p
o

rt
an

t 
ra

n
d

o
m

 s
to

n
e

 c
o

u
rs

ed
 w

al
ls

 

in
 c

o
n

tr
as

t 
th

e 
ca

r 
p

ar
k 

ad
ja

ce
n

t 
is

 s
u

rr
o

u
n

d
ed

 b
y 

m
et

al
 

g
al

va
n

is
ed

 p
al

is
ad

e 
fe

n
ci

n
g

 w
h

ic
h

 is
 in

co
n

g
ru

o
u

s 
in

 t
h

is
 

h
is

to
ri

ca
l c

o
n

te
xt

, h
o

w
ev

er
 c

lim
b

er
s 

an
d

 h
ed

g
es

 h
av

e 
b

ee
n

 

p
la

n
te

d
 a

n
d

 c
o

n
ce

al
 t

h
is

. T
h

e 
fa

rm
la

n
d

 t
o

 t
h

e 
re

ar
 o

f 
C

ro
o

k 

H
al

l i
s 

u
n

d
u

la
ti

n
g

 s
lo

p
in

g
 la

n
d

 s
u

rr
o

u
n

d
ed

 b
y 

tr
ee

 a
n

d
 

h
ed

g
er

o
w

 f
ie

ld
 b

o
u

n
d

ar
ie

s.
 

S
o

u
th

w
ar

d
s 

al
o

n
g

 F
ra

m
w

el
lg

at
e

 w
at

er
si

d
e

 p
ai

n
te

d
 c

as
t 

ir
o

n
 

ra
ili

n
g

s 
ca

n
 b

e 
fo

u
n

d
 w

h
ic

h
 is

 d
o

m
in

an
t 

in
 t

h
e 

ri
ve

r 
fr

o
n

ta
g

e.
 

T
h

e 
el

eg
an

t 
ra

ili
n

g
s 

an
d

 s
le

n
d

er
 h

an
d

ra
il 

to
 t

h
e 

P
en

n
yf

er
ry

 

B
ri

d
g

e 
m

er
g

e 
ca

re
fu

lly
 t

o
g

et
h

er
 w

it
h

 t
h

e 
ri

ve
rs

id
e 

ra
ili

n
g

s 
an

d
 

p
ro

vi
d

e
 e

ff
e

ct
iv

e 
b

ar
ri

er
s.

  

382



  

1
0

5
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 6
9

 R
iv

er
s 

ed
ge

 a
t 

Fr
a

m
w

el
lg

a
te

 
 

 
Im

a
ge

 7
0

 C
ro

ok
 H

a
ll 

st
on

e 
w

a
lls

 a
n

d
 p

a
lis

a
d

e 
fe

n
ci

n
g

 

 
Im

a
ge

 7
1 

Lo
ok

in
g 

to
w

a
rd

s 
H

ig
h

ga
te

 a
n

d
 a

lo
n

g 
M

ilb
ur

n
ga

te
 B

ri
d

ge
 t

ow
a

rd
s 

M
ill

en
n

iu
m

 P
la

ce
 

A
 c

o
o

rd
in

at
ed

 a
p

p
ro

ac
h

 h
as

 b
ee

n
 a

d
o

p
te

d
 t

o
 t

h
e 

fr
o

n
ta

g
e 

o
f 

th
e 

R
ad

is
so

n
 H

o
te

l w
h

er
e 

a 
so

ft
 b

ar
ri

er
 h

as
 b

ee
n

 c
re

at
ed

 b
y 

th
e

 s
lo

p
in

g
 f

lo
w

er
 b

ed
s 

b
o

rd
er

ed
 b

y 
co

n
te

m
p

o
ra

ry
 r

ai
lin

g
s 

an
d

 

m
at

ch
in

g
 p

o
st

 a
n

d
 h

an
d

ra
ils

 t
o

 t
h

e 
st

o
n

e
 s

te
p

s.
 T

o
 t

h
e 

fr
o

n
t 

o
f 

383



  

1
0

6
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

M
ill

b
u

rn
g

at
e

 H
o

u
se

 t
h

e 
o

n
ly

 b
o

u
n

d
ar

y 
tr

ea
tm

en
t 

is
 t

h
e 

h
o

ri
zo

n
ta

l t
im

b
er

 a
n

d
 m

et
al

 p
o

st
 f

e
n

ci
n

g
 t

o
 t

h
e 

so
u

th
 b

lo
ck

. 

T
h

e 
o

p
en

 s
p

ac
e 

to
 t

h
e 

re
ar

 o
f 

M
ill

b
u

rn
g

at
e

 H
o

u
se

 a
n

d
 t

h
e 

R
ad

is
so

n
 f

ac
in

g
 F

ra
m

w
el

lg
at

e
 P

et
h

 a
n

d
 o

n
 t

h
e 

co
rn

er
 o

f 

L
ea

ze
s 

R
o

ad
 is

 e
n

cl
o

se
d

 b
y 

co
n

cr
et

e
 r

ai
lin

g
s 

th
at

 p
ro

vi
d

e
 a

n
 

ef
fe

ct
iv

e 
b

o
u

n
d

ar
y 

an
d

 s
cr

ee
n

. A
d

ja
ce

n
t 

to
 t

h
e 

p
av

em
en

t 

th
er

e 
is

 a
 c

ra
sh

 b
ar

ri
er

 a
lo

n
g

 t
h

e 
b

u
sy

 d
u

al
 c

ar
ri

ag
ew

ay
. A

t 
th

e 

b
u

sy
 r

o
ad

 ju
n

ct
io

n
 t

h
er

e 
ar

e 
g

al
va

n
is

ed
 r

ai
lin

g
s,

 a
 p

ro
m

in
en

t 

fe
at

u
re

 in
 t

h
e 

st
re

et
sc

e
n

e
 a

n
d

 c
o

n
ti

n
u

in
g

 o
n

to
 M

ilb
u

rn
g

at
e

 

B
ri

d
g

e.
 

A
t 

T
h

e 
G

at
e

s 
S

h
o

p
p

in
g

 C
en

tr
e

 t
h

er
e 

ar
e 

ca
st

 ir
o

n
 r

ai
lin

g
s 

ad
ja

ce
n

t 
th

e 
ri

ve
r 

al
o

n
g

 t
h

e 
p

u
b

lic
 w

al
kw

ay
. T

h
e 

fr
o

n
ta

g
es

 v
ar

y 

in
 t

er
m

s 
o

f 
b

o
u

n
d

ar
y 

tr
ea

tm
en

t,
 w

it
h

 m
o

st
 o

f 
th

e 
b

u
ild

in
g

 h
ar

d
 

o
n

 t
h

e 
p

av
em

en
t 

at
 M

ilb
u

rn
g

at
e

, N
o

rt
h

 R
o

ad
 a

n
d

 L
ea

ze
s 

R
o

ad
. A

t 
th

e 
en

tr
an

ce
s 

ra
ili

n
g

s 
h

av
e 

b
ee

n
 p

ro
vi

d
e

d
 a

n
d

 

o
ve

rl
o

o
ki

n
g

 t
h

e 
ri

ve
r 

th
er

e 
ar

e 
b

ri
ck

 w
al

ls
 a

n
d

 s
o

m
e 

ra
ili

n
g

s.
  

     

8
 

O
p

e
n

 
S

p
a

c
e

s
 
a

n
d

 
T

r
e

e
s
 

T
h

e 
su

b
-a

re
a 

in
co

rp
o

ra
te

s 
a 

n
u

m
b

er
 o

f 
o

p
en

 s
p

ac
es

 w
h

ic
h

 

co
n

tr
ib

u
te

 t
o

 it
 c

h
ar

ac
te

r 
an

d
 a

p
p

ea
ra

n
ce

 t
h

e 
m

o
st

 s
ig

n
if

ic
an

t 

b
ei

n
g

 t
h

e 
ri

ve
r 

si
d

e 
ar

e 
to

 t
h

e 
n

o
rt

h
ea

st
. H

er
e 

th
e 

ab
u

n
d

an
ce

 

o
f 

tr
ee

s,
 s

cr
u

b
 v

eg
et

at
io

n
 a

n
d

 t
h

e 
g

ra
ss

 b
an

ks
 t

h
em

se
lv

es
 

p
ro

vi
d

e
 a

n
 im

p
o

rt
an

t 
g

re
e

n
 li

n
ea

r 
fi

n
g

er
 a

n
d

 w
ild

lif
e 

co
rr

id
o

r 

th
at

 li
n

ks
 u

p
 w

it
h

 t
h

e 
su

rr
o

u
n

d
in

g
 o

p
en

 c
o

u
n

tr
ys

id
e.

 T
h

e 
lin

es
 

o
f 

tr
ee

s 
o

n
 t

h
e 

n
o

rt
h

 s
id

e
 o

f 
th

e 
ro

ad
 p

la
y 

an
 im

p
o

rt
an

t 

fu
n

ct
io

n
 in

 s
cr

ee
n

in
g

 t
h

e 
g

as
 d

is
tr

ib
u

ti
o

n
 s

ta
ti

o
n

 a
n

d
 d

ep
o

t 

b
u

ild
in

g
s 

ad
ja

ce
n

t.
 A

ls
o

 o
f 

n
o

te
 in

 t
h

is
 a

re
a 

is
 t

h
e 

d
en

se
 

w
o

o
d

ed
 a

re
a 

to
 t

h
e 

n
o

rt
h

 t
h

at
 p

ro
vi

d
e

s 
an

 im
p

re
ss

iv
e 

g
re

e
n

 

b
ac

kd
ro

p
 t

o
 t

h
e 

ri
ve

rs
id

e
, a

n
d

 e
xt

e
n

d
s 

o
u

t 
o

f 
th

e 
co

n
se

rv
at

io
n

 

ar
ea

 t
o

 t
h

e 
ra

ilw
ay

 li
n

e.
  

T
h

e 
C

ro
o

k 
H

al
l c

o
m

p
le

x 
in

cl
u

d
es

 h
is

to
ri

c 
re

st
o

re
d

 g
ar

d
en

s 

w
h

ic
h

 o
p

en
 t

o
 t

h
e 

p
u

b
lic

 a
n

d
 v

is
ib

le
 f

ro
m

 t
h

e 
ri

ve
rs

id
e

. T
h

is
 is

 a
 

se
ri

es
 o

f 
se

p
ar

at
e

 g
ar

d
en

 s
p

ac
es

 li
n

ke
d

 t
o

g
et

h
er

 b
y 

tr
ee

s,
 w

al
ls

 

an
d

 h
ed

g
es

. S
o

m
e 

o
f 

th
e 

ex
is

ti
n

g
 g

ar
d

en
s 

d
at

e
 b

ac
k 

ce
n

tu
ri

es
 

p
o

ss
ib

ly
 t

o
 M

ed
ie

va
l t

im
es

, o
th

er
s 

ar
e 

m
o

re
 r

ec
en

t 
ad

d
it

io
n

s.
 

T
h

e 
h

ig
h

lig
h

t 
o

f 
th

e 
si

te
 is

 t
h

e 
h

is
to

ri
c 

se
cr

et
 w

al
le

d
 g

ar
d

en
 -

 a
 

tr
ad

it
io

n
al

 E
n

g
lis

h
 g

ar
d

en
 w

it
h

 c
o

lo
u

rf
u

l f
lo

w
er

 b
ed

s 
in

cl
u

d
in

g
 

a 
va

ri
et

y 
o

f 
sp

ec
ie

s.
  

S
u

rr
o

u
n

d
in

g
 C

ro
o

k 
H

al
l a

re
 m

an
y 

tr
ee

s 
in

 li
n

es
 a

n
d

 s
m

al
l 

g
ro

u
p

s 
w

it
h

 a
 d

en
se

r 
ar

ea
 t

o
 t

h
e 

w
es

t.
 T

h
es

e 
ar

e 
im

p
o

rt
an

t 
in

 

en
h

an
ci

n
g

 t
h

e 
se

tt
in

g
 o

f 
th

e 
M

ed
ie

va
l s

it
e 

an
d

 p
ro

vi
d

e
 

se
p

ar
at

io
n

 a
n

d
 n

at
u

ra
l s

cr
ee

n
in

g
 t

o
 t

h
e 

ad
ja

ce
n

t 
ca

r 
p

ar
k.

  

384



  

1
0

7
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 7
2

 Im
po

rt
a

n
t 

un
m

a
n

a
g

ed
 r

iv
er

ba
n

ks
 

 

 
Im

a
ge

 7
3 

C
ro

ok
 H

a
ll 

re
st

o
re

d
 h

is
to

ri
c 

g
a

rd
en

s 

 
Im

a
ge

 7
4

 In
ci

d
en

ta
l s

pa
ce

s 
sc

re
en

 b
ui

ld
in

gs
 

T
h

e 
w

id
er

 s
u

rr
o

u
n

d
in

g
 f

ar
m

la
n

d
 t

o
 t

h
e 

re
ar

 o
f 

C
ro

o
k 

H
al

l i
s 

u
n

d
u

la
ti

n
g

 s
lo

p
in

g
 la

n
d

 s
u

rr
o

u
n

d
ed

 b
y 

tr
ee

 a
n

d
 h

ed
g

er
o

w
 f

ie
ld

 

b
o

u
n

d
ar

ie
s,

 it
 p

ro
vi

d
e

s 
a 

ru
ra

l s
et

ti
n

g
 w

ra
p

p
in

g
 t

ig
h

tl
y 

ar
o

u
n

d
 

th
e 

cl
u

st
er

 o
f 

b
u

ild
in

g
s.

 T
h

e 
h

is
to

ri
c 

h
ed

g
er

o
w

s 
ar

e 

re
p

re
se

n
ta

ti
ve

 o
f 

th
e 

p
re

-i
n

d
u

st
ri

al
 u

se
 o

f 
th

e 
la

n
d

. 

T
h

e 
re

m
ai

n
d

er
 o

f 
th

e 
ch

ar
ac

te
r 

ar
ea

 f
e

at
u

re
s 

lit
tl

e 
in

 t
h

e 
w

ay
 o

f 

n
o

ta
b

le
 p

u
b

lic
 o

p
en

 s
p

ac
es

, h
o

w
ev

er
 t

h
er

e 
ar

e 
im

p
o

rt
an

t 

in
ci

d
e

n
ta

l s
p

ac
es

 w
h

ic
h

 h
av

e 
a 

p
o

si
ti

ve
 im

p
ac

t 
o

n
 t

h
e 

ap
p

ea
ra

n
ce

 o
f 

th
e 

ar
ea

 in
cl

u
d

in
g

 t
h

e 
co

rn
er

 p
lo

t 
o

f 
g

re
e

n
 s

p
ac

e 

an
d

 t
h

e 
g

ra
ss

 v
er

g
e 

ad
ja

ce
n

t 
to

 t
h

e 
su

b
-s

ta
ti

o
n

 a
n

d
 c

ar
 p

ar
k.

 

T
h

e 
sl

o
p

in
g

 w
o

o
d

ed
 e

m
b

an
km

en
t 

to
 t

h
e 

re
ar

 o
f 

M
ill

b
u

rn
g

at
e

 

H
o

u
se

 e
xt

e
n

d
s 

u
p

 t
o

 S
id

eg
at

e 
to

 t
h

e 
n

o
rt

h
 a

n
d

 w
ra

p
s 

ar
o

u
n

d
 

to
 L

ea
ze

s 
R

o
ad

 B
ri

d
g

e 
in

 t
h

e 
so

u
th

. T
h

is
 p

la
ys

 a
 p

iv
o

ta
l r

o
le

 in
 

p
ar

ti
al

ly
 s

cr
ee

n
in

g
 t

h
e 

m
o

d
er

n
 b

u
ild

in
g

s 
al

o
n

g
 t

h
e 

ri
ve

rs
id

e
 in

 

vi
ew

s 
fr

o
m

 t
h

e 
w

es
te

rn
 s

ec
to

r 
to

 t
h

e 
C

it
y.

  

 
 

385



  

1
0

8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

9
 

V
i
e

w
s
 
a

n
d

 
V

i
s
t
a

s
 

L
o

o
ki

n
g

 s
o

u
th

w
ar

d
s 

d
o

w
n

 F
ra

m
w

el
lg

at
e

 P
et

h
 t

h
er

e 
ar

e 

u
n

fo
ld

in
g

 v
ie

w
s 

ac
ro

ss
 t

o
 D

u
rh

am
 C

at
h

ed
ra

l a
n

d
 t

h
e 

ro
o

fs
ca

p
e 

o
f 

th
e 

C
it

y.
 C

o
n

ti
n

u
in

g
 a

lo
n

g
 t

h
is

 r
o

u
te

 S
t 

G
o

d
ri

c’
s 

co
m

es
 in

to
 

vi
ew

 w
it

h
 t

h
e 

C
h

u
rc

h
 a

n
d

 f
o

rm
er

 C
o

n
ve

n
t 

ke
y 

fo
ca

l p
o

in
ts

.  

W
it

h
in

 S
id

e
g

at
e

 t
h

e 
se

n
se

 o
f 

en
cl

o
su

re
 f

o
rm

e
d

 b
y 

th
e 

te
rr

ac
e

 

h
o

u
se

s 
an

d
 s

to
n

e
 b

o
u

n
d

ar
y 

w
al

ls
, p

ro
vi

d
e

s 
n

o
ta

b
le

 c
h

an
n

el
le

d
 

st
re

e
ts

ca
p

e 
vi

ew
s 

w
h

ic
h

, a
t 

th
e 

lo
w

er
 e

n
d

 o
f 

th
e 

st
re

et
, u

n
fo

ld
 

o
u

t 
to

 t
h

e 
ri

ve
rs

id
e

.  

W
it

h
in

 t
h

is
 a

re
a 

vi
ew

s 
va

ry
 e

n
o

rm
o

u
sl

y;
 in

 t
h

e 
n

o
rt

h
er

n
 s

ec
ti

o
n

 

o
f 

th
e 

ro
ad

 t
h

er
e 

ar
e 

u
n

b
ro

ke
n

 v
ie

w
s 

o
f 

th
e 

g
re

en
 a

n
d

 t
re

e
 

lin
ed

 r
iv

er
b

an
ks

 a
cr

o
ss

 t
o

 T
h

e 
S

an
d

s 
w

h
ic

h
 a

p
p

ea
rs

 r
u

ra
l i

n
 

ch
ar

ac
te

r.
 T

h
es

e 
ch

an
g

e 
d

ra
m

at
ic

al
ly

 a
t 

th
e 

ju
n

ct
io

n
 w

it
h

 

S
id

eg
at

e 
h

ea
d

in
g

 s
o

u
th

w
ar

d
 w

h
er

e 
th

ey
 b

ec
o

m
e 

u
rb

an
 in

 

n
at

u
re

 d
o

m
in

at
ed

 b
y 

th
e 

m
o

d
e

rn
 b

lo
ck

s 
o

f 
d

e
ve

lo
p

m
en

t.
 

H
o

w
ev

er
 f

ro
m

 t
h

e 
fr

o
n

t 
o

f 
M

ill
b

u
rn

g
at

e
 H

o
u

se
, t

h
e 

C
as

tl
e 

an
d

 

C
at

h
ed

ra
l c

an
 b

e 
se

en
 r

is
in

g
 a

b
o

ve
 t

h
e 

ro
ad

 b
ri

d
g

e 
an

d
 t

h
e 

ro
o

ft
o

p
s.

  

T
h

e 
m

o
st

 n
o

ta
b

le
 v

ie
w

s 
w

it
h

in
 t

h
is

 a
re

a 
ar

e 
fr

o
m

 T
h

e 
G

at
es

 

S
h

o
p

p
in

g
 C

en
tr

e
 w

h
er

e 
fr

o
m

 b
o

th
 t

h
e 

ri
ve

rs
id

e
 le

ve
l a

n
d

 t
h

e 

h
ig

h
 e

xt
e

rn
al

 w
al

kw
ay

, t
h

e 
fu

ll 
ex

te
n

t 
o

f 
th

e 
C

as
tl

e
's

 

im
p

re
ss

iv
e 

w
es

t 
ra

n
g

e 
an

d
 t

h
e 

C
at

h
ed

ra
l T

o
w

er
s 

ca
n

 b
e 

se
en

 in
 

ad
d

it
io

n
 t

o
 t

h
e 

ev
o

lv
in

g
 c

it
ys

ca
p

e.
 

W
it

h
in

 C
ro

o
k 

H
al

l t
h

er
e 

ar
e 

fi
n

e 
an

d
 v

ar
ie

d
 v

ie
w

s 
fr

o
m

 t
h

e 

m
ai

n
 g

ar
d

en
 lo

o
ki

n
g

 a
cr

o
ss

 t
h

e 
h

er
b

ac
e

o
u

s 
b

o
rd

er
s 

d
o

w
n

 t
o

 

th
e 

ri
ve

r 
an

d
 t

h
e 

to
w

n
sc

ap
e,

 a
n

d
 f

ro
m

 w
it

h
in

 t
h

e 
co

m
p

le
x 

it
se

lf
 

th
er

e 
ar

e 
m

an
y 

sh
o

rt
 r

an
g

e 
vi

ew
s 

o
f 

th
e 

M
ed

ie
va

l b
u

ild
in

g
s 

an
d

 o
u

t 
ac

ro
ss

 t
h

e 
re

st
o

re
d

 g
ar

d
en

s.
  

 
Im

a
ge

 7
5 

(a
bo

ve
 a

n
d

 f
a

ci
n

g)
 K

ey
 v

ie
w

s 

386



  

1
0

9
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 

1
0
 

A
c

t
i
v
i
t
y
 

T
h

e 
ri

ve
rs

id
e

 e
n

vi
ro

n
m

en
t 

is
 h

ig
h

ly
 a

ct
iv

e
, u

se
d

 f
o

r 
in

fo
rm

al
 

re
cr

ea
ti

o
n

al
 a

ct
iv

it
ie

s 
su

ch
 a

s 
d

o
g

 w
al

ke
rs

, j
o

g
g

e
rs

, c
yc

lis
ts

 a
n

d
 

an
g

le
rs

. I
t 

is
 a

ls
o

 a
 p

o
p

u
la

r 
ro

u
te

 in
to

 t
o

w
n

 f
o

r 
lo

ca
l r

es
id

en
ts

, 

w
o

rk
er

s 
an

d
 s

h
o

p
p

er
s 

to
 w

al
k 

al
o

n
g

 a
n

d
 c

ro
ss

 t
h

e 
ri

ve
r 

at
 

P
en

n
yf

er
ry

 B
ri

d
g

e 
to

 T
h

e 
S

an
d

s 
ca

r 
p

ar
k 

ar
ea

 a
n

d
 t

h
e 

n
ea

rb
y 

fa
ci

lit
ie

s.
 T

h
e 

se
at

in
g

 a
re

as
 a

re
 w

el
l u

se
d

 b
y 

vi
si

to
rs

, r
es

id
en

ts
 

an
d

 lo
ca

l e
m

p
lo

ye
e

s.
  

C
ro

o
k 

H
al

l i
s 

a 
ve

ry
 p

o
p

u
la

r 
vi

si
to

r 
at

tr
ac

ti
o

n
 a

ll 
ye

ar
 r

o
u

n
d

, f
o

r 

fa
m

ili
es

, t
o

u
ri

st
s,

 g
en

er
al

 v
is

it
o

rs
, s

ch
o

o
ls

 a
n

d
 s

p
ec

ia
l i

n
te

re
st

 

g
ro

u
p

s.
  

387



  

1
1

0
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

T
h

e 
R

iv
er

si
d

e
 C

en
tr

e 
is

 in
 u

se
 a

s 
o

ff
ic

e 
ac

co
m

m
o

d
at

io
n

 a
s 

is
 

M
ill

b
u

rn
g

at
e

 H
o

u
se

; p
re

se
n

tl
y 

p
ar

ti
al

ly
 v

ac
an

t.
 T

h
e 

R
ad

is
so

n
 

H
o

te
l n

ex
t 

d
o

o
r 

is
 a

 li
ve

ly
 b

u
sy

 h
o

te
l /

sp
a 

an
d

 c
o

n
fe

re
n

ce
 

ce
n

tr
e 

p
ro

vi
d

in
g

 f
ac

ili
ti

es
 f

o
r 

m
an

y 
to

u
ri

st
s/

vi
si

to
rs

. 

T
h

e 
G

at
es

 S
h

o
p

p
in

g
 C

en
tr

e
 p

ro
vi

d
e

s 
a 

m
ix

tu
re

 o
f 

sh
o

p
s,

 c
af

es
 

an
d

 r
es

ta
u

ra
n

ts
 b

o
th

 s
m

al
l a

n
d

 la
rg

e 
u

n
it

s.
 A

t 
th

e 
ti

m
e 

o
f 

w
ri

ti
n

g
 t

h
e 

sh
o

p
p

in
g

 c
en

tr
e 

is
 a

p
p

ro
xi

m
at

el
y 

tw
o

 t
h

ir
d

s 
fu

ll,
 

an
d

 is
 f

ai
rl

y 
q

u
ie

t 
o

u
t 

o
f 

p
ea

k 
ti

m
es

. B
el

o
w

 t
h

e 
m

al
l a

re
 f

la
ts

, 

st
o

ra
g

e 
fa

ci
lit

ie
s,

 a
 n

u
rs

er
y 

an
d

 g
ym

, a
ll 

th
es

e 
u

se
s 

ar
e 

u
ti

lis
ed

 

an
d

 f
ai

rl
y 

b
u

sy
. A

d
ja

ce
n

t 
to

 t
h

e 
ri

ve
rs

id
e

 a
re

 m
o

re
 f

la
ts

 a
n

d
 a

 

re
st

au
ra

n
t 

/ b
ar

. T
h

e 
ca

r 
p

ar
k 

b
lo

ck
 is

 s
u

rp
ri

si
n

g
ly

 w
el

l u
se

d
 

d
es

p
it

e 
b

ei
n

g
 h

id
d

en
 a

w
ay

 a
n

d
 t

h
e 

la
rg

e 
se

rv
ic

e
 y

ar
d

 is
 a

 h
iv

e 

o
f 

ac
ti

vi
ty

 t
o

 s
er

vi
ce

 t
h

e 
u

se
s 

ab
o

ve
 a

n
d

 a
d

ja
ce

n
t.

 P
la

n
n

in
g

 

P
er

m
is

si
o

n
 w

as
 r

ec
en

tl
y 

g
ra

n
te

d
 f

o
r 

a 
m

ix
ed

 u
se

 

re
d

ev
el

o
p

m
en

t 
o

f 
T

h
e 

G
at

e
s 

si
te

 in
cl

u
d

in
g

 h
o

u
si

n
g

, r
et

ai
l a

n
d

 a
 

ci
n

em
a.

 

S
id

eg
at

e 
is

 a
 q

u
ie

t 
re

si
d

en
ti

al
 s

tr
ee

t,
 b

lo
ck

ed
 s

o
 t

o
 r

e
st

ri
ct

 

ac
ce

ss
 o

n
to

 b
u

sy
 F

ra
m

w
el

lg
at

e
 P

et
h

, h
o

w
ev

er
 it

 is
 u

se
d

 a
s 

a 

p
ed

es
tr

ia
n

 s
h

o
rt

cu
t 

le
ad

in
g

 d
o

w
n

 t
o

 F
ra

m
w

el
lg

at
e

 w
at

er
si

d
e

.  

T
o

 t
h

e 
re

ar
 F

ra
m

w
el

lg
at

e 
H

o
u

se
 is

 t
h

e 
h

o
m

e 
o

f 
th

e 
D

u
rh

am
 F

M
 

ra
d

io
 s

ta
ti

o
n

 t
h

at
 g

en
er

at
e

s 
lit

tl
e 

ve
h

ic
u

la
r 

ac
ti

vi
ty

. A
t 

th
e 

b
o

tt
o

m
 o

f 
S

id
e

g
at

e
 t

h
er

e 
ar

e 
in

fo
rm

al
 r

es
id

en
t 

p
ar

ki
n

g
 s

p
ac

es
 

an
d

 c
lo

se
 b

y,
 a

 la
rg

er
 C

o
u

n
ci

l r
u

n
 lo

n
g

 s
ta

y 
ca

r 
p

ar
k 

th
at

 is
 b

u
sy

 

th
ro

u
g

h
o

u
t 

th
e 

w
ee

k.
 

 
Im

a
ge

 7
6

 W
id

e 
ra

n
ge

 o
f 

m
a

te
ri

a
ls

 in
 t

h
e 

pu
bl

ic
 r

ea
lm

 

 

388



  

1
1

1
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

1
1
 

P
u

b
l
i
c

 
R

e
a

l
m

 

P
at

h
w

ay
s 

b
ey

o
n

d
 t

h
e 

ra
ilw

ay
 b

ri
d

g
e 

d
o

w
n

 F
ra

m
w

el
lg

at
e

 P
et

h
 

ar
e 

in
 t

ar
m

ac
, t

h
er

e 
is

 a
 s

m
al

l a
re

a 
o

f 
g

ra
n

it
e 

se
tt

s 
ad

ja
ce

n
t 

th
e 

Fr
am

w
el

lg
at

e
 W

el
l m

o
n

u
m

en
t 

w
it

h
 a

 s
ea

t 
an

d
 c

ra
sh

 b
ar

ri
er

. 

T
h

er
e 

ar
e 

cr
as

h
 b

ar
ri

er
s 

fu
rt

h
er

 d
o

w
n

 F
ra

m
w

el
lg

at
e

 P
et

h
 a

n
d

 

g
al

va
n

is
ed

 r
ai

lin
g

s,
 t

ra
ff

ic
 li

g
h

ts
 a

n
d

 s
ig

n
ag

e 
at

 t
h

e 
b

u
sy

 

ju
n

ct
io

n
 c

re
at

in
g

 a
 c

lu
tt

er
ed

 e
n

vi
ro

n
m

en
t.

  

In
 S

id
eg

at
e 

st
ep

s 
an

d
 r

ai
lin

g
s 

le
ad

 d
o

w
n

 t
o

 t
h

e 
n

ar
ro

w
 

en
cl

o
se

d
 s

tr
ee

t 
co

ve
re

d
 in

 g
ra

n
it

e 
se

tt
s.

 C
o

n
cr

et
e 

st
e

p
s,

 

ta
rm

ac
 p

at
h

w
ay

s 
an

d
 g

al
va

n
is

ed
 p

la
in

 r
ai

lin
g

s 
d

et
ra

ct
 f

ro
m

 t
h

e 

h
ar

d
 s

u
rf

ac
in

g
. A

ro
u

n
d

 F
ra

m
w

el
lg

at
e

 H
o

u
se

 t
h

e 
su

rf
ac

in
g

 is
 

ro
u

g
h

 t
ar

m
ac

 w
it

h
in

 a
n

 u
n

si
g

h
tl

y 
o

p
en

 e
n

tr
an

ce
 a

n
d

 c
ar

 p
ar

k
, 

an
d

 t
h

e 
ar

ea
 is

 f
ai

rl
y 

cl
u

tt
e

re
d

 w
it

h
 s

ig
n

s.
  

A
t 

th
e 

b
o

tt
o

m
 o

f 
S

id
eg

at
e

 t
h

er
e 

is
 a

 p
u

b
lic

 c
ar

 p
ar

k 
w

it
h

 

ta
rm

ac
 s

u
rf

ac
in

g
 a

n
d

 t
h

e 
ar

ea
 o

p
p

o
si

te
 n

ex
t 

to
 t

h
e 

su
b

st
at

io
n

 

is
 a

 t
ri

an
g

u
la

r 
ar

ea
 o

f 
o

p
en

 s
p

ac
e.

 A
d

ja
ce

n
t 

to
 t

h
is

 a
re

 t
w

o
 

g
ra

ss
 p

ro
m

o
n

to
ri

es
 /t

ra
ff

ic
 is

la
n

d
s 

w
it

h
 s

tr
ee

t 
lig

h
ti

n
g

 a
n

d
 

si
g

n
ag

e.
  

T
o

 t
h

e 
n

o
rt

h
 a

lo
n

g
 t

h
e 

ri
ve

rb
an

ks
 t

h
e 

su
rf

ac
in

g
 is

 e
n

ti
re

ly
 o

f 

ta
rm

ac
 a

s 
is

 t
h

e 
su

rf
ac

in
g

 t
o

 C
ro

o
k 

H
al

l c
ar

 p
ar

k.
 T

h
e 

su
rf

ac
in

g
 

u
p

 t
o

 C
ro

o
k 

H
al

l i
s 

in
 k

ee
p

in
g

 t
o

 t
h

e 
h

is
to

ri
c 

en
vi

ro
n

m
en

t 

in
cl

u
d

in
g

 s
to

n
e

 f
la

g
s 

an
d

 s
et

ts
, p

ea
 g

ra
ve

ls
 a

n
d

 t
im

b
er

 

b
o

ar
d

in
g

. T
h

e 
st

re
et

 f
u

rn
it

u
re

 t
h

ro
u

g
h

o
u

t 
is

 c
o

o
rd

in
at

ed
 a

n
d

 

o
f 

g
o

o
d

 q
u

al
it

y.
 A

lo
n

g
 F

ra
m

w
el

lg
at

e
 w

at
er

si
d

e
 t

h
e 

ta
rm

ac
 

p
av

em
en

t 
d

o
m

in
at

es
 t

h
e 

st
re

e
ts

ce
n

e
 w

it
h

 b
o

rd
er

ed
 r

ai
lin

g
s.

  
 

Im
a

ge
 7

7 
P

u
bl

ic
 r

ea
lm

 a
ro

un
d

 T
h

e 
G

a
te

s 
 

389



  

1
1

2
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

A
lo

n
g

 t
h

e 
ri

ve
rs

id
e

 t
h

er
e 

ar
e 

ta
rm

ac
 p

at
h

w
ay

s,
 w

h
ile

 t
h

e 

ti
m

b
er

 b
ac

ke
d

 s
er

p
en

t 
ca

st
 ir

o
n

 s
ea

ts
 a

n
d

 li
tt

er
 b

in
s 

lo
ca

te
d

 

w
it

h
in

 t
h

e 
g

ra
ss

 v
er

g
es

 a
p

p
ea

r 
ap

p
ro

p
ri

at
e 

to
 t

h
e 

se
tt

in
g

. 

T
h

e 
R

ad
is

so
n

 H
o

te
l h

as
 a

 v
er

y 
o

p
en

 f
ro

n
ta

g
e 

co
n

si
st

in
g

 o
f 

sh
ru

b
 p

la
n

ti
n

g
 b

ed
s,

 f
la

g
g

ed
 p

av
in

g
 a

n
d

 s
te

p
s 

an
d

 

co
n

te
m

p
o

ra
ry

 r
ai

lin
g

s 
w

h
ic

h
 c

o
m

b
in

e 
to

 e
n

h
an

ce
 t

h
e 

en
tr

an
ce

 

an
d

 s
et

ti
n

g
 o

f 
th

e 
b

u
ild

in
g

. A
t 

th
e 

ju
n

ct
io

n
 w

it
h

 M
ill

b
u

rn
g

at
e

 

H
o

u
se

 t
h

er
e 

is
 li

m
it

e
d

 o
p

en
 s

p
ac

e,
 m

ai
n

ly
 t

ar
m

ac
 v

eh
ic

u
la

r 

ac
ce

ss
 p

o
in

ts
 w

it
h

 b
ar

ri
er

s,
 c

o
n

cr
et

e 
se

at
s 

an
d

 p
la

n
te

rs
 in

 

fl
ag

g
ed

 p
at

io
 a

re
as

.  

M
ilb

u
rn

g
at

e
 c

ar
 p

ar
k 

is
 a

cc
es

se
d

 v
ia

 a
 d

ar
k 

an
d

 p
o

o
rl

y 

m
ai

n
ta

in
ed

 s
ta

ir
w

el
l, 

le
ad

in
g

 t
o

 a
 r

e
ar

 s
er

vi
ce

 y
ar

d
 e

n
tr

an
ce

 

an
d

 t
h

e 
ri

ve
rs

id
e

, a
n

 im
p

o
rt

an
t 

p
u

b
lic

 r
o

u
te

. M
ilb

u
rn

g
at

e
 

ri
ve

rs
id

e
 h

as
 a

 w
el

l-
co

n
si

d
er

ed
 t

re
at

m
en

t 
to

 t
h

e 
p

u
b

lic
 r

ea
lm

 

in
fo

rm
ed

 b
y 

b
ro

w
n

 p
av

er
s 

in
 t

h
e 

p
at

h
w

ay
s,

 c
as

t 
ir

o
n

 r
ai

lin
g

s 

ad
ja

ce
n

t 
th

e 
ri

ve
r,

 s
la

tt
ed

 s
ea

ts
 a

n
d

 li
g

h
ti

n
g

 w
it

h
 o

rn
at

e
 

la
n

te
rn

s.
 A

 n
ew

 L
E

D
 li

t 
se

at
 w

as
 r

ec
en

tl
y 

ad
d

ed
 a

s 
p

ar
t 

o
f 

th
e 

D
u

rh
am

 L
u

m
ie

re
 F

es
ti

va
l.

 

T
h

is
 is

 in
 c

o
n

tr
as

t 
to

 s
o

m
e 

o
f 

th
e 

co
n

vo
lu

te
d

 r
o

u
te

s 
th

ro
u

g
h

 

th
e 

co
m

p
le

x 
th

at
 h

av
e 

a 
m

ix
tu

re
 o

f 
co

n
cr

et
e

 f
la

g
g

ed
 s

p
ac

es
 

an
d

 m
o

d
er

n
 li

g
h

ti
n

g
. E

n
tr

an
ce

s 
to

 M
ilb

u
rn

g
at

e
 v

ar
y 

fr
o

m
 

Y
o

rk
st

o
n

e
 a

n
d

 c
o

n
cr

et
e 

fl
ag

s 
at

 F
ra

m
w

el
lg

at
e

 B
ri

d
g

e 
an

d
 

N
o

rt
h

 R
o

ad
, t

o
 t

ar
m

ac
 a

t 
M

ilb
u

rn
g

at
e

 B
ri

d
g

e.
 W

it
h

in
 t

h
e 

sh
o

p
p

in
g

 m
al

l t
h

er
e 

is
 a

 li
g

h
t 

tr
ea

tm
en

t 
to

 s
u

rf
ac

in
g

, w
h

it
e 

sm
o

o
th

 t
ile

s 
an

d
 s

im
p

le
 c

o
n

te
m

p
o

ra
ry

 r
ai

lin
g

s 
an

d
 e

n
tr

an
ce

 

ca
n

o
p

ie
s.

 

1
2
 

G
e

n
e

r
a

l
 
C

o
n

d
i
t
i
o

n
 

T
h

e 
p

at
h

w
ay

 d
o

w
n

 F
ra

m
w

el
lg

at
e

 P
et

h
 p

as
t 

th
e 

ra
ilw

ay
 b

ri
d

g
e 

is
 in

 g
o

o
d

 c
o

n
d

it
io

n
, w

it
h

 a
n

 a
re

a 
o

f 
g

ra
n

it
e 

se
tt

s 
ad

ja
ce

n
t 

to
 

th
e 

Fr
am

w
el

lg
at

e
 W

el
l m

o
n

u
m

en
t 

w
h

ic
h

 w
as

 r
ec

e
n

tl
y 

re
-l

ai
d

. 

T
h

e 
ti

m
b

er
 s

ea
t 

h
er

e 
th

o
u

g
h

 n
e

ed
s 

to
 b

e 
re

p
la

ce
d

. T
h

e 
fl

ag
s 

ac
ro

ss
 M

ilb
u

rn
g

at
e

 B
ri

d
g

e 
ar

e 
in

 g
o

o
d

 c
o

n
d

it
io

n
; t

h
e 

g
al

va
n

is
ed

 r
ai

lin
g

s 
ar

e 
a 

p
ro

m
in

en
t 

fe
at

u
re

 a
t 

th
e 

b
u

sy
 ju

n
ct

io
n

 

an
d

 a
lo

n
g

 t
h

e 
b

ri
d

g
e 

ap
p

ea
r 

ti
re

d
 a

n
d

 d
at

ed
.  

In
 S

id
eg

at
e 

th
e 

g
ra

n
it

e 
se

tt
s 

ar
e 

in
 e

xc
e

lle
n

t 
co

n
d

it
io

n
 b

u
t 

th
e 

co
n

cr
et

e 
st

ep
s 

an
d

 g
al

va
n

is
ed

 p
la

in
 r

ai
lin

g
s 

d
et

ra
ct

 f
ro

m
 t

h
e 

h
ar

d
 s

u
rf

ac
in

g
 a

n
d

 n
ee

d
 a

tt
en

ti
o

n
.  

T
h

e 
V

ic
to

ri
an

 t
e

rr
ac

ed
 t

o
w

n
 h

o
u

se
s 

ar
e 

g
en

er
al

ly
 in

 g
o

o
d

 o
rd

er
 

as
 a

re
 t

h
e 

g
ar

d
en

s 
to

 t
h

e 
re

ar
; h

o
w

ev
er

 u
P

V
C

 d
o

o
rs

 a
n

d
 

w
in

d
o

w
s 

ar
e 

st
ar

ti
n

g
 t

o
 e

n
cr

o
ac

h
.  

Fr
am

w
el

lg
at

e
 H

o
u

se
 h

as
 a

 v
er

y 
ti

re
d

 a
p

p
ea

ra
n

ce
 a

n
d

 r
eq

u
ir

e
s 

m
ai

n
te

n
an

ce
 a

n
d

 g
en

er
al

 a
tt

en
ti

o
n

. T
h

e 
o

p
en

 e
n

tr
an

ce
 a

n
d

 c
ar

 

p
ar

k 
in

 t
ar

m
ac

 is
 p

o
o

rl
y 

su
rf

ac
ed

 a
n

d
 a

p
p

ea
rs

 c
lu

tt
e

re
d

, a
n

d
 

th
e 

fe
n

ci
n

g
 a

n
d

 b
o

u
n

d
ar

y 
tr

ea
tm

en
ts

 t
o

 t
h

e 
re

ar
 a

re
 

d
ila

p
id

at
e

d
 in

 p
la

ce
s.

  

A
t 

th
e 

lo
w

er
 e

n
d

 o
f 

S
id

eg
at

e
 t

h
e 

ta
rm

ac
 s

u
rf

ac
in

g
, p

ai
n

te
d

 

h
an

d
 r

ai
ls

 a
n

d
 s

ig
n

ag
e 

p
o

st
s 

in
 a

n
d

 a
ro

u
n

d
 t

h
e 

p
u

b
lic

 c
ar

 p
ar

k 

ar
e 

in
 g

o
o

d
 c

o
n

d
it

io
n

. T
h

e 
ar

ea
 a

ro
u

n
d

 t
h

e 
su

b
st

at
io

n
 a

p
p

ea
rs

 

u
n

si
g

h
tl

y 
w

it
h

 t
h

e 
tr

ia
n

g
u

la
r 

ar
ea

 o
f 

o
p

en
 s

p
ac

e 
ad

ja
ce

n
t 

is
 a

 

d
ila

p
id

at
e

d
 s

p
ac

e.
 T

h
e 

g
ra

ss
 t

ra
ff

ic
 is

la
n

d
s 

ad
ja

ce
n

t 
ap

p
ea

r 
to

 

b
e 

in
 g

o
o

d
 o

rd
er

.  

390



  

1
1

3
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

A
lo

n
g

 t
h

e 
ri

ve
rb

an
ks

 t
o

 t
h

e 
n

o
rt

h
 t

h
e 

ta
rm

ac
 r

o
ad

 is
 p

at
ch

ed
 in

 

p
la

ce
s 

an
d

 is
 d

eg
ra

d
in

g
 a

t 
th

e 
fa

r 
en

d
, w

h
ile

 t
h

e 
ta

rm
ac

 

p
av

em
en

ts
 a

re
 in

 b
et

te
r 

co
n

d
it

io
n

. A
t 

th
e 

en
d

 o
f 

th
is

 r
o

ad
 t

h
e 

R
iv

er
si

d
e

 C
en

tr
e 

b
u

ild
in

g
 a

n
d

 it
s 

g
ro

u
n

d
s 

ap
p

ea
r 

to
 b

e 
w

el
l 

m
ai

n
ta

in
ed

. 

T
h

e 
b

u
ild

in
g

s 
at

 C
ro

o
k 

H
al

l a
p

p
ea

r 
to

 b
e 

in
 v

er
y 

g
o

o
d

 

co
n

d
it

io
n

. T
h

e 
la

n
d

sc
ap

ed
 g

ar
d

en
s 

an
d

 g
ro

u
n

d
s 

ar
e 

w
el

l 

m
an

ic
u

re
d

, a
n

d
 t

h
e 

p
at

h
w

ay
s 

w
it

h
in

 t
h

e 
g

ro
u

n
d

s 
ar

e 
in

 

ex
ce

lle
n

t 
co

n
d

it
io

n
.  

A
lo

n
g

 F
ra

m
w

el
lg

at
e 

w
at

er
si

d
e

 t
h

e 
ca

st
 ir

o
n

 r
ai

lin
g

s 
al

o
n

g
 t

h
e 

ri
ve

r,
 t

h
e 

el
eg

an
t 

ra
ili

n
g

s 
an

d
 s

le
n

d
er

 h
an

d
 r

ai
l t

o
 P

en
n

yf
er

ry
 

B
ri

d
g

e 
an

d
 t

h
e 

b
ri

d
g

e
 it

se
lf

 a
re

 in
 g

o
o

d
 c

o
n

d
it

io
n

. T
h

e 
ta

rm
ac

 

p
at

h
w

ay
s,

 s
ea

ts
, l

it
te

r 
b

in
s 

an
d

 p
ar

ki
n

g
 m

et
er

s 
al

o
n

g
 t

h
e 

ri
ve

rs
id

e
 p

at
h

w
ay

s 
ap

p
ea

r 
w

el
l m

ai
n

ta
in

ed
. T

h
e 

fr
o

n
ta

g
e 

o
f 

th
e 

R
ad

is
so

n
 H

o
te

l a
g

ai
n

 is
 in

 g
o

o
d

 c
o

n
d

it
io

n
 a

n
d

 a
p

p
ea

rs
 t

o
 

b
e 

re
g

u
la

rl
y 

m
ai

n
ta

in
ed

. I
n

 c
o

n
tr

as
t 

M
ill

b
u

rn
g

at
e 

H
o

u
se

 s
u

ff
e

rs
 

fr
o

m
 a

 g
en

er
al

 la
ck

 o
f 

m
ai

n
te

n
an

ce
 a

n
d

 t
h

e 
g

ro
u

n
d

s 
ar

e 

su
ff

e
ri

n
g

 f
ro

m
 n

eg
le

ct
.  

T
h

e 
co

n
d

it
io

n
 o

f 
th

e 
fr

o
n

ta
g

e 
to

 T
h

e 
G

at
es

 S
h

o
p

p
in

g
 C

en
tr

e
 is

 

ve
ry

 v
ar

ia
b

le
 T

h
e 

tr
ea

tm
en

t 
o

f 
th

e 
p

u
b

lic
 r

ea
lm

 in
 t

h
e 

fi
rs

t 

p
h

as
e 

is
 e

xc
e

lle
n

t 
an

d
 w

el
l m

ai
n

ta
in

ed
 y

et
 c

lo
se

 b
y,

 w
h

er
e 

th
e 

P
as

sp
o

rt
 O

ff
ic

e 
m

ee
ts

 t
h

e 
ca

r 
p

ar
k,

 t
h

e 
p

u
b

lic
 r

ea
lm

 is
 u

n
-

m
ai

n
ta

in
ed

. T
h

e 
sh

o
p

p
in

g
 c

en
tr

e 
it

se
lf

 is
 g

en
er

al
ly

 in
 

re
as

o
n

ab
le

 o
rd

er
 b

u
t 

u
n

fo
rt

u
n

at
e

ly
 p

h
as

e 
2

 o
f 

th
e

 

d
ev

el
o

p
m

en
t 

ap
p

ea
rs

 t
ir

ed
, d

at
ed

 a
n

d
 g

en
er

al
ly

 u
n

ca
re

d
 f

o
r.

 

1
3
 

T
h

e
 
d

e
f
i
n

i
t
i
o

n
 
(
o

r
 
S

u
m

m
a

r
y
)
 
o

f
 
S

p
e

c
i
a

l
 
I
n

t
e

r
e

s
t
 

T
h

is
 s

ec
ti

o
n

 o
f 

th
e 

d
o

cu
m

e
n

t 
d

ef
in

es
 t

h
e 

‘s
p

ec
ia

l a
rc

h
it

ec
tu

ra
l 

o
r 

h
is

to
ri

c 
in

te
re

st
 o

f 
th

e 
M

ilb
u

rn
g

at
e

/S
id

eg
at

e/
C

ro
o

k 
h

al
l S

u
b

 

C
h

ar
ac

te
r 

A
re

a 
th

at
 w

ar
ra

n
ts

 it
s 

d
es

ig
n

at
io

n
 a

n
d

 c
o

n
se

rv
at

io
n

 

ar
ea

 s
ta

tu
s,

 t
h

e 
‘c

h
ar

ac
te

r 
o

r 
ap

p
ea

ra
n

ce
 o

f 
w

h
ic

h
 it

 is
 

d
es

ir
ab

le
 t

o
 p

re
se

rv
e 

o
r 

en
h

an
ce

’. 
T

h
e 

ar
ea

 h
as

 b
ee

n
 e

va
lu

at
ed

 

an
d

 d
es

cr
ib

e
d

 in
 d

et
ai

l i
n

 t
h

e 
p

re
vi

o
u

s 
se

ct
io

n
s 

th
e 

su
m

 o
f 

th
es

e 
va

lu
es

 a
n

d
 t

h
e 

ke
y 

el
em

en
ts

 id
en

ti
fi

ed
 t

h
o

u
g

h
 t

h
e 

ap
p

ra
is

al
 p

ro
ce

ss
, a

re
 b

el
o

w
: 

T
h

e 
ar

ea
 is

 o
f 

in
te

re
st

 in
 h

is
to

ri
ca

l t
er

m
s 

as
 it

 la
rg

el
y 

re
p

re
se

n
ts

 

th
e 

2
0

th
 c

en
tu

ry
 e

xp
an

si
o

n
 o

f 
th

e 
"n

ew
" 

ci
ty

, y
et

 r
et

ai
n

s 
a 

n
u

m
b

er
 o

f 
fe

at
u

re
s 

o
f 

h
is

to
ri

c 
si

g
n

if
ic

an
ce

. T
h

e 
ar

ea
 b

eg
an

 li
fe

 

as
 a

 1
6

th
 c

en
tu

ry
 s

lu
m

 f
ro

m
 w

h
ic

h
 F

ra
m

w
el

lg
at

e
 b

ra
n

ch
ed

 o
ff

 

as
 a

n
 im

p
o

rt
an

t 
ro

u
te

 t
h

at
 h

ea
d

ed
 n

o
rt

h
ea

st
 t

o
w

ar
d

s 
an

 

an
ci

en
t 

sp
ri

n
g

. C
le

ar
an

ce
 w

o
rk

s 
in

 t
h

e 
ea

rl
y-

m
id

 2
0

th
 c

en
tu

ry
 

co
m

p
le

te
ly

 r
es

h
ap

ed
 t

h
e 

ar
ea

 le
ad

in
g

 t
o

 m
an

y 
su

b
st

an
ti

al
 

m
o

d
e

rn
 d

ev
el

o
p

m
en

ts
. T

o
d

ay
 S

id
eg

at
e 

is
 t

h
e 

o
n

ly
 r

em
n

an
t 

le
ft

 o
f 

th
e 

o
ri

g
in

al
 M

ed
ie

va
l s

tr
ee

t 
p

la
n

 o
f 

th
is

 s
ec

to
r 

o
f 

th
e 

ci
ty

. T
h

e 
o

th
er

 s
ig

n
if

ic
an

t 
h

is
to

ri
c 

si
te

 is
 C

ro
o

k 
H

al
l, 

th
e 

m
o

st
 

im
p

o
rt

an
t 

M
ed

ie
va

l d
o

m
e

st
ic

 b
u

ild
in

g
 in

 D
u

rh
am

 o
u

ts
id

e
 o

f 

th
e 

C
at

h
ed

ra
l a

n
d

 C
as

tl
e 

co
m

p
le

x.
  

A
rc

h
it

ec
tu

ra
lly

, t
h

is
 a

re
a 

va
ri

es
 m

o
re

 s
o

 t
h

an
 a

n
y 

o
th

er
 w

it
h

in
 

th
e 

C
it

y 
w

it
h

 b
u

ild
in

g
s 

ra
n

g
in

g
 f

ro
m

 t
h

e 
19

6
0

s 
co

n
cr

et
e 

b
lo

ck
 

d
ev

el
o

p
m

en
ts

 s
u

ch
 a

s 
M

ill
b

u
rn

g
at

e
 H

o
u

se
, t

h
e 

sl
ig

h
tl

y 
la

te
r 

T
h

e 
G

at
es

 S
h

o
p

p
in

g
 C

en
tr

e
 t

h
at

 a
tt

em
p

ts
 t

o
 a

ss
im

ila
te

 it
se

lf
 

in
to

 t
h

e 
h

is
to

ri
c 

ci
ty

sc
ap

e,
 t

h
e 

u
n

if
o

rm
ed

 r
ed

 b
ri

ck
 V

ic
to

ri
an

 

391



  

1
1

4
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

te
rr

ac
e

s 
o

f 
S

id
e

g
at

e
 a

n
d

 D
ia

m
o

n
d

 T
er

ra
ce

, t
h

e 
st

o
n

e 
b

u
ilt

 

M
ed

ie
va

l C
ro

o
k 

H
al

l a
n

d
 it

s 
as

so
ci

at
ed

 f
o

rm
er

 a
g

ri
cu

lt
u

ra
l 

b
u

ild
in

g
s 

an
d

 G
eo

rg
ia

n
 t

o
w

n
h

o
u

se
, a

n
d

 t
h

e 
co

n
te

m
p

o
ra

ry
 

R
ad

is
so

n
 H

o
te

l. 
 

T
h

e 
se

tt
in

g
 o

f 
th

e 
h

is
to

ri
c 

b
u

ild
in

g
s 

an
d

 s
p

ac
es

 a
re

 e
n

h
an

ce
d

 

b
y 

su
rv

iv
in

g
 f

lo
o

rs
ca

p
es

 a
n

d
 s

o
m

e 
se

ct
io

n
s 

o
f 

tr
ad

it
io

n
al

 

b
o

u
n

d
ar

y 
tr

ea
tm

en
ts

. W
it

h
 t

h
o

se
 a

ro
u

n
d

 t
h

e 
m

o
d

er
n

 

d
ev

el
o

p
m

en
ts

 a
n

d
 f

o
rm

in
g

 t
h

e 
p

u
b

lic
 r

ea
lm

 a
re

 g
en

er
al

ly
 

ap
p

ro
p

ri
at

e 
to

 t
h

e 
co

n
te

xt
.  

W
it

h
in

 t
h

is
 a

re
a 

th
e 

to
p

o
g

ra
p

h
y 

an
d

 g
eo

lo
g

y 
h

as
 h

ad
 a

 

si
g

n
if

ic
an

t 
im

p
ac

t 
o

n
 t

h
e 

h
is

to
ry

, b
u

ilt
 f

o
rm

 a
n

d
 la

n
d

 u
se

s 
o

f 

th
is

 s
u

b
-a

re
a.

 It
 c

o
n

ta
in

s 
fl

at
, l

o
w

 ly
in

g
 a

re
as

 in
 t

h
e 

fl
o

o
d

p
la

in
 

o
f 

th
e 

R
iv

er
 W

ea
r,

 w
it

h
 o

u
te

r 
sl

o
p

es
 r

is
in

g
 s

te
ep

ly
 t

o
 t

h
e 

lo
w

er
 

re
ac

h
es

 o
f 

th
e 

D
u

rh
am

 B
o

w
l. 

T
h

e 
ri

ve
r 

an
d

 r
iv

er
b

an
ks

 p
ro

vi
d

e
s 

an
 im

p
o

rt
an

t 
g

re
e

n
 a

n
d

 w
ild

lif
e 

co
rr

id
o

r 
lin

ki
n

g
 t

h
e 

fa
rm

la
n

d
 

sl
o

p
es

 a
n

d
 g

ro
u

n
d

s 
o

f 
C

ro
o

k 
H

al
l w

it
h

 t
h

e 
la

n
d

sc
ap

e 
in

 t
h

e 

ru
ra

l f
ri

n
g

e 
an

d
 T

h
e 

S
an

d
s 

o
p

p
o

si
te

. T
h

e 
ri

ve
rs

id
e

 a
re

a 
it

se
lf

 is
 

a 
si

g
n

if
ic

an
t 

lin
ea

r 
fi

n
g

er
 o

f 
o

p
en

 s
p

ac
e 

th
at

 c
o

m
p

ri
se

s 
o

f 

fo
rm

al
 g

ra
ss

 v
er

g
es

 a
n

d
 in

fo
rm

al
 s

cr
u

b
 v

eg
et

at
io

n
 o

n
 t

h
e 

ea
st

er
n

 r
iv

er
b

an
ks

.  

T
o

 t
h

e 
n

o
rt

h
 a

re
 t

h
e 

h
is

to
ri

c 
la

n
d

sc
ap

ed
 g

ar
d

en
s 

o
f 

C
ro

o
k 

H
al

l, 

an
d

 b
ey

o
n

d
 s

cr
u

b
la

n
d

 a
n

d
 u

n
ev

en
 f

ar
m

la
n

d
 le

ad
in

g
 u

p
 t

o
 t

h
e 

ra
ilw

ay
 li

n
e.

 T
h

es
e 

e
le

m
en

ts
 d

ra
w

n
 t

o
g

et
h

er
 c

re
at

e
 a

n
 e

vo
lv

in
g

 

en
vi

ro
n

m
en

t 
o

f 
h

ig
h

 la
n

d
sc

ap
e 

va
lu

e
 t

h
at

 h
av

e 
si

g
n

if
ic

an
t 

in
te

re
st

 a
n

d
 a

re
 e

xt
re

m
el

y 
im

p
o

rt
an

t 
in

 t
er

m
s 

o
f 

b
ac

kd
ro

p
 a

n
d

 

se
tt

in
g

 t
o

 t
h

e 
C

at
h

ed
ra

l a
n

d
 t

h
e 

ci
ty

 c
en

tr
e.

  

It
 is

 t
h

e 
u

n
iq

u
e

 t
o

p
o

g
ra

p
h

y,
 la

n
d

sc
ap

e,
 h

is
to

ry
 a

n
d

 b
u

ild
in

g
s 

th
at

 c
re

at
e

 a
n

 e
n

vi
ro

n
m

en
t 

o
f 

h
ig

h
 s

ig
n

if
ic

an
ce

 in
 t

h
is

 s
u

b
 

ch
ar

ac
te

r 
ar

ea
. T

h
e 

h
ig

h
 s

ce
n

ic
 q

u
al

it
y 

an
d

 c
h

ar
ac

te
r 

o
f 

it
s 

o
p

en
 s

p
ac

es
, i

.e
. t

h
e 

ri
ve

rs
id

e
, t

h
e 

g
ro

u
n

d
s 

an
d

 t
re

es
 o

f 
C

ro
o

k 

H
al

l a
n

d
 t

h
e 

fa
rm

la
n

d
 b

ey
o

n
d

, c
o

m
b

in
ed

 w
it

h
 t

h
e 

d
iv

er
se

 

ch
ar

ac
te

r 
o

f 
it

s 
b

u
ild

in
g

s 
p

ro
vi

d
e

s 
an

 in
te

re
st

in
g

 t
o

w
n

sc
ap

e,
 

an
d

 s
et

ti
n

g
 t

o
 t

h
e 

C
at

h
ed

ra
l t

h
at

 c
o

n
tr

ib
u

te
s 

si
g

n
if

ic
an

tl
y 

to
 

th
e 

ch
ar

ac
te

r 
o

f 
th

e 
w

h
o

le
 c

o
n

se
rv

at
io

n
 a

re
a.

 

392



  

1
1

5
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 7
8

 T
h

e 
S

a
n

d
s 

se
tt

in
g

 

S
U

B
 
C

H
A

R
A

C
T

E
R

 
A

R
E

A
 
4

 
-
 

T
H

E
 
S

A
N

D
S
/
R

I
V

E
R

S
I
D

E
 
 

1
 

L
o

c
a

t
i
o

n
 
a

n
d

 
B

o
u

n
d

a
r
y
 
D

e
s
c

r
i
p

t
i
o

n
 

T
h

e 
S

an
d

s 
su

b
-c

h
ar

ac
te

r 
ar

ea
 li

es
 w

it
h

in
 t

h
e 

n
o

rt
h

 e
as

te
rn

 

se
ct

o
r 

o
f 

Fr
am

w
el

lg
at

e
 w

h
er

e 
it

s 
b

o
u

n
d

ar
y 

is
 w

el
l d

ef
in

ed
 t

o
 

th
e 

so
u

th
 b

y 
Fr

ee
m

an
s 

P
la

ce
, t

h
e 

n
o

rt
h

er
n

 s
ec

ti
o

n
s 

o
f 

W
al

ke
rg

at
e

/M
ill

en
n

iu
m

 P
la

ce
 a

n
d

 t
h

e 
T

el
ep

h
o

n
e 

E
xc

h
an

g
e 

in
 

P
ro

vi
d

e
n

ce
 R

o
w

. T
h

e 
R

iv
er

 W
ea

r 
an

d
 t

h
e 

ri
ve

rb
an

ks
 f

o
rm

 t
h

e 

n
o

rt
h

er
n

 a
n

d
 w

es
te

rn
 b

o
u

n
d

ar
y,

 w
h

ils
t 

th
e 

ea
st

er
n

 b
o

u
n

d
ar

y 

m
er

g
es

 in
to

 a
 c

o
n

ti
n

u
at

io
n

 o
f 

th
e 

ri
ve

rb
an

ks
 w

it
h

 h
o

u
si

n
g

 in
 

W
ea

rs
id

e
 D

ri
ve

 t
o

 t
h

e 
re

ar
 a

n
d

 t
h

en
 e

xt
e

n
d

s 
in

to
 P

ro
vi

d
en

ce
 

R
o

w
.  

T
h

e 
ri

ve
r,

 r
iv

er
b

an
ks

 a
n

d
 T

h
e 

S
an

d
s 

ar
ea

 p
ro

vi
d

e
 a

 g
re

e
n

 f
in

g
er

 

o
f 

o
p

en
 s

p
ac

e 
lin

ki
n

g
 t

h
e 

w
o

o
d

ed
 s

lo
p

es
 o

f 
th

e 
ri

ve
rb

an
k 

an
d

 

th
e 

P
en

in
su

la
 w

it
h

 t
h

e 
la

n
d

sc
ap

e 
in

 t
h

e 
ru

ra
l f

ri
n

g
e 

o
f 

th
e 

ea
st

er
n

 p
ar

t 
o

f 
th

e 
co

n
se

rv
at

io
n

 a
re

a.
 T

h
e 

ar
ea

 e
ss

en
ti

al
ly

 

co
m

p
ri

se
s 

o
f 

fo
u

r 
m

ai
n

 e
le

m
en

ts
; T

h
e 

R
iv

er
b

an
ks

 a
n

d
 t

h
e 

n
ew

 

Fr
ee

m
an

s 
Q

u
ay

 o
ff

ic
es

, T
h

e 
S

an
d

s 
ar

ea
, F

re
em

an
s 

Q
u

ay
 

L
ei

su
re

 c
en

tr
e 

ar
ea

 a
n

d
 S

t 
N

ic
h

o
la

s 
ce

m
et

er
y.

  

2
 

S
e

t
t
i
n

g
 

T
h

e 
R

iv
er

 W
ea

r,
 t

h
e 

ri
ve

rb
an

ks
 a

d
ja

ce
n

t 
an

d
 t

h
e 

fa
rm

la
n

d
 o

n
 

th
e 

n
o

rt
h

er
n

 s
lo

p
es

 t
h

at
 w

ra
p

 a
ro

u
n

d
 t

h
e 

re
ar

 o
f 

C
ro

o
k 

H
al

l 

p
ro

vi
d

e
 a

 w
id

er
 g

re
e

n
 b

ac
kd

ro
p

 t
o

 t
h

e 
n

o
rt

h
 o

f 
th

is
 s

u
b

-a
re

a 

393



  

1
1

6
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

w
h

er
e 

th
e 

tr
ee

 a
n

d
 h

ed
g

er
o

w
s 

o
f 

fi
el

d
 b

o
u

n
d

ar
ie

s 
cr

ea
te

 a
 

g
re

e
n

 s
et

ti
n

g
.  

D
ir

e
ct

ly
 t

o
 t

h
e 

n
o

rt
h

 o
f 

th
e 

ri
ve

r 
is

 v
er

y 
u

rb
an

 w
h

er
ea

s 
th

e 

m
o

re
 im

m
e

d
ia

te
 s

et
ti

n
g

 is
 f

o
rm

ed
 b

y 
th

e 
R

iv
er

 W
ea

r 
an

d
 t

h
e 

ri
ve

rb
an

ks
 t

o
 t

h
e 

ea
st

 a
n

d
 n

o
rt

h
 t

h
at

 c
o

n
ti

n
u

e
 t

h
e 

R
iv

er
 W

ea
r 

co
rr

id
o

r 
w

it
h

 g
ra

ss
 a

n
d

 w
o

o
d

ed
 b

an
ks

. T
h

e 
lo

ca
ti

o
n

 in
 t

h
e 

fl
o

o
d

p
la

in
 p

ro
vi

d
e

s 
a 

g
re

e
n

 o
p

en
 s

et
ti

n
g

 o
f 

h
ig

h
 s

ce
n

ic
 v

al
u

e
, 

an
d

 a
n

 im
p

o
rt

an
t 

w
ild

lif
e 

co
rr

id
o

r.
  

T
o

 t
h

e 
so

u
th

, t
h

e 
to

w
n

sc
ap

e 
o

f 
C

la
yp

at
h

 p
ro

vi
d

e
s 

a 
d

en
se

 

u
rb

an
 s

et
ti

n
g

 o
f 

h
ig

h
 h

is
to

ri
c 

an
d

 a
rc

h
it

ec
tu

ra
l q

u
al

it
y.

 T
h

is
 

co
n

ti
n

u
es

 t
o

 t
h

e 
w

es
t 

w
it

h
 t

h
e 

b
ac

kd
ro

p
 o

f 
S

t 
N

ic
h

o
la

s 
C

h
u

rc
h

, 

th
e 

T
o

w
n

 H
al

l a
n

d
 t

h
e 

ri
ch

 a
rc

h
it

ec
tu

re
 o

f 
th

e 
M

ar
ke

t 
P

la
ce

 

an
d

 S
ilv

er
 S

tr
ee

t.
  

 
Im

a
ge

 7
9

 M
od

er
n

 d
ev

el
op

m
en

t 
a

t 
M

ill
en

n
iu

m
 P

la
ce

/W
a

lk
er

g
a

te
 

 

3
 

F
o

r
m

 
a

n
d

 
L

a
y
o

u
t
 

A
lo

n
g

 t
h

e 
ri

ve
rs

id
e

 a
n

d
 F

re
e

m
an

s 
P

la
ce

 t
h

e 
fo

rm
 a

n
d

 la
yo

u
t 

h
as

 b
ee

n
 in

fl
u

e
n

ce
d

 b
y 

th
e 

fo
rm

er
 m

ill
in

g
/i

n
d

u
st

ri
al

 u
se

s 
h

er
e 

in
 c

o
n

tr
as

t 
to

 t
h

e 
M

ed
ie

va
l s

tr
ee

t 
p

at
te

rn
 f

o
u

n
d

 e
ls

ew
h

er
e 

w
it

h
in

 t
h

e 
co

n
se

rv
at

io
n

 a
re

a.
  

Fr
ee

m
an

s 
P

la
ce

 is
 a

cc
es

se
d

 v
ia

 W
al

ke
rg

at
e

 w
h

ic
h

 is
 a

 s
h

o
rt

 

ro
u

te
 t

o
 t

h
e 

so
u

th
 le

ad
in

g
 o

ff
 L

ea
ze

s 
R

o
ad

 a
n

d
 c

u
rv

es
 s

h
ar

p
ly

 

b
en

ea
th

 t
h

e 
ro

ad
 b

ri
d

g
e.

 F
re

e
m

an
s 

P
la

ce
 r

u
n

s 
n

o
rt

h
w

ar
d

s 
in

 a
 

st
ra

ig
h

t 
lin

e 
p

ar
al

le
l t

o
 t

h
e 

R
iv

er
 W

ea
r 

an
d

 t
h

en
 c

u
rv

es
 

ea
st

w
ar

d
s 

to
 it

s 
ju

n
ct

io
n

 w
it

h
 P

ro
vi

d
e

n
ce

 R
o

w
. T

h
is

 d
iv

id
e

s 
th

e 

ar
ea

 in
 t

w
o

, w
it

h
 t

h
e 

la
n

d
 o

n
 t

h
e 

w
es

t 
si

d
e

 t
h

e 
si

te
 h

is
to

ri
c 

m
ill

in
g

 a
ct

iv
it

y 
an

d
 t

h
at

 o
n

 t
h

e 
ea

st
 f

o
rm

er
 c

ar
p

et
 

m
an

u
fa

ct
u

ri
n

g
.  

T
h

e 
ea

st
er

n
 a

re
a 

is
, a

t 
th

e 
ti

m
e 

o
f 

w
ri

ti
n

g
, b

ei
n

g
 r

ed
ev

el
o

p
ed

 

as
 a

n
 o

ff
ic

e 
d

ev
el

o
p

m
en

t,
 in

fo
rm

at
io

n
 k

io
sk

, a
n

d
 p

u
b

lic
 r

ea
lm

 

w
o

rk
s,

 w
it

h
 t

h
e 

o
p

en
 c

ar
/c

o
ac

h
 p

ar
k 

to
 t

h
e 

n
o

rt
h

 r
et

ai
n

ed
.  

T
h

e 
w

es
te

rn
 a

re
a 

is
 m

u
ch

 d
e

n
se

r 
an

d
 d

o
m

in
at

ed
 b

y 
th

e 

M
ill

en
n

iu
m

 P
la

ce
 d

ev
el

o
p

m
en

t 
w

h
ic

h
 c

o
m

p
ri

se
s 

a 
n

u
m

b
er

 o
f 

la
rg

e 
sc

al
ed

 d
et

ac
h

ed
 c

o
n

te
m

p
o

ra
ry

 b
u

ild
in

g
s 

o
f 

va
ri

o
u

s 

fo
rm

s.
 T

h
is

 is
 in

te
rl

in
ke

d
 b

y 
st

e
p

s,
 s

p
ac

es
 a

n
d

 t
er

ra
ce

s 
b

u
ilt

 u
p

 

to
 t

h
e 

G
al

a 
T

h
ea

tr
e 

an
d

 L
ib

ra
ry

 a
ro

u
n

d
 t

h
e 

m
ai

n
 p

u
b

lic
 s

q
u

ar
e.

 

Im
m

e
d

ia
te

ly
 t

o
 t

h
e 

n
o

rt
h

 a
t 

lo
w

er
 g

ro
u

n
d

 le
ve

l i
s 

th
e 

Fr
ee

m
an

s 

Q
u

ay
s 

L
ei

su
re

 C
en

tr
e,

 a
 la

rg
e 

co
n

te
m

p
o

ra
ry

 s
cu

lp
tu

ra
l b

u
ild

in
g

 

se
t 

b
ac

k 
fr

o
m

 t
h

e 
m

ai
n

 s
tr

ee
t 

fr
o

n
ta

g
e.

  

394



  

1
1

7
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 8
0

 M
ill

en
n

iu
m

 P
la

ce
 lo

ok
in

g 
to

w
a

rd
s 

th
e 

G
a

la
 T

h
ea

tr
e 

 

 
Im

a
ge

 8
1 

T
h

e 
S

a
n

d
s 

op
en

 g
re

en
 s

pa
ce

 

  

T
o

 t
h

e 
n

o
rt

h
 is

 t
h

e 
S

ix
th

 F
o

rm
 C

en
tr

e;
 t

h
e 

m
ai

n
 b

u
ild

in
g

 

co
n

si
st

in
g

 o
f 

a 
sy

m
m

e
tr

ic
al

 b
lo

ck
 f

ro
n

ti
n

g
 o

n
to

 t
h

e 
ri

ve
r 

w
it

h
 

tw
o

 c
la

ss
ro

o
m

 w
in

g
s 

ex
te

n
d

in
g

 o
u

t 
to

 t
h

e 
ea

st
. W

it
h

in
 t

h
e 

g
ro

u
n

d
s 

is
 a

 s
q

u
at

 lo
d

g
e 

h
o

u
se

 f
ro

n
ti

n
g

 F
re

e
m

an
 P

la
ce

, c
o

ac
h

 

h
o

u
se

s 
an

d
 o

u
th

o
u

se
s 

fa
ci

n
g

 t
h

e 
ca

r 
p

ar
k 

an
d

 a
 d

et
ac

h
ed

 

cu
rv

ed
 a

rt
 c

en
tr

e 
b

u
ild

in
g

 o
ve

rl
o

o
ki

n
g

 t
h

e 
m

ai
n

 c
o

u
rt

ya
rd

 t
o

 

th
e 

fr
o

n
t.

 T
h

e 
b

u
ild

in
g

s 
ar

e 
se

t 
w

el
l b

ac
k 

fr
o

m
 t

h
e 

st
re

e
t 

fr
o

n
ta

g
e 

b
eh

in
d

 o
p

en
 p

la
yi

n
g

 f
ie

ld
s 

an
d

 t
en

n
is

 c
o

u
rt

s.
 A

s 
a 

re
su

lt
 t

h
e 

m
ai

n
 b

lo
ck

 h
as

 s
ig

n
if

ic
an

t 
p

re
se

n
ce

 in
 t

h
e 

lo
w

er
 p

ar
t 

o
f 

P
ro

vi
d

e
n

ce
 R

o
w

.  

T
h

e 
S

an
d

s,
 d

ir
e

ct
ly

 t
o

 t
h

e 
n

o
rt

h
, i

s 
a 

la
rg

e 
ri

ve
rs

id
e

 g
re

en
 

w
it

h
in

 t
h

e 
fl

o
o

d
 p

la
in

. I
t 

is
 a

 v
er

y 
fl

at
 o

p
en

 s
p

ac
e 

w
h

ic
h

 

p
ro

vi
d

e
s 

an
 im

p
o

rt
an

t 
tr

an
si

ti
o

n
al

 e
le

m
en

t 
b

et
w

ee
n

 t
h

e 

d
en

se
r 

p
ar

t 
o

f 
th

e 
ch

ar
ac

te
r 

ar
ea

 a
n

d
 t

h
e 

m
o

re
 o

p
en

 a
n

d
 r

u
ra

l 

en
vi

ro
n

m
en

t 
at

 K
ep

ie
r 

to
 t

h
e 

ea
st

. 

N
ea

r 
to

 t
h

e 
ju

n
ct

io
n

 o
f 

Fr
ee

m
an

s 
P

la
ce

 a
n

d
 t

h
e 

n
o

rt
h

er
n

 e
n

d
 o

f 

P
ro

vi
d

e
n

ce
 R

o
w

, o
n

 t
h

e 
ea

st
 s

id
e 

o
f 

th
e 

st
re

e
t 

is
 S

t 
N

ic
h

o
la

s 

C
h

ap
el

 a
n

d
 it

s 
as

so
ci

at
e

d
 c

e
m

et
er

y.
 H

er
e 

th
e 

la
n

d
 r

is
es

 v
er

y 

st
e

ep
ly

 f
ro

m
 s

tr
ee

t 
le

ve
l t

o
 t

h
e 

re
ct

an
g

u
la

r 
ch

ap
el

, w
h

ic
h

 

st
an

d
s 

in
 t

h
e 

ve
ry

 c
en

tr
e 

o
f 

th
e 

lo
o

se
ly

 s
q

u
ar

e 
ce

m
et

er
y 

su
rr

o
u

n
d

ed
 o

n
 t

h
re

e
 s

id
es

 b
y 

a 
m

ix
tu

re
 o

f 
V

ic
to

ri
an

 t
er

ra
ce

s 

an
d

 m
o

d
er

n
 h

o
u

si
n

g
. T

h
e 

ce
m

et
er

y 
is

 e
n

cl
o

se
d

 b
y 

h
ig

h
 s

to
n

e
 

w
al

ls
 w

it
h

 t
h

e 
en

tr
an

ce
 d

ef
in

ed
 b

y 
ta

ll 
p

ill
ar

s;
 t

o
 t

h
e 

n
o

rt
h

 o
f 

th
e 

en
tr

an
ce

 is
 t

h
e 

d
et

ac
h

ed
 y

o
u

th
 c

en
tr

e 
b

u
ild

in
g

.  

395



  

1
1

8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

4
 

A
r
c

h
i
t
e

c
t
u

r
a

l
 
C

h
a

r
a

c
t
e

r
 

T
h

er
e 

ar
e 

o
n

ly
 a

 s
m

al
l n

u
m

b
er

 o
f 

n
o

ta
b

le
 h

is
to

ri
c 

b
u

ild
in

g
s 

w
it

h
in

 t
h

is
 s

u
b

-c
h

ar
ac

te
r 

ar
ea

. T
h

e 
S

ix
th

 F
o

rm
 C

o
lle

g
e 

co
n

si
st

s 

o
f 

a 
n

u
m

b
er

 o
f 

E
d

w
ar

d
ia

n
 b

u
ild

in
g

s.
 T

h
e 

m
ai

n
 s

ch
o

o
l b

u
ild

in
g

 

fe
at

u
re

s 
an

 o
rn

at
e 

fr
o

n
ta

g
e 

w
it

h
 a

 c
en

tr
al

 r
o

u
n

d
ed

 b
el

l t
o

w
er

 

in
 le

ad
 w

it
h

 f
in

ia
ls

 a
b

o
ve

 a
n

d
 a

d
ja

ce
n

t 
to

w
er

s 
o

n
 t

h
e 

w
in

g
s 

p
ro

je
ct

in
g

 f
o

rw
ar

d
. T

h
e 

ro
o

fs
 a

re
 s

et
 b

ac
k 

b
eh

in
d

 o
rn

at
e

 b
ri

ck
 

p
ar

ap
et

s 
an

d
 a

re
 in

 n
at

u
ra

l s
la

te
 w

it
h

 r
id

g
e 

ti
le

s.
 T

h
e 

fr
o

n
ta

g
es

 

ar
e 

in
 r

ed
 b

ri
ck

 w
it

h
 b

ri
ck

 a
n

d
 s

to
n

e
 s

tr
in

g
 c

o
u

rs
es

, p
ed

im
en

ts
 

an
d

 w
in

d
o

w
 s

u
rr

o
u

n
d

s 
an

d
 c

la
y 

ti
le

s.
 T

h
e 

w
in

d
o

w
s 

va
ry

 o
n

 t
h

e 

m
ai

n
 b

u
ild

in
g

, w
it

h
 r

o
u

n
d

ed
 f

ir
st

 f
lo

o
r 

o
p

en
in

g
s,

 c
u

rv
ed

 b
ay

 

w
in

d
o

w
s,

 s
lid

in
g

 s
as

h
 w

in
d

o
w

s,
 a

n
d

 t
o

p
 h

u
n

g
 c

as
em

en
t 

o
p

en
in

g
s.

 T
h

e 
m

ai
n

 e
n

tr
an

ce
 d

o
o

r 
is

 t
im

b
er

 p
ai

n
te

d
. T

h
e 

re
ar

 

p
ro

je
ct

in
g

 w
in

g
s 

at
ta

ch
ed

 d
is

p
la

y 
si

m
ila

r 
q

u
al

it
y 

in
 w

al
lin

g
 a

n
d

 

ro
o

fi
n

g
 m

at
e

ri
al

s 
b

u
t 

th
e 

d
et

ai
ls

 a
n

d
 t

h
e 

fe
n

es
tr

at
io

n
 p

at
te

rn
s 

ar
e 

g
en

er
al

ly
 le

ss
 g

ra
n

d
.  

T
h

e 
o

ve
ra

ll 
ar

ch
it

ec
tu

ra
l q

u
al

it
y 

o
f 

th
e 

b
u

ild
in

g
 is

 s
o

m
ew

h
at

 

co
m

p
ro

m
is

ed
 b

y 
th

e 
in

se
n

si
ti

ve
 la

rg
e 

19
6

0
’s

 c
la

ss
ro

o
m

 

ad
d

it
io

n
 t

h
at

 s
w

am
p

s 
th

e 
m

ai
n

 e
n

tr
an

ce
. T

h
is

 la
rg

e 
b

lo
ck

 is
 

b
u

ilt
 in

 li
g

h
t 

b
ro

w
n

 b
ri

ck
 w

it
h

 e
xt

e
n

si
ve

 w
al

ls
 o

f 
g

la
zi

n
g

 a
n

d
 

g
re

y 
p

an
el

lin
g

. W
in

d
o

w
 o

p
en

in
g

s 
ar

e 
la

rg
e 

g
la

ze
d

 h
o

ri
zo

n
ta

l 

w
in

d
o

w
s 

w
it

h
 w

h
it

e 
al

u
m

in
iu

m
 f

ra
m

es
.  

O
f 

th
e 

an
ci

lla
ry

 s
tr

u
ct

u
re

s 
w

it
h

in
 t

h
e 

si
te

 t
h

e 
b

u
ild

in
g

 f
ro

n
ti

n
g

 

th
e 

ca
r 

p
ar

k 
is

 t
h

e 
m

o
st

 n
o

te
w

o
rt

h
y 

w
it

h
 m

ap
 e

vi
d

en
ce

 d
at

in
g

 

it
 b

et
w

ee
n

 1
8

9
9

 a
n

d
 1

9
2

3.
 T

h
is

 is
 o

f 
in

te
re

st
 b

ec
au

se
 o

f 
it

s 
ag

e,
 

an
d

 it
s 

o
ri

g
in

al
 a

rc
h

it
ec

tu
ra

l c
h

ar
ac

te
r 

in
 k

ee
p

in
g

 w
it

h
 t

h
e 

st
yl

e 

o
f 

th
e 

re
st

 o
f 

th
e 

o
ri

g
in

al
 C

o
lle

g
e.

 

 
Im

a
ge

 8
2

 T
h

e 
S

ix
th

 F
or

m
 C

ol
le

ge
 a

n
d

 a
n

ci
lla

ry
 b

ui
ld

in
g

s 

396



  

1
1

9
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 8
3 

C
h

a
pe

l o
f 

S
t 

N
ic

h
ol

a
s 

 

 
Im

a
ge

 8
4

 F
re

em
a

n
s 

Q
u

a
y 

Le
is

ur
e 

C
en

tr
e 

 

T
h

e 
C

h
ap

el
 o

f 
S

t 
N

ic
h

o
la

s 
is

 a
 s

im
p

le
 V

ic
to

ri
an

 m
o

rt
u

ar
y 

ch
ap

el
. I

t 
is

 c
o

n
st

ru
ct

e
d

 in
 c

o
u

rs
ed

 s
an

d
st

o
n

e
 w

it
h

 a
 s

te
ep

ly
 

p
it

ch
ed

 n
at

u
ra

l s
la

te
 r

o
o

f 
b

u
ilt

 in
 t

h
e 

V
ic

to
ri

an
 G

o
th

ic
 s

ty
le

. I
t 

h
as

 a
rc

h
ed

 s
to

n
e

 s
u

rr
o

u
n

d
s 

to
 t

h
e 

so
lid

 t
im

b
er

 p
ai

n
te

d
 d

o
o

rs
 

an
d

 t
ri

p
ar

ti
te

 w
in

d
o

w
s.

 H
o

w
ev

er
 t

h
e 

o
ri

g
in

al
 s

ta
in

ed
 g

la
ss

 h
as

 

b
ee

n
 r

ep
la

ce
d

 b
y 

in
fi

ll 
b

ri
ck

s.
 

T
h

e 
fo

rm
er

 ic
e 

ri
n

k 
si

n
k 

h
as

 b
ee

n
 r

ec
en

tl
y 

re
d

ev
el

o
p

ed
 a

s 
n

ew
 

b
u

ild
 o

ff
ic

es
 f

o
r 

th
e 

N
at

io
n

al
 S

av
in

g
s 

an
d

 In
ve

st
m

en
t 

g
o

ve
rn

m
en

t 
d

ep
ar

tm
en

t,
 w

it
h

 a
 s

ec
o

n
d

 p
h

as
e 

P
a

ss
p

o
rt

 O
ff

ic
e 

d
u

e
 t

o
 b

e 
co

m
p

le
te

d
 in

 S
u

m
m

er
 2

0
16

. T
h

e 
b

u
ild

in
g

s 
ar

e 
in

 r
ed

 

b
ri

ck
 w

it
h

 e
xp

an
si

ve
 g

la
zi

n
g

, a
n

d
 a

re
 p

ar
ti

al
ly

 h
yd

ro
 p

o
w

er
ed

 

b
y 

an
 A

rc
h

im
ed

es
 S

cr
ew

 -
 it

se
lf

 a
 n

ew
 f

e
at

u
re

 o
f 

th
e 

w
at

er
si

d
e

.  

T
h

e 
Fr

ee
m

an
s 

Q
u

ay
 L

ei
su

re
 C

en
tr

e 
is

 a
 c

o
n

te
m

p
o

ra
ry

 b
u

ild
in

g
 

th
at

 h
as

 a
 la

rg
e 

sc
u

lp
tu

ra
l e

le
m

en
t 

w
it

h
 la

rg
e 

co
lu

m
n

s 

su
p

p
o

rt
in

g
 b

ea
m

s 
ex

te
n

d
in

g
 o

u
t 

to
w

ar
d

s 
th

e 
av

en
u

e
 o

f 
tr

ee
s 

in
 F

re
e

m
an

s 
P

la
ce

. T
h

e 
b

u
ild

in
g

 is
 c

o
n

st
ru

ct
ed

 in
 g

la
ss

, t
im

b
er

 

p
an

e
lli

n
g

, c
la

d
d

in
g

 a
n

d
 c

u
rt

ai
n

 g
la

ze
d

 w
al

lin
g

. T
h

e 
ro

o
f 

is
 

ex
te

n
si

ve
 a

n
d

 h
as

 a
 d

is
ti

n
ct

iv
e 

cu
rv

e 
co

ve
re

d
 in

 g
re

y 
fe

lt
. T

h
e 

b
u

ild
in

g
 f

ea
tu

re
s 

ex
te

n
si

ve
 a

re
as

 o
f 

g
la

zi
n

g
 in

cl
u

d
in

g
 t

o
 t

h
e 

sw
im

m
in

g
 p

o
o

l t
h

at
 h

as
 b

ee
n

 e
tc

h
ed

 w
it

h
 s

ce
n

es
 o

f 
p

re
-

h
is

to
ri

c 
p

la
n

ts
.  

T
h

e 
A

rt
s 

C
en

tr
e 

w
it

h
in

 t
h

e 
S

ix
th

 F
o

rm
 C

e
n

tr
e 

g
ro

u
n

d
s 

is
 a

 

co
n

te
m

p
o

ra
ry

 b
u

ild
in

g
 f

ea
tu

ri
n

g
 a

 c
u

rv
ed

 f
ro

n
ta

g
e 

an
d

 c
e

n
tr

al
 

to
w

er
. T

h
e 

b
u

ild
in

g
 is

 c
o

n
st

ru
ct

ed
 in

 w
h

it
e 

cl
ad

d
in

g
 c

re
at

in
g

 a
 

d
is

ti
n

ct
iv

e 
fr

o
n

ta
g

e 
to

 t
h

e 
C

o
lle

g
e.

 T
h

e 
ro

o
f 

h
as

 a
n

 

o
ve

rh
an

g
in

g
 p

ar
ap

et
 t

o
 t

h
e 

ex
te

n
si

ve
 f

la
t 

ro
o

f 
ab

o
ve

 a
n

d
 t

h
e 

397



  

1
2

0
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

w
in

d
o

w
s 

h
av

e 
a 

st
ro

n
g

 v
er

ti
ca

l e
m

p
h

as
is

 a
t 

g
ro

u
n

d
 f

lo
o

r 
w

it
h

 

sq
u

ar
e 

o
p

en
in

g
s 

ab
o

ve
. T

h
e 

b
la

ck
 f

ra
m

es
 a

re
 s

et
 in

 t
h

e 
w

al
ls

 

an
d

 r
ec

e
ss

ed
, a

n
d

 it
 h

as
 g

la
ss

 e
n

tr
an

ce
 d

o
o

rs
. 

T
h

e 
Y

o
u

th
 C

en
tr

e 
is

 a
 s

im
p

le
 b

u
ild

in
g

 t
h

at
 s

it
s 

q
u

ie
tl

y 
in

 t
h

e 

st
re

e
t.

 It
 h

as
 a

 v
er

y 
p

ro
m

in
en

t 
st

e
ep

 s
lo

p
in

g
 r

o
o

f 
in

 s
la

te
, w

it
h

 

o
ve

rh
an

g
in

g
 e

av
es

 a
n

d
 a

 g
ab

le
 p

ro
je

ct
in

g
 f

o
rw

ar
d

 f
ro

n
ti

n
g

 

P
ro

vi
d

e
n

ce
 R

o
w

. T
h

e 
fr

o
n

ta
g

e 
is

 in
 a

 b
ro

w
n

 b
ri

ck
 w

it
h

 c
re

am
 

re
n

d
er

, i
t 

h
as

 f
e

w
 w

in
d

o
w

s 
an

d
 p

ai
n

te
d

 t
im

b
er

 d
o

o
rs

. 

T
h

e 
S

an
d

s 
Fl

at
s 

ad
ja

ce
n

t 
is

 a
 la

rg
e 

b
lo

ck
 o

f 
m

ai
so

n
et

te
s,

 b
u

ilt
 

in
 t

h
e 

19
6

0
’s

; t
h

e 
b

lo
ck

s 
ar

e 
q

u
it

e
 s

im
p

le
, s

te
p

p
ed

, a
n

d
 

u
ti

lit
ar

ia
n

 in
 d

es
ig

n
. T

h
e 

b
lo

ck
s 

ar
e 

tw
o

 t
o

 t
h

re
e

 s
to

re
ys

 in
 

h
ei

g
h

t 
an

d
 h

av
e 

e
xt

en
si

ve
 p

al
e 

b
u

ff
/b

ro
w

n
 b

ri
ck

 f
ro

n
ta

g
es

 w
it

h
 

lit
tl

e 
re

lie
f 

o
th

er
 t

h
an

 t
h

e 
w

in
d

o
w

 o
p

en
in

g
s.

 T
h

e 
ro

o
f 

is
 v

er
y 

sh
al

lo
w

 a
n

d
 in

 d
ar

k 
b

ro
w

n
 c

o
n

cr
et

e 
ti

le
s 

an
d

 p
ay

s 
lit

tl
e 

re
sp

ec
t 

to
 t

h
e 

su
rr

o
u

n
d

in
g

 s
la

te
 r

o
o

fs
. T

h
e 

w
in

d
o

w
s 

h
av

e
 b

ee
n

 

re
ce

n
tl

y 
re

p
la

ce
d

 b
y 

u
P

V
C

 a
n

d
 a

re
 la

rg
e 

h
o

ri
zo

n
ta

l a
n

d
 

re
ct

an
g

u
la

r 
ca

se
m

en
t 

o
p

en
in

g
s.

 D
o

o
rs

 a
re

 m
o

d
e

rn
 w

h
it

e 
u

P
V

C
 

o
p

en
in

g
s.

 

 
Im

a
ge

 8
5 

Y
o

ut
h

 C
en

tr
e 

a
n

d
 S

a
n

d
s 

Fl
a

ts
 

5
 

I
m

p
o

r
t
a

n
t
 
B

u
i
l
d

i
n

g
s
 
 

L
i
s
t
e

d
 
B

u
i
l
d

i
n

g
s
 

T
h

er
e 

ar
e 

n
o

 s
ta

tu
to

ri
ly

 li
st

e
d

 b
u

ild
in

g
s 

in
 t

h
is

 s
u

b
-c

h
ar

ac
te

r 

ar
ea

. H
o

w
ev

er
 t

h
er

e 
ar

e 
a 

n
u

m
b

er
 o

f 
o

th
er

 b
u

ild
in

g
s 

an
d

 

st
ru

ct
u

re
s 

co
m

b
in

e 
ad

d
 t

o
 t

h
e 

ar
ea

s 
u

n
iq

u
e

 b
u

ilt
 h

er
it

ag
e.

 

W
h

ile
 n

o
t 

p
o

ss
es

si
n

g
 s

u
ff

ic
ie

n
t 

in
te

re
st

 t
o

 b
e 

lis
te

d
 a

s 
o

f 

n
at

io
n

al
 im

p
o

rt
an

ce
, s

u
ch

 b
u

ild
in

g
s 

ad
d

 t
o

 t
h

e 
g

en
e

ra
l 

ar
ch

it
ec

tu
ra

l r
ic

h
n

es
s 

an
d

 c
h

ar
ac

te
r 

o
f 

th
e 

ar
ea

 a
n

d
 it

 w
ill

 b
e

 

im
p

o
rt

an
t 

th
at

 c
ar

ef
u

l c
o

n
si

d
er

at
io

n
 is

 g
iv

en
 t

o
 a

n
y 

d
ev

el
o

p
m

en
t 

p
ro

p
o

sa
ls

 t
h

at
 a

re
 li

ke
ly

 t
o

 a
ff

ec
t 

su
ch

 b
u

ild
in

g
s.

  

T
h

e 
fo

llo
w

in
g

 b
u

ild
in

g
s 

ar
e 

n
o

t 
st

at
u

to
ry

 li
st

e
d

 b
u

t 
d

o
 m

ak
e 

a 

p
o

si
ti

ve
 c

o
n

tr
ib

u
ti

o
n

 t
o

 t
h

e 
ch

ar
ac

te
r 

an
d

 a
p

p
ea

ra
n

ce
 o

f 
th

e 

co
n

se
rv

at
io

n
 a

re
a,

 a
n

d
 t

h
ro

u
g

h
 t

h
e 

p
la

n
n

in
g

 p
ro

ce
ss

 c
o

u
ld

 b
e 

id
e

n
ti

fi
ed

 a
s 

n
o

n
-d

es
ig

n
at

ed
 h

er
it

ag
e 

as
se

ts
. T

h
er

e 
w

ill
 b

e
 a

 

p
re

su
m

p
ti

o
n

 in
 f

av
o

u
r 

o
f 

p
re

se
rv

at
io

n
 o

f 
an

y 
o

f 
th

es
e 

b
u

ild
in

g
s 

w
it

h
o

u
t 

cl
ea

r 
ju

st
if

ic
at

io
n

 f
o

r 
th

ei
r 

lo
ss

 in
 a

cc
o

rd
an

ce
 w

it
h

 

n
at

io
n

al
 p

la
n

n
in

g
 p

o
lic

y.
 T

h
e 

o
m

is
si

o
n

 o
f 

an
y 

p
ar

ti
cu

la
r 

b
u

ild
in

g
 s

h
o

u
ld

 n
o

t 
b

e 
ta

ke
n

 t
o

 im
p

ly
 t

h
at

 it
 is

 o
f 

n
o

 in
te

re
st

. 

B
ui

ld
in

g
 n

a
m

e 
 

T
h

e 
fo

rm
er

 D
u

rh
am

 C
o

u
n

ty
 S

ch
o

o
l b

u
ild

in
g

s 

T
h

e 
fo

rm
er

 D
u

rh
am

 C
o

u
n

ty
 S

ch
o

o
l w

al
ls

 

T
h

e 
M

o
rt

u
ar

y 
C

h
ap

el
, S

t 
N

ic
h

o
la

s 
ce

m
et

er
y 

S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
S

to
n

e 
w

al
ls

 a
n

d
 g

ra
ve

st
o

n
e

s 

 

398



  

1
2

1
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

6
 

B
u

i
l
d

i
n

g
 
M

a
t
e

r
i
a

l
s
,
 
D

e
t
a

i
l
i
n

g
 
a

n
d

 
F

e
a
t
u

r
e

s
 

A
lt

h
o

u
g

h
 t

h
er

e 
ar

e 
ju

st
 a

 f
e

w
 b

u
ild

in
g

s 
in

 t
h

is
 a

re
a,

 t
h

er
e 

ar
e 

a 

va
ri

et
y 

o
f 

d
if

fe
re

n
t 

st
yl

es
 a

n
d

 a
g

es
 o

f 
p

ro
p

e
rt

ie
s 

ra
n

g
in

g
 f

ro
m

 

th
e 

si
m

p
le

 V
ic

to
ri

an
 G

o
th

ic
 a

rc
h

it
ec

tu
re

 o
f 

S
t 

N
ic

h
o

la
s 

C
h

ap
el

, 

to
 t

h
e 

E
d

w
ar

d
ia

n
 c

lu
st

er
 o

f 
fo

rm
er

 s
ch

o
o

l b
u

ild
in

g
s 

se
t 

b
eh

in
d

 

th
e 

m
o

d
e

rn
 p

o
st

 w
ar

 a
d

d
it

io
n

s 
at

 t
h

e 
S

ix
th

 F
o

rm
 C

o
lle

g
e,

 t
o

 

th
e 

d
ra

m
at

ic
 p

re
se

n
ce

 o
f 

F
re

e
m

an
s 

Q
u

ay
 L

ei
su

re
 C

en
tr

e 
in

 

Fr
ee

m
an

s 
P

la
ce

 w
h

ic
h

 c
o

m
b

in
e 

to
 c

re
at

e
 a

 d
iv

er
se

 a
n

d
 

in
te

re
st

in
g

 b
u

ilt
 f

o
rm

. 

W
a

lls
 /f

a
ca

d
es

 

W
it

h
in

 t
h

is
 s

u
b

-c
h

ar
ac

te
r 

ar
ea

 n
o

 s
in

g
le

 b
u

ild
in

g
 m

at
er

ia
l 

d
o

m
in

at
e

s.
 T

h
e 

o
ld

e
st

 S
ix

th
 F

o
rm

 C
e

n
tr

e 
b

u
ild

in
g

s 
ar

e 

co
n

st
ru

ct
ed

 f
ro

m
 r

ed
 b

ri
ck

w
o

rk
 u

se
d

 a
ls

o
 f

o
r 

st
ri

n
g

 a
n

d
 e

av
es

 

co
u

rs
es

, a
n

d
 in

 s
o

m
e 

w
in

d
o

w
 s

u
rr

o
u

n
d

s.
 T

h
e 

b
o

n
d

in
g

 p
at

te
rn

, 

co
lo

u
r 

an
d

 t
o

n
es

 o
f 

th
e 

b
ri

ck
w

o
rk

 v
ar

y 
g

iv
in

g
 a

n
 in

d
ic

at
io

n
 o

f 

h
o

w
 t

h
e 

b
u

ild
in

g
 h

as
 e

vo
lv

ed
 o

ve
rt

im
e

.  

T
h

e 
o

u
tb

u
ild

in
g

 o
ve

rl
o

o
ki

n
g

 t
h

e 
ca

r 
p

ar
k 

is
 b

u
ilt

 f
ro

m
 d

ar
k 

re
d

 

b
ri

ck
 a

n
d

 in
cl

u
d

es
 f

la
t-

ar
ch

ed
 b

ri
ck

 h
ea

d
s 

to
 t

h
e 

w
in

d
o

w
s,

 t
h

e 

su
rr

o
u

n
d

in
g

 w
al

ls
 a

re
 o

f 
a 

si
m

ila
r 

m
at

er
ia

l. 
T

h
e 

sm
al

l 

L
o

d
g

e/
C

ar
et

ak
er

s 
H

o
u

se
 is

 a
ls

o
 b

u
ilt

 o
f 

th
e 

sa
m

e 
re

d
 b

ri
ck

 w
it

h
 

b
ri

ck
 d

en
ti

ls
 u

n
d

er
 t

h
e 

ea
ve

s 
at

 t
h

e 
fr

o
n

t.
 T

h
e 

19
6

0
s 

cl
as

sr
o

o
m

 

ad
d

it
io

n
 is

 b
u

ilt
 in

 b
ro

w
n

 b
ri

ck
 w

it
h

 e
xt

e
n

si
ve

 w
al

ls
 o

f 
g

la
zi

n
g

 

an
d

 g
re

y 
p

an
el

lin
g

. 

S
to

n
e 

is
 m

u
ch

 le
ss

 c
o

m
m

o
n

 w
it

h
in

 t
h

is
 a

re
a

, t
h

e 
o

n
ly

 n
o

ta
b

le
 

ex
am

p
le

 is
 S

t 
N

ic
h

o
la

s 
C

h
ap

el
 b

u
ilt

 o
f 

co
u

rs
ed

 s
an

d
st

o
n

e
 w

it
h

 

a 
st

o
n

e
 p

lin
th

, s
to

n
e

 a
rc

h
it

ra
ve

s 
an

d
 a

rc
h

ed
 s

u
rr

o
u

n
d

s 
to

 t
h

e 

w
in

d
o

w
s 

an
d

 m
ai

n
 d

o
o

r.
 T

h
e 

st
o

n
e

 w
al

ls
 t

h
at

 s
u

rr
o

u
n

d
 t

h
e 

si
te

 

ar
e 

b
u

ilt
 in

 a
 s

im
ila

r 
st

o
n

e.
  

T
h

e 
S

ix
th

 F
o

rm
 C

e
n

tr
e 

fe
at

u
re

s 
so

m
e 

st
o

n
e

 d
et

ai
lin

g
 w

it
h

 

st
o

n
e

 c
la

d
 c

o
lu

m
n

s 
to

 t
h

e 
re

ar
 a

n
d

 d
ec

o
ra

ti
o

n
 t

o
 t

h
e 

re
ar

 

p
ar

ap
et

. 

 
Im

a
ge

 8
6

 M
a

te
ri

a
ls

 v
a

ry
 f

ro
m

 r
ed

 b
ri

ck
 t

o 
co

n
cr

et
e 

a
n

d
 g

la
ss

 

399



  

1
2

2
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

In
 r

el
at

io
n

 t
o

 t
h

e 
m

o
d

e
rn

 b
u

ild
in

g
s 

Fr
ee

m
an

s 
Q

u
ay

 L
ei

su
re

 

C
en

tr
e 

is
 c

o
n

st
ru

ct
ed

 in
 g

la
ss

, t
im

b
er

 p
an

e
lli

n
g

 in
 a

 s
m

o
o

th
 

h
o

n
ey

 b
ro

w
n

 f
in

is
h

 w
it

h
 c

la
d

d
in

g
 a

n
d

 c
u

rt
ai

n
 g

la
ze

d
 w

al
lin

g
. 

T
h

e 
S

ix
th

 F
o

rm
 C

e
n

tr
e

's
 A

rt
s 

C
en

tr
e 

cl
o

se
 b

y 
is

 c
o

n
st

ru
ct

ed
 in

 

w
h

it
e 

cl
ad

d
in

g
 w

h
ils

t 
th

e 
Y

o
u

th
 C

en
tr

e 
to

 t
h

e 
fr

o
n

t 
o

f 
S

t 

N
ic

h
o

la
s 

ce
m

et
er

y 
h

as
 a

 f
ro

n
ta

g
e 

o
f 

b
ro

w
n

 b
ri

ck
 w

it
h

 c
re

am
 

re
n

d
er

. T
h

e 
S

an
d

s 
Fl

at
s 

ad
ja

ce
n

t 
ar

e 
co

n
st

ru
ct

ed
 f

ro
m

 a
 p

al
e 

b
u

ff
/b

ro
w

n
 b

ri
ck

. 

R
oo

fs
  

T
h

e 
S

ix
th

 F
o

rm
 C

e
n

tr
e 

h
as

 a
n

 in
te

re
st

in
g

 a
n

d
 v

ar
ie

d
 r

o
o

fs
ca

p
e.

 

T
h

e 
m

ai
n

 s
ch

o
o

l b
u

ild
in

g
 h

as
 a

 s
te

ep
ly

 p
it

ch
ed

 r
o

o
f 

o
f 

n
at

u
ra

l 

sl
at

e,
 s

et
 b

eh
in

d
 a

 p
ar

ap
et

, b
ro

ke
n

 u
p

 b
y 

to
w

er
s 

o
n

 t
h

e 
w

in
g

s,
 

it
 a

ls
o

 f
ea

tu
re

s 
a 

ce
n

tr
al

 r
o

u
n

d
ed

 b
el

l t
o

w
er

 in
 le

ad
 w

it
h

 f
in

ia
ls

. 

T
h

e 
o

u
tb

u
ild

in
g

s 
fa

ci
n

g
 t

h
e 

ca
r 

p
ar

k 
h

av
e 

st
ee

p
 s

te
p

p
ed

 

p
it

ch
ed

 r
o

o
fs

 o
f 

sl
at

e
 w

it
h

 a
 s

m
al

l b
ri

ck
 b

u
ilt

 c
h

im
n

ey
. T

h
e 

cl
as

sr
o

o
m

 w
in

g
s 

ar
e 

ag
ai

n
 o

f 
sl

at
e

 a
n

d
 f

e
at

u
re

 w
at

e
r 

ta
b

le
s,

 

b
ri

ck
 c

h
im

n
ey

s 
an

d
 o

ve
rh

an
g

in
g

 e
av

es
. T

h
e 

lo
d

g
e 

at
 t

h
e 

fr
o

n
t 

o
f 

th
e 

si
te

 h
as

 a
 h

ip
p

ed
 s

la
te

 r
o

o
f 

w
it

h
 a

 t
al

l c
e

n
tr

al
 c

h
im

n
e

y.
  

T
h

e 
19

6
0

s 
cl

as
sr

o
o

m
 a

d
d

it
io

n
 t

o
 t

h
e 

fr
o

n
t 

h
as

 a
 la

rg
e 

ex
te

n
si

ve
 

fl
at

 r
o

o
f 

w
it

h
 a

 f
el

t 
co

ve
ri

n
g

 h
id

d
en

 b
y 

a 
p

ar
ap

et
. T

h
e 

ro
o

f 
o

f 
S

t 

N
ic

h
o

la
s 

C
h

ap
el

 is
 s

te
ep

ly
 p

it
ch

ed
 c

o
ve

re
d

 in
 s

la
te

 w
it

h
 r

ed
 

ri
d

g
e 

ti
le

s 
an

d
 f

in
ia

ls
.  

  

T
h

e 
A

rt
s 

C
en

tr
e 

b
u

ild
in

g
 in

 f
ro

n
t 

o
f 

th
e 

S
ix

th
 F

o
rm

 C
e

n
tr

e 
h

as
 a

 

fl
at

 f
e

lt
 c

o
ve

re
d

 r
o

o
f 

w
it

h
 o

ve
rh

an
g

in
g

 e
av

es
. T

h
e 

Y
o

u
th

 

C
en

tr
e 

fe
at

u
re

s 
a 

p
ro

m
in

en
t 

st
e

ep
 s

lo
p

in
g

 r
o

o
f 

in
 s

la
te

. T
h

e 

S
an

d
s 

Fl
at

s 
ad

ja
ce

n
t 

fe
at

u
re

s 
a 

st
e

p
p

ed
 r

o
o

f 
in

 d
ar

k 
b

ro
w

n
 

co
n

cr
et

e 
ti

le
s 

w
h

ic
h

 is
 in

 c
o

n
tr

as
t 

to
 t

h
e 

su
rr

o
u

n
d

in
g

 s
la

te
 

ro
o

fs
. 

A
t 

Fr
ee

m
an

s 
Q

u
ay

 L
ei

su
re

 C
en

tr
e 

th
e 

ro
o

f 
is

 e
xt

en
si

ve
 a

n
d

 

fa
ir

ly
 c

o
m

p
le

x 
w

it
h

 it
s 

m
ai

n
 s

ec
ti

o
n

 f
ea

tu
ri

n
g

 a
 d

is
ti

n
ct

iv
e 

cu
rv

e.
 

R
a

in
w

a
te

r 
G

oo
d

s 

M
an

y 
o

f 
th

e 
o

ld
e

r 
fo

rm
er

 E
d

w
ar

d
ia

n
 S

ch
o

o
l b

u
ild

in
g

s 
an

d
 t

h
e 

V
ic

to
ri

an
 C

h
ap

el
 n

e
ar

b
y 

st
ill

 r
et

ai
n

 t
h

ei
r 

b
la

ck
 p

ai
n

te
d

 c
as

t 
ir

o
n

 

ra
in

w
at

e
r 

g
o

o
d

s,
 w

it
h

 h
o

p
p

er
 h

ea
d

s 
an

d
 s

p
ik

ed
 b

ra
ck

et
s.

  

T
h

e 
p

o
st

 w
ar

 s
ch

o
o

l a
d

d
it

io
n

s 
an

d
 T

h
e 

S
an

d
s 

fl
at

s 
h

av
e 

re
p

la
ce

m
en

t 
u

P
V

C
 g

u
tt

er
in

g
. T

h
is

 h
as

 h
ad

 a
 n

eg
at

iv
e 

im
p

ac
t 

o
n

 s
o

m
e 

o
f 

th
e 

fa
ca

d
es

 e
sp

ec
ia

lly
 w

h
er

e 
u

P
V

C
 h

as
 f

ad
ed

 w
it

h
 

ag
e,

 a
n

d
 b

ee
n

 a
tt

ac
h

ed
 t

o
 m

o
d

er
n

 b
ar

g
eb

o
ar

d
s 

/ n
ew

 

b
ra

ck
et

s.
 T

h
e 

Y
o

u
th

 C
en

tr
e 

h
as

 c
as

t 
ir

o
n

 r
ai

n
w

at
er

 g
o

o
d

s,
 t

h
e 

g
u

tt
e

ri
n

g
 is

 w
el

l c
o

n
ce

al
ed

 u
n

d
er

 t
h

e 
o

ve
rh

an
g

in
g

 e
av

es
. T

h
e 

Fr
ee

m
an

’s
 Q

u
ay

 L
ei

su
re

 C
en

tr
e 

h
as

 n
ea

tl
y 

d
e

si
g

n
ed

 r
ai

n
w

at
er

 

g
o

o
d

s 
in

co
rp

o
ra

te
d

 w
it

h
in

 t
h

e 
la

rg
e 

sc
u

lp
tu

ra
l e

le
m

en
ts

, 

d
es

ig
n

e
d

 a
s 

p
ar

t 
o

f 
la

rg
e 

co
lu

m
n

s 
an

d
 e

xt
en

d
ed

 b
ea

m
s.

 

 Im
a

ge
 8

7 
R

oo
fi

n
g 

a
n

d
 r

a
in

w
a

te
r 

go
od

s 

400



  

1
2

3
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 

Jo
in

er
y,

 w
in

d
ow

s 
a

n
d

 d
oo

rs
 

T
h

e 
h

is
to

ri
c 

b
u

ild
in

g
s 

at
 t

h
e 

S
ix

th
 F

o
rm

 C
e

n
tr

e 
in

co
rp

o
ra

te
 a

 

m
ix

tu
re

 o
f 

w
in

d
o

w
 o

p
en

in
g

s 
fr

o
m

 r
o

u
n

d
ed

 w
in

d
o

w
s,

 c
u

rv
ed

 

b
ay

s,
 t

im
b

er
 s

lid
in

g
 s

as
h

 w
in

d
o

w
s 

an
d

 t
o

p
 h

u
n

g
 c

as
em

en
ts

 

se
e

n
 in

 t
h

e 
fr

o
n

ta
g

e,
 t

o
 t

h
e 

ta
ll 

15
-p

an
e

 s
as

h
es

 t
o

 t
h

e 
re

ar
.  

T
h

e 
m

o
d

e
st

 lo
d

g
e 

b
u

ild
in

g
 a

t 
th

e 
fr

o
n

t 
fe

at
u

re
s 

la
rg

e 
sa

sh
 

w
in

d
o

w
s 

re
ce

n
tl

y 
re

p
la

ce
d

 w
it

h
 f

ai
th

fu
l r

ep
lic

as
. T

h
e 

o
u

tb
u

ild
in

g
s 

h
av

e 
o

n
ly

 a
 f

e
w

 w
in

d
o

w
 o

p
en

in
g

s 
so

m
e 

b
o

ar
d

ed
 

u
p

, b
u

t 
th

e 
la

rg
e 

ca
rt

-d
o

o
r 

ty
p

e 
o

p
en

in
g

s 
an

d
 t

im
b

er
 d

o
o

rs
 

h
av

e 
b

ee
n

 r
et

ai
n

ed
.  

T
h

e 
19

6
0

’s
 c

la
ss

ro
o

m
 in

co
rp

o
ra

te
s 

la
rg

e 
g

la
ze

d
 h

o
ri

zo
n

ta
l 

al
u

m
in

iu
m

 w
in

d
o

w
s 

o
n

 t
h

e 
fr

o
n

t 
el

ev
at

io
n

. T
h

e 
A

rt
s 

C
en

tr
e

 

w
in

d
o

w
s 

h
av

e 
a 

st
ro

n
g

 v
er

ti
ca

l e
m

p
h

as
is

 o
n

 t
h

e 
g

ro
u

n
d

 f
lo

o
r 

w
it

h
 s

q
u

ar
e 

o
p

en
in

g
s 

ab
o

ve
. 

S
t 

N
ic

h
o

la
s 

C
h

ap
el

 f
ea

tu
re

s 
ar

ch
ed

 w
in

d
o

w
s 

an
d

 t
ra

ce
ry

 

w
in

d
o

w
s 

as
 w

el
ls

 a
s 

an
 a

rc
h

ed
 b

o
ar

d
ed

 t
im

b
er

 f
ro

n
t 

d
o

o
r.

 T
h

e 

Y
o

u
th

 C
en

tr
e 

n
ea

rb
y 

fe
at

u
re

s 
si

m
p

le
 p

ai
n

te
d

 t
im

b
er

 d
o

u
b

le
 

d
o

o
rs

 a
n

d
 f

an
lig

h
t.

 T
h

e 
S

an
d

s 
Fl

at
s 

ad
ja

ce
n

t 
h

as
 u

P
V

C
 

w
in

d
o

w
s 

h
o

ri
zo

n
ta

l a
n

d
 r

ec
ta

n
g

u
la

r 
ca

se
m

en
t 

o
p

en
in

g
s;

 t
h

e 

d
o

o
rs

 a
re

 a
ls

o
 in

 w
h

it
e 

u
P

V
C

. 

T
h

e 
Fr

ee
m

an
s 

Q
u

ay
 L

ei
su

re
 C

en
tr

e 
b

u
ild

in
g

 h
as

 e
xt

e
n

si
ve

 

ar
ea

s 
o

f 
g

la
zi

n
g

 w
it

h
 a

 g
la

ze
d

 w
al

l a
lo

n
g

 t
h

e 
n

o
rt

h
 e

le
va

ti
o

n
 

fe
at

u
ri

n
g

 e
tc

h
ed

 s
ce

n
es

. 

Im
a

ge
 8

8
 (l

ef
t)

 M
a

te
ri

a
l d

et
a

ils
 

401



  

1
2

4
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

7
 

B
o

u
n

d
a

r
i
e

s
 
a

n
d

 
M

e
a

n
s
 
o

f
 
E

n
c

l
o

s
u

r
e

 

B
o

u
n

d
ar

ie
s 

al
o

n
g

 P
ro

vi
d

e
n

ce
 R

o
w

 d
ir

ec
tl

y 
in

 f
ro

n
t 

o
f 

th
e 

S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
an

d
 t

h
e 

Y
o

u
th

 C
en

tr
e 

co
n

si
st

 o
f 

ra
n

d
o

m
 

st
o

n
e

 w
al

ls
 w

it
h

 c
o

p
in

g
s 

(I
m

ag
e 

8
9

 t
o

p
 r

o
w

).
 O

n
 t

h
e 

o
p

p
o

si
te

 

si
d

e
 o

f 
th

e 
ro

ad
 t

h
er

e 
ar

e 
lo

w
 b

ri
ck

 w
al

ls
 w

it
h

 b
ri

ck
 p

ie
rs

 a
n

d
 

ra
ili

n
g

s 
to

 t
h

e 
S

ix
th

 F
o

rm
 C

o
lle

g
e

 (I
m

ag
e 

8
9

 b
o

tt
o

m
 r

o
w

).
 A

t 

th
e 

so
u

th
 e

n
d

 a
ro

u
n

d
 t

h
e 

ca
r 

p
ar

k 
th

e 
b

ri
ck

 w
al

l g
iv

e 
w

ay
 t

o
 

ti
m

b
er

 f
e

n
ci

n
g

; a
ll 

o
f 

th
es

e 
ty

p
es

 o
f 

en
cl

o
su

re
 a

re
 im

p
o

rt
an

t 

co
m

p
o

n
en

ts
 w

it
h

in
 t

h
e 

st
re

et
sc

en
e

. T
h

e 
S

an
d

s 
is

 e
n

ti
re

ly
 

su
rr

o
u

n
d

ed
 b

y 
b

ir
d

s-
m

o
u

th
 s

ty
le

 t
im

b
er

 f
e

n
ci

n
g

 w
h

ic
h

 is
 

ap
p

ro
p

ri
at

e 
to

 it
s 

ri
ve

rs
id

e 
an

d
 in

fo
rm

al
 s

et
ti

n
g

.  

A
lo

n
g

 T
h

e 
S

an
d

s 
ri

ve
rb

an
ks

 t
h

e 
b

o
u

n
d

ar
y 

is
 d

ef
in

ed
 b

y 

in
fo

rm
al

 d
ir

t 
p

at
h

w
ay

s 
an

d
 s

te
p

s 
th

at
 r

u
n

 a
lo

n
g

 t
h

e 
o

p
en

 g
ra

ss
 

ri
ve

rb
an

ks
 f

ac
in

g
 t

h
e 

R
iv

er
 W

ea
r.

 O
n

 t
h

e 
ea

st
er

n
 b

o
u

n
d

ar
y 

to
 

th
e 

ca
r 

p
ar

k 
th

er
e 

is
 a

 f
in

e 
av

en
u

e
 o

f 
tr

ee
s 

ru
n

n
in

g
 p

ar
al

le
l w

it
h

 

Fr
ee

m
an

s 
P

la
ce

. T
h

e 
ad

ja
ce

n
t 

co
ac

h
 p

ar
k 

h
as

 a
 d

en
se

 t
re

e 
an

d
 

h
ed

g
e 

b
o

u
n

d
ar

y.
 T

h
e 

co
o

rd
in

at
ed

 b
la

ck
 p

ai
n

te
d

 h
an

d
 r

ai
ls

 

le
ad

in
g

 f
ro

m
 t

h
e 

ca
r 

p
ar

k 
fo

rm
 a

n
 e

ff
ec

ti
ve

 b
o

u
n

d
ar

y 

p
re

ve
n

ti
n

g
 c

ar
 p

ar
k 

u
se

rs
 c

u
tt

in
g

 t
h

ro
u

g
h

 t
h

e 
p

la
n

ti
n

g
 t

o
 g

et
 t

o
 

P
en

n
yf

er
ry

 B
ri

d
g

e.
 

A
lo

n
g

 F
re

e
m

an
s 

P
la

ce
, t

h
e 

se
ri

es
 o

f 
sp

ac
es

 w
it

h
in

 t
h

e 
S

ix
th

 

Fo
rm

 C
en

tr
e 

g
ro

u
n

d
s 

i.e
. t

h
e 

te
n

n
is

 c
o

u
rt

s,
 t

h
e 

o
u

td
o

o
r 

cl
as

sr
o

o
m

 t
o

 t
h

e 
ar

ts
 c

en
tr

e 
an

d
 t

h
e 

w
o

o
d

la
n

d
 g

la
d

e
 a

re
 

en
cl

o
se

d
 b

y 
tr

ee
s,

 h
ed

g
es

 a
n

d
 f

e
n

ce
s.

  

 
Im

a
ge

 8
9

 P
ro

vi
d

en
ce

 R
ow

 a
n

d
 t

h
e 

S
ix

th
 F

or
m

 

S
o

u
th

w
ar

d
s 

in
 f

ro
n

t 
an

d
 t

o
 t

h
e 

si
d

e
 o

f 
Fr

ee
m

an
s 

Q
u

ay
s 

L
ei

su
re

 

C
en

tr
e 

th
er

e 
ar

e 
d

is
ti

n
ct

iv
e 

ar
tw

o
rk

 r
ai

lin
g

s 
th

at
 w

ea
ve

 a
lo

n
g

 

th
e 

ro
ad

si
d

e
. I

n
 f

ro
n

t 
o

f 
th

e 
p

o
o

l t
h

er
e 

is
 a

 p
at

h
w

ay
 w

it
h

 

ra
ili

n
g

s 
b

eh
in

d
, a

n
d

 a
n

 a
ve

n
u

e
 o

f 
tr

ee
s 

th
at

 e
n

cl
o

se
s 

th
e 

st
re

e
t.

 

A
lo

n
g

 F
re

e
m

an
s 

P
la

ce
 t

h
er

e 
ar

e 
lo

w
 b

ri
ck

 w
al

ls
 in

 f
ro

n
t 

o
f 

th
e 

P
re

m
ie

r 
In

n
, t

h
en

 e
xt

en
si

ve
 h

ig
h

 s
to

n
e

 w
al

ls
 t

o
 t

h
e 

W
al

ke
rg

at
e

 

D
ev

el
o

p
m

en
t.

  

 

402



  

1
2

5
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 9
0

 S
a

n
d

s 
ri

ve
rb

a
n

ks
, c

a
r 

pa
rk

in
g,

 a
rt

w
or

k 
ra

ili
n

gs
 

8
 

O
p

e
n

 
S

p
a

c
e

s
 
a

n
d

 
T

r
e

e
s
 

T
h

e 
m

o
st

 s
ig

n
if

ic
an

t 
ar

ea
 o

f 
o

p
en

 s
p

ac
e 

w
it

h
in

 t
h

is
 c

h
ar

ac
te

r 

ar
ea

 is
 T

h
e 

S
an

d
s,

 a
 w

id
e 

o
p

en
 e

xp
an

se
 o

f 
g

ra
ss

la
n

d
 lo

ca
te

d
 

ad
ja

ce
n

t 
th

e 
R

iv
er

 W
ea

r.
 T

h
e 

ar
ea

 is
 c

o
m

p
le

te
ly

 f
la

t 
an

d
 li

es
 in

 

th
e 

fl
o

o
d

p
la

in
. I

t 
lin

ks
 u

p
 w

it
h

 t
h

e 
tr

ee
 li

n
ed

 r
iv

er
b

an
ks

 t
o

 

K
ep

ie
r 

an
d

 t
h

e 
fa

rm
la

n
d

 t
o

 t
h

e 
ea

st
; i

t 
is

 a
n

 im
p

o
rt

an
t 

w
ild

lif
e 

co
rr

id
o

r 
an

d
 p

ro
vi

d
e

s 
a 

ve
ry

 o
p

en
 g

re
e

n
 s

et
ti

n
g

 t
o

 t
h

is
 p

ar
t 

o
f 

th
e 

ci
ty

 c
en

tr
e.

  

 
Im

a
ge

 9
1 

T
h

e 
S

a
n

d
s 

403



  

1
2

6
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
is

 a
n

o
th

er
 s

ig
n

if
ic

an
t 

sp
ac

e 
tu

ck
ed

 a
w

ay
 

b
eh

in
d

 h
ig

h
 s

to
n

e
 w

al
ls

 t
h

at
 f

ro
n

t 
d

ir
ec

tl
y 

o
n

to
 P

ro
vi

d
e

n
ce

 

R
o

w
, i

t 
is

 a
 s

lo
p

in
g

 s
it

e 
ri

si
n

g
 u

p
 t

o
 C

la
yp

at
h

. A
t 

p
re

se
n

t 
th

e 

ce
m

et
er

y 
h

as
 a

 w
ild

e
rn

es
s 

lik
e 

q
u

al
it

y 
an

d
 c

o
n

ta
in

s 
a 

n
u

m
b

er
 

o
f 

im
p

o
rt

an
t 

m
at

u
re

 t
re

es
, w

it
h

 o
p

en
 s

w
at

h
e

s 
o

f 
g

ra
ss

 a
n

d
 

in
fo

rm
al

 g
ra

ss
 p

at
h

w
ay

s 
le

ad
in

g
 u

p
 t

o
 t

h
e 

m
o

rt
u

ar
y 

ch
ap

el
 a

n
d

 

h
o

u
si

n
g

 e
st

at
e

s 
b

ey
o

n
d

.  

S
o

u
th

w
ar

d
s 

al
o

n
g

 F
re

e
m

an
s 

P
la

ce
 o

n
 t

h
e 

w
es

t 
si

d
e

 t
h

er
e 

is
 a

 

p
u

b
lic

 c
ar

/c
o

ac
h

 p
ar

k,
 w

h
er

e 
P

en
n

yf
e

rr
y 

B
ri

d
g

e 
p

ro
vi

d
e

s 
a 

lin
k 

to
 t

h
e 

w
es

t 
b

an
k 

o
f 

th
e 

ri
ve

r,
 it

 is
 e

ff
e

ct
iv

el
y 

sc
re

en
ed

 b
y 

tr
ee

s 

w
h

ic
h

 h
av

e 
vi

su
al

 a
m

en
it

y 
va

lu
e.

  

O
p

p
o

si
te

 t
h

e 
S

ix
th

 F
o

rm
 C

e
n

tr
e 

th
er

e 
ar

e 
m

an
y 

o
p

en
 s

p
ac

es
, 

an
d

 a
lt

h
o

u
g

h
 p

ri
va

te
 t

h
ey

 a
re

 v
er

y 
vi

si
b

le
 f

ro
m

 t
h

e 
su

rr
o

u
n

d
in

g
 

p
u

b
lic

 r
ea

lm
, n

o
ta

b
ly

 t
h

e 
fl

at
 o

p
en

 p
la

yi
n

g
 f

ie
ld

s 
ad

d
in

g
 

g
re

e
n

er
y 

in
to

 t
h

e 
st

re
e

t 
fr

o
n

ta
g

e 
an

d
 t

h
e 

lin
es

 o
f 

tr
ee

s 
ar

o
u

n
d

 

th
e 

te
n

n
is

 c
o

u
rt

s.
 T

o
 t

h
e 

re
ar

 t
h

er
e 

is
 a

 w
o

o
d

la
n

d
 g

la
d

e 
w

it
h

 

la
rg

e 
m

at
u

re
 t

re
e

s 
o

f 
so

m
e 

w
o

rt
h

.  

Fu
rt

h
er

 s
o

u
th

 t
h

er
e 

is
 a

 s
m

al
l a

re
a 

o
f 

p
la

n
ti

n
g

 a
d

ja
ce

n
t 

th
e 

se
rv

ic
e

 y
ar

d
 p

ro
vi

d
in

g
 a

 b
re

ak
 in

 t
h

e 
u

rb
an

 s
tr

ee
ts

ce
n

e.
  

D
ir

e
ct

ly
 in

 f
ro

n
t 

o
f 

th
e 

F
re

e
m

an
’s

 Q
u

ay
 L

ei
su

re
 C

en
tr

e 

en
tr

an
ce

 a
n

d
 a

t 
th

e 
si

d
e

, t
h

er
e 

is
 d

es
ig

n
e

d
 p

av
in

g
 a

n
d

 p
la

n
ti

n
g

, 

an
d

 a
lo

n
g

 t
h

e 
si

d
e 

o
f 

th
e 

sw
im

m
in

g
 p

o
o

l t
h

er
e 

is
 a

 f
la

g
g

ed
 

p
at

h
w

ay
 a

n
d

 lo
w

 le
ve

l l
ig

h
ti

n
g

 s
ch

em
e 

b
eh

in
d

 a
 f

in
e 

av
en

u
e

 o
f 

tr
ee

s.
  

 
Im

a
ge

 9
2

 S
t 

N
ic

h
ol

a
s 

ce
m

et
er

y,
 S

a
n

d
s 

ca
r 

pa
rk

s 
a

n
d

 t
re

e 
sc

re
en

 

404



  

1
2

7
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 9
3 

R
iv

er
ba

n
ks

, r
oa

d
 a

ro
un

d
 t

h
e 

S
ix

th
 F

or
m

 a
n

d
 s

p
a

ce
 in

 f
ro

n
t 

of
 

Fr
ee

m
a

n
's

 Q
ua

y 

9
 

V
i
e

w
s
 
a

n
d

 
V

i
s
t
a

s
 

V
ie

w
s 

in
to

 S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
th

ro
u

g
h

 t
h

e 
en

cl
o

se
d

 

en
tr

an
ce

 o
f 

th
e 

st
o

n
e 

w
al

ls
 p

ro
vi

d
e

 a
 g

lim
p

se
d

 v
ie

w
 o

f 
th

e 

m
o

rt
u

ar
y 

ch
ap

el
 w

it
h

 o
ve

rh
an

g
in

g
 t

re
e

s.
  

A
lo

n
g

 P
ro

vi
d

e
n

ce
 R

o
w

 a
 s

tr
o

n
g

 s
en

se
 o

f 
en

cl
o

su
re

 f
o

rm
ed

 b
y 

th
e 

te
rr

ac
ed

 h
o

u
se

s,
 t

h
e 

S
ix

th
 F

o
rm

 C
o

lle
g

e 
an

d
 c

em
et

er
y 

w
al

ls
, g

en
er

at
e

s 
ch

an
n

el
le

d
 s

tr
ee

ts
ca

p
e 

vi
ew

s 
o

p
en

in
g

 o
u

t 
to

 

th
o

se
 o

f 
T

h
e 

S
an

d
s 

ar
ea

 a
n

d
 t

h
e 

ri
ve

r 
b

ey
o

n
d

. 

V
ie

w
s 

fr
o

m
 T

h
e 

S
an

d
s 

an
d

 t
h

e 
R

iv
er

si
d

e
 v

ar
y,

 in
 t

h
e 

n
o

rt
h

 t
h

ey
 

co
n

si
st

 o
f 

th
o

se
 o

f 
th

e 
tr

ee
 li

n
ed

 r
iv

er
 b

an
ks

, a
n

d
 a

cr
o

ss
 t

o
 t

h
e 

b
u

ild
in

g
 o

f 
C

ro
o

k 
H

al
l n

es
tl

ed
 w

it
h

in
 t

h
e 

la
n

d
sc

ap
e 

w
h

ic
h

 

ap
p

ea
rs

 r
u

ra
l i

n
 n

at
u

re
. 

V
ie

w
s 

fr
o

m
 t

h
e 

ri
ve

r 
fr

o
n

ta
g

e 
o

n
 t

h
e 

n
o

rt
h

 s
id

e
 lo

o
ki

n
g

 b
ac

k 
in

 

th
e 

d
ir

e
ct

io
n

 o
f 

T
h

e 
S

an
d

s 
ar

e 
o

f 
S

t 
N

ic
h

o
la

s 
C

h
u

rc
h

 s
p

ir
e

 a
n

d
 

th
e 

C
at

h
ed

ra
l T

o
w

er
 in

 t
h

e 
sk

yl
in

e.
  

V
ie

w
s 

fr
o

m
 T

h
e 

S
an

d
s 

to
 t

h
e 

so
u

th
 e

as
t 

ar
e 

o
f 

th
e 

b
ac

k 
o

f 

C
la

yp
at

h
 p

ro
p

er
ti

es
, w

it
h

 t
h

e 
va

ri
ed

 r
o

o
fs

ca
p

e 
an

d
 t

h
e 

U
n

it
ed

 

R
ef

o
rm

 C
h

u
rc

h
 S

p
ir

e
 (C

h
ri

st
 C

h
u

rc
h

) r
is

in
g

 h
ig

h
 a

b
o

ve
.  

Fu
rt

h
er

 t
o

 t
h

e 
so

u
th

 a
re

 n
o

ta
b

le
 v

ie
w

s 
o

f 
th

e 
b

u
ild

in
g

s 
to

 t
h

e 

re
ar

 o
f 

th
e 

M
ar

ke
t 

P
la

ce
, w

it
h

 S
t 

N
ic

h
o

la
s 

C
h

u
rc

h
 a

n
d

 t
h

e 

T
o

w
n

 H
al

l d
o

m
in

at
in

g
 t

h
e 

to
w

n
sc

ap
e.

 

Fr
o

m
 F

re
e

m
an

s 
P

la
ce

 a
n

d
 u

n
d

er
 M

ilb
u

rn
g

at
e

 B
ri

d
g

e 
th

er
e 

ar
e 

d
ra

m
at

ic
 v

ie
w

s 
o

f 
th

e 
ri

ve
r 

an
d

 t
h

e 
w

ei
r 

b
el

o
w

 T
h

e 
G

at
es

 

405



  

1
2

8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

S
h

o
p

p
in

g
 C

en
tr

e
. V

ie
w

s 
fr

o
m

 t
h

e 
b

ri
d

g
e 

o
f 

it
se

lf
 in

cl
u

d
e 

im
p

re
ss

iv
e 

vi
ew

s 
to

 t
h

e 
C

as
tl

e 
an

d
 C

at
h

ed
ra

l. 

V
ie

w
s 

al
o

n
g

 F
re

e
m

an
s 

P
la

ce
 o

f 
W

al
ke

rg
at

e
 a

n
d

 M
ill

en
n

iu
m

 

P
la

ce
 a

re
 li

m
it

e
d

 b
y 

th
e 

sc
al

e 
o

f 
th

e 
h

ig
h

 w
al

l a
b

o
ve

 t
h

e 
tu

n
n

el
, 

th
es

e 
w

al
ls

 h
o

w
ev

er
 c

h
an

n
el

 t
h

e 
vi

ew
 o

f 
th

e 
P

re
m

ie
r 

In
n

. 

Fu
rt

h
er

 s
o

u
th

 a
re

 g
lim

p
se

d
 v

ie
w

s 
o

f 
Fr

ee
m

an
s 

Q
u

ay
 L

ei
su

re
 

C
en

tr
e 

th
ro

u
g

h
 t

h
e 

av
en

u
e

 o
f 

tr
ee

s,
 w

it
h

 t
h

e 
o

ri
g

in
al

 c
o

lle
g

e 

b
u

ild
in

g
s 

b
eh

in
d

.  

 
 

Im
a

ge
 9

4
 V

ie
w

s 
a

ro
un

d
 t

h
e 

ch
a

ra
ct

er
 a

re
a

 

406



  

1
2

9
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

1
0
 

A
c

t
i
v
i
t
y
 

T
h

e 
o

p
en

 e
xt

e
n

si
ve

 g
ra

ss
la

n
d

 o
f 

T
h

e 
S

an
d

s 
p

ro
vi

d
e

s 
in

fo
rm

al
 

fo
o

tp
at

h
s 

to
 t

h
e 

ri
ve

rb
an

ks
 a

n
d

 f
ar

m
la

n
d

 b
ey

o
n

d
 t

o
 t

h
e 

ea
st

 

w
h

ic
h

 is
 u

se
d

 b
y 

d
o

g
 w

al
ke

rs
, l

o
ca

l r
es

id
en

ts
 a

n
d

 t
h

e 

o
cc

as
io

n
al

 v
is

it
o

r 
w

it
h

 a
n

g
le

rs
 r

eg
u

la
rl

y 
b

e
 s

ee
n

 o
n

 t
h

e 

ri
ve

rb
an

ks
. T

h
e 

S
an

d
s 

is
 u

se
d

 f
o

r 
in

fo
rm

al
 r

ec
re

at
io

n
al

 a
n

d
 

o
th

er
 a

ct
iv

it
ie

s 
an

d
 t

h
e 

Fr
ee

m
en

 o
f 

th
e 

C
it

y 
(t

h
e 

T
ru

st
ee

s 
o

f 

T
h

e 
S

an
d

s)
 a

llo
w

 v
ar

io
u

s 
o

rg
an

is
ed

 e
ve

n
ts

 o
cc

as
io

n
al

ly
 

th
ro

u
g

h
o

u
t 

th
e 

ye
ar

, e
.g

. f
u

n
fa

ir
s 

an
d

 c
ir

cu
se

s.
  

W
es

tw
ar

d
s 

fr
o

m
 T

h
e 

S
an

d
s,

 t
h

e 
ri

ve
rb

an
ks

 b
ec

o
m

e 
m

o
re

 

fo
rm

al
 w

it
h

 t
h

e 
b

u
sy

 S
an

d
s 

ca
r 

p
ar

k 
an

d
 c

o
ac

h
 p

ar
k 

fr
o

n
ti

n
g

 

o
n

to
 t

h
e 

n
ar

ro
w

 b
an

ks
. T

h
is

 is
 a

ls
o

 a
 p

o
p

u
la

r 
ro

u
te

 f
o

r 
lo

ca
l 

re
si

d
en

ts
 a

n
d

 w
o

rk
er

s 
to

 w
al

k 
al

o
n

g
 a

n
d

 c
ro

ss
 t

h
e 

ri
ve

r 
at

 

P
en

n
yf

er
ry

 B
ri

d
g

e 
fr

o
m

 F
ra

m
w

el
lg

at
e

 w
at

er
si

d
e

 a
re

a.
 C

lo
se

 b
y 

is
 t

h
e 

lo
ca

l d
ro

p
p

in
g

 o
ff

/p
ic

k 
u

p
 p

o
in

t 
fo

r 
co

ac
h

 p
as

se
n

g
er

s 
an

d
 

vi
si

to
rs

. 

S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
is

 n
o

 lo
n

g
er

 in
 u

se
; h

o
w

ev
er

 it
 is

 a
n

 

im
p

o
rt

an
t 

g
re

e
n

 s
p

ac
e 

w
it

h
 w

el
l-

u
se

d
 r

o
u

te
s 

as
 w

el
l a

s 
a 

w
ild

lif
e 

h
av

en
. T

o
 t

h
e 

so
u

th
 t

h
e 

Y
o

u
th

 C
en

tr
e 

is
 in

 a
ct

iv
e 

u
se

 

w
it

h
 o

cc
u

p
ie

d
 f

la
ts

 a
d

ja
ce

n
t.

 

T
h

e 
S

ix
th

 F
o

rm
 C

o
lle

g
e 

p
ro

vi
d

e
s 

ed
u

ca
ti

o
n

al
 f

ac
ili

ti
es

 w
it

h
 t

h
e 

A
rt

 C
en

tr
e 

p
ro

vi
d

in
g

 s
ta

te
 o

f 
th

e 
ar

ea
 f

ac
ili

ti
es

. T
h

e 
g

ro
u

n
d

s 

p
ro

vi
d

e
 a

 s
er

ie
s 

o
f 

fo
rm

al
 a

n
d

 in
fo

rm
al

 s
p

o
rt

s 
sp

ac
es

 

as
so

ci
at

ed
 w

it
h

 t
h

e 
sc

h
o

o
l a

n
d

 s
ta

ff
 c

ar
 p

ar
ki

n
g

. 

Fr
ee

m
an

’s
 Q

u
ay

 L
ei

su
re

 C
en

tr
e 

is
 w

el
l l

o
ca

lly
 w

it
h

 a
 2

5m
 

le
n

g
th

 p
o

o
l, 

g
ym

 a
n

d
 o

th
e

r 
as

so
ci

at
ed

 f
ac

ili
ti

es
. T

h
e 

S
an

d
s 

ca
r 

p
ar

k 
an

d
 a

d
ja

ce
n

t 
m

u
lt

i s
to

re
y 

ca
r 

p
ar

k 
in

 W
al

ke
rg

at
e

 p
ro

vi
d

e
 

p
ar

ki
n

g
 w

it
h

 a
cc

e
ss

 o
ff

 F
re

e
m

an
’s

 R
ea

ch
. 

T
h

e 
fo

rm
er

 Ic
e 

R
in

k 
si

te
 is

 p
re

se
n

tl
y 

b
ei

n
g

 d
ev

el
o

p
ed

 a
s 

a 
la

rg
e 

an
d

 e
xt

e
n

si
ve

 o
ff

ic
e 

d
ev

el
o

p
m

en
t 

fr
o

n
ti

n
g

 d
ir

ec
tl

y 
o

n
to

 t
h

e 

ri
ve

rs
id

e
, p

o
w

er
ed

 b
y 

th
e 

M
ill

 R
ac

e
 c

lo
se

 b
y 

an
d

 t
h

e
 r

iv
er

si
d

e
 

w
ill

 b
e 

o
p

en
ed

 u
p

 t
o

 im
p

ro
ve

 a
cc

e
ss

. T
h

is
 w

ill
 a

ls
o

 in
cl

u
d

e 

o
th

er
 u

se
s 

su
ch

 a
s 

re
st

au
ra

n
t,

 c
af

es
, i

n
fo

rm
at

io
n

 k
io

sk
 a

n
d

 

p
u

b
lic

 s
ea

ti
n

g
 a

re
as

 e
tc

.  

1
1
 

P
u

b
l
i
c

 
R

e
a

l
m

 

In
 P

ro
vi

d
e

n
ce

 R
o

w
 t

h
e 

p
at

h
w

ay
s 

d
ir

e
ct

ly
 in

 f
ro

n
t 

o
f 

S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
an

d
 t

h
e 

Y
o

u
th

 C
en

tr
e 

ar
e 

in
 t

ar
m

ac
 a

n
d

 c
o

n
cr

et
e 

fl
ag

s,
 w

it
h

 li
tt

le
 s

tr
ee

t 
cl

u
tt

er
. A

d
ja

ce
n

t 
to

 t
h

e 
S

ix
th

 F
o

rm
 

C
o

lle
g

e 
is

 a
 n

ar
ro

w
 t

ar
m

ac
 p

at
h

w
ay

 w
it

h
 o

cc
as

io
n

al
 li

g
h

ti
n

g
 

co
lu

m
n

s.
 T

h
e 

sm
al

l c
ar

 p
ar

k 
h

as
 a

 r
o

u
g

h
 s

u
rf

ac
e 

in
 c

h
ip

p
in

g
s 

an
d

 is
 s

u
rr

o
u

n
d

ed
 b

y 
a 

b
ir

d
s-

m
o

u
th

 s
ty

le
 t

im
b

er
 r

ai
l f

e
n

ce
 w

it
h

 

p
ar

ki
n

g
 m

et
er

s 
an

d
 s

ig
n

ag
e.

 

T
h

e 
b

ir
d

s-
m

o
u

th
 f

en
ci

n
g

 c
o

n
ti

n
u

es
 a

lo
n

g
 t

h
e 

so
u

th
 e

as
te

rn
 

an
d

 w
es

te
rn

 e
d

g
e 

o
f 

th
e 

o
p

en
 s

p
ac

e.
 T

o
 t

h
e 

ri
ve

rs
id

e
 f

ro
n

ta
g

e 

h
er

e 
th

er
e 

is
 a

n
 in

fo
rm

al
 g

ra
ss

 p
at

h
w

ay
 s

ea
ti

n
g

, l
it

te
r 

b
in

s 
an

d
 

a 
lif

e
 b

u
o

y.
 

407



  

1
3

0
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

 
Im

a
ge

 9
5 

T
a

rm
a

c 
a

n
d

 f
la

g 
p

a
vi

n
g

 

T
h

e 
S

an
d

s 
p

u
b

lic
 c

ar
 p

ar
k 

h
as

 T
eg

u
la

 b
lo

ck
 p

av
em

en
ts

 a
n

d
 c

o
-

o
rd

in
at

ed
 c

as
t 

ir
o

n
 b

la
ck

 p
ai

n
te

d
 h

an
d

 r
ai

ls
, b

o
lla

rd
s 

an
d

 

si
g

n
ag

e 
p

o
st

s,
 w

it
h

 t
h

e 
co

n
te

m
p

o
ra

ry
 s

ty
le

 r
ai

lin
g

s 
at

 

P
en

n
yf

er
ry

 B
ri

d
g

e 
co

m
p

le
m

en
ti

n
g

 t
h

e 
tr

ad
it

io
n

al
 s

ty
le

. T
h

e 

b
ri

d
g

e 
h

as
 a

 r
es

in
 b

o
n

d
ed

 g
ra

ve
l s

u
rf

ac
e 

lin
ki

n
g

 t
o

 t
h

e 
ta

rm
ac

 

p
at

h
w

ay
s 

al
o

n
g

 F
re

e
m

an
s 

P
la

ce
, w

it
h

 a
 r

es
in

 b
o

u
n

d
 s

u
rf

ac
e

 a
t 

th
e 

co
ac

h
 d

ro
p

p
in

g
 o

ff
 p

o
in

t.
 A

d
ja

ce
n

t 
is

 a
 s

m
al

l s
ea

ti
n

g
 a

re
a 

w
it

h
 p

ic
n

ic
 t

ab
le

s 
an

d
 t

o
 t

h
e 

ju
n

ct
io

n
 w

it
h

 F
o

w
le

rs
 Y

ar
d

 t
h

er
e 

is
 

a 
m

u
d

d
y 

g
ra

ss
 v

er
g

e 
an

d
 t

ri
p

 r
ai

l i
n

 t
im

b
er

. 

 
Im

a
ge

 9
6

 T
h

e 
S

a
n

d
s 

ca
r 

pa
rk

, P
en

n
yf

er
ry

 B
ri

d
ge

 a
n

d
 r

a
ili

n
gs

 t
o 

in
fo

rm
a

l 
pa

th
w

a
y 

 
Im

a
ge

 9
7 

Fr
ee

m
a

n
s 

P
la

ce
 

408



  

1
3

1
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

E
as

tw
ar

d
s 

al
o

n
g

 F
re

e
m

an
s 

P
la

ce
 t

h
e 

su
rf

ac
e 

ch
an

g
es

 t
o

 a
 

fl
ag

g
ed

 p
av

em
en

t 
in

 f
ro

n
t 

o
f 

th
e 

e
n

tr
an

ce
 t

o
 t

h
e 

st
e

p
s 

an
d

 li
ft

 

ar
ea

 t
o

 W
al

ke
rg

at
e

 a
n

d
 M

ill
en

n
iu

m
 P

la
ce

. T
h

er
e 

is
 r

el
at

iv
el

y 

lit
tl

e 
st

re
e

t 
cl

u
tt

er
 a

lo
n

g
 F

re
e

m
an

’s
 P

la
ce

 ju
st

 t
h

e 
o

cc
as

io
n

al
 

si
g

n
p

o
st

. I
n

 f
ro

n
t 

an
d

 t
o

 t
h

e 
si

d
e

 o
f 

th
e 

L
ei

su
re

 C
en

tr
e 

en
tr

an
ce

 

th
er

e 
ar

e
 w

el
l-

d
es

ig
n

e
d

 c
o

o
rd

in
at

ed
 c

o
n

te
m

p
o

ra
ry

 s
ea

ti
n

g
, 

lit
te

r 
b

in
s 

an
d

 c
yc

le
 r

ac
ks

 a
n

d
 in

 t
h

e 
fr

o
n

t 
o

f 
th

e 
p

o
o

l t
h

er
e 

is
 a

 

fl
ag

g
ed

 p
at

h
w

ay
 a

n
d

 lo
w

 le
ve

l l
ig

h
ti

n
g

 s
ch

em
e 

an
d

 t
re

e
s.

 

1
2
 

G
e

n
e

r
a

l
 
C

o
n

d
i
t
i
o

n
 

T
h

e 
p

at
h

w
ay

s 
d

o
w

n
 P

ro
vi

d
e

n
ce

 R
o

w
 a

n
d

 n
ea

r 
to

 S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
an

d
 t

h
e 

Y
o

u
th

 C
en

tr
e 

ar
e 

in
 g

o
o

d
 o

rd
er

 a
s 

ar
e 

th
e 

st
o

n
e

 c
e

m
et

er
y 

w
al

ls
 a

n
d

 t
h

e 
S

ix
th

 F
o

rm
 C

o
lle

g
e 

ra
ili

n
g

s.
 T

h
e 

su
rf

ac
in

g
 t

o
 t

h
e 

sm
al

l c
ar

 p
ar

k 
n

ea
r 

T
h

e 
S

an
d

s 
is

 in
 a

 

d
et

er
io

ra
ti

n
g

 c
o

n
d

it
io

n
, w

h
er

e 
T

h
e 

Y
o

u
th

 C
en

tr
e 

o
p

p
o

si
te

 is
 in

 

g
o

o
d

 c
o

n
d

it
io

n
, w

it
h

 t
h

e 
ad

ja
ce

n
t 

b
lo

ck
 o

f 
fl

at
s 

re
ce

n
tl

y 

re
fu

rb
is

h
ed

. T
h

e 
S

an
d

s 
is

 w
el

l m
ai

n
ta

in
ed

 w
it

h
 t

h
e 

in
fo

rm
al

 

g
ra

ss
 p

at
h

w
ay

 a
lo

n
g

 t
h

e
 e

d
g

e 
in

 r
ea

so
n

ab
le

 c
o

n
d

it
io

n
.  

S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
is

 s
lig

h
tl

y 
o

ve
rg

ro
w

n
 a

s 
a 

m
an

ag
ed

 w
ild

 

sp
ac

e.
 T

h
e 

is
o

la
te

d
 m

o
rt

u
ar

y 
C

h
ap

el
 h

as
 b

ee
n

 o
cc

as
io

n
a

lly
 

b
ro

ke
n

 in
to

 a
n

d
 v

an
d

al
iz

ed
, b

u
t 

is
 in

 a
 r

ea
so

n
ab

le
 c

o
n

d
it

io
n

 

d
es

p
it

e 
a 

g
e

n
er

al
 la

ck
 o

f 
m

ai
n

te
n

an
ce

 a
n

d
 b

o
ar

d
ed

 u
p

 

w
in

d
o

w
s.

 T
h

e 
S

an
d

s 
p

u
b

lic
 c

ar
 p

ar
k 

h
as

 r
ec

en
tl

y 
b

ee
n

 

re
su

rf
ac

ed
 a

n
d

 is
 in

 v
er

y 
g

o
o

d
 c

o
n

d
it

io
n

, i
n

 c
o

n
tr

as
t 

th
e 

co
ac

h
 

p
ar

k 
su

rf
ac

e 
h

as
 p

at
ch

ed
 t

ar
m

ac
. P

at
h

w
ay

s 
al

o
n

g
 F

re
e

m
an

s 

P
la

ce
 a

re
 in

 g
o

o
d

 o
rd

er
. 

Fu
rt

h
er

 t
o

w
ar

d
s 

th
e 

ci
ty

 c
e

n
tr

e 
th

e 
w

al
ls

 t
o

 W
al

ke
rg

at
e

 a
n

d
 

th
e 

en
tr

an
ce

s 
to

 t
h

e 
se

rv
ic

e 
ya

rd
/l

if
t 

an
d

 t
h

e 
la

n
d

sc
ap

e 

p
la

n
ti

n
g

 a
re

a 
ar

e 
in

 g
o

o
d

 c
o

n
d

it
io

n
. I

n
 c

o
n

tr
as

t 
th

e 
st

e
p

s 

le
ad

in
g

 u
p

 t
o

 M
ill

en
n

iu
m

 S
q

u
ar

e 
ar

e 
in

 d
et

er
io

ra
ti

n
g

 c
o

n
d

it
io

n
, 

w
it

h
 r

u
st

in
g

 r
ai

lin
g

s,
 h

o
w

ev
er

 t
h

e 
fl

ag
g

ed
 p

av
em

en
t 

in
 f

ro
n

t 
o

f 

th
e 

en
tr

an
ce

 t
o

 t
h

e 
st

ep
s 

an
d

 W
al

ke
rg

at
e

 a
re

 in
 g

o
o

d
 o

rd
er

 

an
d

 t
h

is
 c

o
n

ti
n

u
es

 p
as

t 
P

re
m

ie
r 

In
n

 a
n

d
 t

h
e 

Fr
ee

m
an

's
 Q

u
ay

 

L
ei

su
re

 C
en

tr
e.

  

T
h

e 
p

u
b

lic
 r

ea
lm

 a
re

a 
in

 f
ro

n
t 

o
f 

th
e 

L
ei

su
re

 C
en

tr
e 

e
n

tr
an

ce
 is

 

w
el

l c
ar

ed
 f

o
r 

an
d

 t
h

e 
d

is
ti

n
ct

iv
e 

ra
ili

n
g

 a
rt

w
o

rk
 fe

at
u

re
 a

lo
n

g
 

th
e 

b
o

u
n

d
ar

y 
is

 in
 g

o
o

d
 c

o
n

d
it

io
n

. F
re

e
m

an
s 

Q
u

ay
 L

ei
su

re
 

C
en

tr
e 

is
 in

 g
o

o
d

 c
o

n
d

it
io

n
, a

lt
h

o
u

g
h

 t
h

e 
g

u
tt

e
rs

 in
co

rp
o

ra
te

d
 

w
it

h
in

 t
h

e 
co

lu
m

n
s 

an
d

 s
cu

lp
tu

ra
l e

le
m

en
ts

 m
ay

 b
e 

le
ad

in
g

 t
o

 

so
m

e 
st

ai
n

in
g

 o
f 

co
n

cr
et

e.
  

A
t 

th
e 

S
ix

th
 F

o
rm

 C
o

lle
g

e 
th

e 
ve

ry
 v

is
ib

le
 c

ar
 p

ar
k 

ar
ea

 is
 

cl
u

tt
er

ed
 w

it
h

 s
ig

n
p

o
st

s,
 b

o
lla

rd
s 

an
d

 b
ar

ri
er

s,
 t

h
e 

o
u

td
o

o
r 

w
o

o
d

la
n

d
 c

la
ss

ro
o

m
 a

p
p

ea
rs

 w
el

l-
te

n
d

ed
, b

u
t 

th
e 

w
o

o
d

la
n

d
 

g
la

d
e 

to
 t

h
e 

re
ar

 a
p

p
ea

rs
 n

eg
le

ct
e

d
. T

h
e 

C
o

lle
g

e
’s

 m
ai

n
 

en
tr

an
ce

 a
n

d
 e

n
cl

o
se

d
 la

n
d

sc
ap

e 
sp

ac
e 

ap
p

ea
r 

w
el

l c
ar

ed
 f

o
r.

 

T
h

e 
A

rt
s 

C
en

tr
e 

is
 in

 g
o

o
d

 o
rd

er
, t

h
e 

ad
ja

ce
n

t 
19

6
0

’s
 f

la
t 

b
lo

ck
 

h
as

 r
ec

en
tl

y 
b

ee
n

 r
ef

u
rb

is
h

ed
 a

s 
h

as
 t

h
e 

lo
d

g
e,

 a
n

d
 in

 g
en

er
al

 

th
e 

o
ri

g
in

al
 s

ch
o

o
l b

u
ild

in
g

s 
ap

p
ea

r 
in

 g
o

o
d

 o
rd

er
 r

et
ai

n
in

g
 

m
an

y 
o

f 
th

ei
r 

o
ri

g
in

al
 d

et
ai

ls
 a

n
d

 h
ig

h
 q

u
al

it
y 

m
a

te
ri

al
s.

 T
h

e 

fo
rm

er
 c

o
ac

h
 h

o
u

se
 a

n
d

 s
ta

b
le

s 
m

ay
 r

eq
u

ir
e 

so
m

e 
at

te
n

ti
o

n
 in

 

th
e 

fu
tu

re
. 

409



  

1
3

2
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

1
3
 

T
h

e
 
D

e
f
i
n

i
t
i
o

n
 
(
o

r
 
S

u
m

m
a

r
y
)
 
o

f
 
S

p
e

c
i
a

l
 
I
n

t
e

r
e

s
t
 

T
h

is
 s

ec
ti

o
n

 o
f 

th
e 

d
o

cu
m

e
n

t 
d

ef
in

es
 t

h
e 

‘s
p

ec
ia

l a
rc

h
it

ec
tu

ra
l 

o
r 

h
is

to
ri

c 
in

te
re

st
 o

f 
T

h
e 

S
an

d
s/

R
iv

er
si

d
e

 s
u

b
-c

h
ar

ac
te

r 
ar

ea
 

th
at

 w
ar

ra
n

ts
 it

s 
d

es
ig

n
at

io
n

 a
n

d
 c

o
n

se
rv

at
io

n
 a

re
a 

st
at

u
s,

 t
h

e 

‘c
h

ar
ac

te
r 

o
r 

ap
p

ea
ra

n
ce

 o
f 

w
h

ic
h

 it
 is

 d
es

ir
ab

le
 t

o
 p

re
se

rv
e 

o
r 

en
h

an
ce

’. 
T

h
e 

ar
ea

 h
as

 b
ee

n
 e

va
lu

at
ed

 a
n

d
 d

es
cr

ib
ed

 in
 d

et
ai

l 

in
 t

h
e 

p
re

vi
o

u
s 

se
ct

io
n

s 
th

e 
su

m
 o

f 
th

es
e 

va
lu

e
s 

an
d

 t
h

e 
ke

y 

el
em

e
n

ts
 id

en
ti

fi
ed

 t
h

o
u

g
h

 t
h

e 
ap

p
ra

is
al

 p
ro

ce
ss

 is
 a

rt
ic

u
la

te
d

 

b
el

o
w

: 

T
h

e 
re

la
ti

ve
ly

 f
la

t 
te

rr
ai

n
 o

f 
th

e 
su

b
-c

h
ar

ac
te

r 
ar

ea
 h

as
 h

ad
 a

 

si
g

n
if

ic
an

t 
im

p
ac

t 
o

n
 t

h
e 

h
is

to
ry

, b
u

ilt
 f

o
rm

 a
n

d
 la

n
d

 u
se

s 
o

f 

th
is

 s
u

b
-a

re
a.

 M
o

st
 o

f 
th

is
 s

u
b

-a
re

a 
lie

s 
w

it
h

in
 t

h
e 

fl
o

o
d

 p
la

in
 

o
f 

th
e 

R
iv

er
 W

ea
r;

 w
it

h
 s

o
m

e 
p

ar
ts

 o
f 

th
e 

ri
ve

rs
id

e 
ar

ea
 b

ei
n

g
 

u
n

d
ev

el
o

p
ed

 la
n

d
 h

is
to

ri
ca

lly
 a

n
d

 o
th

er
s 

b
ec

am
e 

ce
n

tr
es

 o
f 

in
d

u
st

ri
es

 c
o

n
ce

n
tr

at
ed

 a
lo

n
g

 t
h

e 
m

ill
 r

ac
e

. 

In
 a

rc
h

it
ec

tu
ra

l t
er

m
s,

 t
h

er
e 

is
 g

en
er

al
ly

 li
tt

le
 b

u
ilt

 f
o

rm
 in

 t
h

is
 

su
b

-a
re

a,
 b

u
t 

th
er

e 
ar

e 
a 

n
u

m
b

er
 o

f 
ke

y 
la

n
d

m
ar

k 
b

u
ild

in
g

s 
in

 

th
ei

r 
la

n
d

sc
ap

e 
se

tt
in

g
, s

u
ch

 a
s 

th
e 

m
o

rt
u

ar
y 

ch
ap

el
 a

t 
S

t 

N
ic

h
o

la
s 

C
h

u
rc

h
 a

n
d

 t
h

e 
E

d
w

ar
d

ia
n

 f
o

rm
er

 s
ch

o
o

l b
u

ild
in

g
s 

se
t 

in
 w

el
l m

ai
n

ta
in

ed
 g

ro
u

n
d

s 
co

n
ta

in
ed

 b
y 

th
e 

b
u

sy
 

th
o

ro
u

g
h

fa
re

s 
o

f 
P

ro
vi

d
e

n
ce

 R
o

w
 a

n
d

 F
re

em
an

s 
P

la
ce

. O
n

 t
h

e 

w
h

o
le

 t
h

es
e 

h
is

to
ri

c 
b

u
ild

in
g

s 
re

m
ai

n
 d

is
ce

rn
ab

le
 a

n
d

 in
ta

ct
, 

al
th

o
u

g
h

 n
o

n
e

 a
re

 li
st

e
d

, s
o

m
e 

o
f 

th
es

e 
b

u
ild

in
g

s 
co

u
ld

 b
e 

id
e

n
ti

fi
ed

 a
s 

b
ei

n
g

 n
o

n
-d

es
ig

n
at

ed
 h

er
it

ag
e 

as
se

ts
. T

h
e 

b
u

ilt
 

fo
rm

 a
ls

o
 in

cl
u

d
es

 d
is

ti
n

ct
iv

e 
co

n
te

m
p

o
ra

ry
 b

u
ild

in
g

s 
fo

rm
in

g
 

p
ar

t 
o

f 
th

e 
"n

ew
 c

it
y"

 s
u

ch
 a

s 
Fr

ee
m

an
s 

Q
u

ay
 L

ei
su

re
 C

en
tr

e.
 

T
h

e 
se

tt
in

g
 o

f 
th

e 
b

u
ild

in
g

s 
an

d
 t

h
e 

o
p

en
 s

p
ac

es
 a

re
 e

n
h

an
ce

d
 

b
y 

a 
m

ix
tu

re
 o

f 
b

o
u

n
d

ar
y 

tr
ea

tm
en

ts
.  

T
h

e 
ri

ve
r,

 r
iv

er
b

an
ks

 a
n

d
 T

h
e 

S
an

d
s 

ar
ea

 p
ro

vi
d

e
 a

n
 im

p
o

rt
an

t 

g
re

e
n

 a
n

d
 w

ild
lif

e 
co

rr
id

o
r 

lin
ki

n
g

 t
h

e 
w

o
o

d
ed

 s
lo

p
es

 o
f 

th
e 

ri
ve

rb
an

k 
an

d
 t

h
e 

P
en

in
su

la
, w

it
h

 t
h

e 
la

n
d

sc
ap

e 
in

 t
h

e 
ru

ra
l 

fr
in

g
e 

o
f 

th
e 

ea
st

er
n

 p
ar

t 
o

f 
th

e 
co

n
se

rv
at

io
n

 a
re

a.
  

T
h

e 
S

an
d

s 
ar

ea
 it

se
lf

 is
 a

 s
ig

n
if

ic
an

t 
ar

ea
 o

f 
o

p
en

 s
p

ac
e 

th
at

 

ex
te

n
d

s 
ef

fe
ct

iv
el

y 
in

to
 t

h
e 

la
n

d
sc

ap
ed

 g
ro

u
n

d
s 

o
f 

th
e 

S
ix

th
 

Fo
rm

 C
o

lle
g

e 
an

d
 t

h
e 

w
ild

 s
p

ac
e

s 
w

it
h

in
 t

h
e 

ch
u

rc
h

ya
rd

 o
f 

S
t 

N
ic

h
o

la
s.

 T
h

es
e 

e
le

m
en

ts
 d

ra
w

n
 t

o
g

et
h

er
 c

re
at

e
 a

n
 e

vo
lv

in
g

 

an
d

 c
h

ar
ac

te
rf

u
l e

n
vi

ro
n

m
en

t 
o

f 
h

ig
h

 la
n

d
sc

ap
e 

va
lu

e
 t

h
at

 

h
av

e 
si

g
n

if
ic

an
t 

in
te

re
st

 a
n

d
 a

re
 e

xt
re

m
el

y 
im

p
o

rt
an

t 
in

 t
er

m
s 

o
f 

b
ac

kd
ro

p
 a

n
d

 s
et

ti
n

g
 t

o
 t

h
e

 C
at

h
ed

ra
l a

n
d

 t
h

e 
ci

ty
 c

e
n

tr
e.

 

Fr
o

m
 w

it
h

in
 t

h
is

 p
ar

t 
o

f 
th

e 
ch

ar
ac

te
r 

ar
ea

, a
 n

u
m

b
er

 o
f 

m
ag

n
if

ic
e

n
t 

vi
ew

s 
an

d
 v

is
ta

s 
ca

n
 b

e 
o

b
ta

in
ed

 o
f 

th
e 

ri
ve

r 
an

d
 

th
e 

ca
th

ed
ra

l. 

It
 is

 t
h

e 
su

b
-c

h
ar

ac
te

r 
ar

ea
's

 u
n

iq
u

e
 t

o
p

o
g

ra
p

h
y,

 la
n

d
sc

ap
e 

an
d

 

la
n

d
m

ar
k 

b
u

ild
in

g
s 

th
at

 c
re

at
es

 a
 h

is
to

ri
c 

en
vi

ro
n

m
en

t 
o

f 
h

ig
h

 

si
g

n
if

ic
an

ce
. I

n
 p

ar
ti

cu
la

r 
th

e 
d

iv
er

se
 c

h
ar

ac
te

r 
o

f 
it

s 
o

p
en

 

sp
ac

es
, t

h
e 

o
p

en
n

es
s 

o
f 

th
e 

ri
ve

r 
va

lle
y,

 t
h

e 
w

ild
n

es
s 

o
f 

th
e 

ce
m

et
er

y 
an

d
 t

h
e 

g
ro

u
n

d
s 

an
d

 m
at

u
re

 t
re

e
s 

o
f 

th
e 

S
ix

th
 F

o
rm

 

C
o

lle
g

e,
 p

ro
vi

d
e

 a
 h

ig
h

 q
u

al
it

y 
to

w
n

sc
ap

e,
 a

n
d

 s
et

ti
n

g
 t

o
 t

h
e 

C
at

h
ed

ra
l a

n
d

 C
it

y 
th

at
 c

o
n

tr
ib

u
te

s 
si

g
n

if
ic

an
tl

y 
to

 t
h

e 

ch
ar

ac
te

r 
o

f 
th

e 
w

h
o

le
 c

o
n

se
rv

at
io

n
 a

re
a.

 

410



  

1
3

3
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

S
U

B
 
C

H
A

R
A

C
T

E
R

 
A

R
E

A
 
5

 
-
 

C
L

A
Y

P
A

T
H

 

1
 

L
o

c
a

t
i
o

n
 
a

n
d

 
B

o
u

n
d

a
r
y
 
D

e
s
c

r
i
p

t
i
o

n
 

T
h

e 
C

la
yp

at
h

 s
u

b
-c

h
ar

ac
te

r 
ar

ea
 o

cc
u

p
ie

s 
p

ar
t 

o
f 

th
e 

n
o

rt
h

 

ea
st

e
rn

 s
ec

to
r 

o
f 

th
e 

co
n

se
rv

at
io

n
 a

re
a 

b
et

w
ee

n
 

C
la

yp
at

h
/M

ar
ke

t 
P

la
ce

 a
n

d
 G

ile
sg

at
e

. T
h

e 
su

b
-a

re
a 

in
cl

u
d

es
 

th
e 

co
n

tr
as

ti
n

g
 W

al
ke

rg
at

e
/M

ill
en

n
iu

m
 P

la
ce

 a
n

d
 t

h
e 

M
ed

ie
va

l 

st
re

e
t 

an
d

 h
is

to
ri

c 
co

m
m

er
ci

al
 t

o
w

n
sc

ap
e 

o
f 

C
la

yp
at

h
. 

A
d

d
it

io
n

al
ly

 it
 in

cl
u

d
es

 t
h

e 
m

ix
ed

 r
e

si
d

e
n

ti
al

 s
tr

ee
ts

 o
f 

Fi
n

n
ey

 

T
er

ra
ce

, K
ep

ie
r 

H
ei

g
h

ts
 a

n
d

 L
ea

ze
s 

P
la

ce
. T

h
e 

su
b

-a
re

a 
is

 

b
o

u
n

d
ed

 t
o

 t
h

e 
so

u
th

 b
y 

L
ea

ze
s 

R
o

ad
 a

n
d

 M
ilb

u
rn

g
at

e
 B

ri
d

g
e;

 

th
e 

w
es

te
rn

 s
ec

ti
o

n
s 

o
f 

Fr
ee

m
an

s 
P

la
ce

 a
n

d
 t

h
e 

R
iv

er
si

d
e

. T
o

 

th
e 

n
o

rt
h

 b
y 

th
e 

S
ix

th
 F

o
rm

 C
o

lle
g

e 
an

d
 S

t 
N

ic
h

o
la

s 
ce

m
et

er
y,

 

to
 t

h
e 

ea
st

 b
y 

B
ak

eh
o

u
se

 L
an

e
 e

n
d

in
g

 a
t 

th
e 

to
p

 o
f 

C
la

yp
at

h
 

an
d

 t
h

en
 e

xt
en

d
in

g
 u

p
 t

o
 T

in
kl

er
’s

 L
an

e
.  

2
 

S
e

t
t
i
n

g
 

T
h

e 
w

id
er

 s
et

ti
n

g
 o

f 
th

is
 s

u
b

-a
re

a 
is

 f
o

rm
ed

 b
y 

th
e 

o
u

te
r 

D
u

rh
am

 b
o

w
l w

h
ic

h
 in

cl
u

d
es

 r
o

lli
n

g
 w

o
o

d
ed

 h
ill

s 
g

en
er

at
in

g
 a

 

ri
ch

 g
re

en
 b

ac
kd

ro
p

 t
o

 t
h

is
 p

ar
t 

o
f 

th
e 

co
n

se
rv

at
io

n
 a

re
a.

 

T
o

 t
h

e 
ea

st
 o

f 
C

la
yp

at
h

 is
 t

h
e 

u
n

d
u

la
ti

n
g

 a
n

d
 a

rc
h

it
e

ct
u

ra
lly

 

va
ri

ed
 t

o
w

n
sc

ap
e 

o
f 

th
e 

K
ep

ie
r 

H
ei

g
h

ts
, B

ak
e

h
o

u
se

 L
an

e
 a

n
d

 

R
av

en
sw

o
rt

h
 T

er
ra

ce
. T

o
 t

h
e 

so
u

th
 a

n
d

 s
o

u
th

ea
st

 is
 

M
ilb

u
rn

g
at

e
 B

ri
d

g
e,

 L
ea

ze
s 

R
o

ad
 a

n
d

 t
h

e 
ro

u
n

d
ab

o
u

t 
to

 N
ew

 

E
lv

et
 B

ri
d

g
e 

an
d

 t
h

e 
A

6
9

0
. T

h
e 

R
iv

er
 W

ea
r 

an
d

 B
at

h
s 

B
ri

d
g

e 

ar
e 

ju
st

 b
ey

o
n

d
 t

h
is

 t
o

 t
h

e 
so

u
th

 e
as

t.
 T

h
e 

A
6

9
0

 in
 t

h
is

 a
re

a 
is

 

d
o

m
in

at
e

d
 b

y 
th

e 
to

w
er

in
g

 w
al

ls
 a

n
d

 m
as

si
n

g
 o

f 
th

e 
P

ri
n

ce
 

B
is

h
o

p
s 

S
h

o
p

p
in

g
 C

en
tr

e.
 T

o
 t

h
e 

so
u

th
 o

f 
C

la
yp

at
h

, i
s 

th
e 

ri
ch

 

h
is

to
ri

c 
to

w
n

sc
ap

e 
o

f 
th

e 
M

ar
ke

t 
P

la
ce

, S
t 

N
ic

h
o

la
s 

C
h

u
rc

h
, 

an
d

 t
h

e 
T

o
w

n
 H

al
l a

n
d

 t
o

 t
h

e 
re

ar
 F

o
w

le
rs

 Y
ar

d
 a

n
d

 S
ilv

er
 

S
tr

ee
t.

  

T
o

 t
h

e 
n

o
rt

h
w

es
t 

th
e 

R
iv

er
 W

ea
r 

an
d

 t
h

e 
ri

ve
rb

an
ks

 in
cl

u
d

in
g

 

d
ev

el
o

p
m

en
ts

 in
 F

re
e

m
an

s 
P

la
ce

 p
ro

vi
d

e
 a

n
 o

p
en

 g
re

e
n

 

se
tt

in
g

. D
ir

e
ct

ly
 t

o
 t

h
e 

n
o

rt
h

 a
re

 t
h

e 
w

o
o

d
ed

 a
n

d
 o

ve
rg

ro
w

n
 

g
ro

u
n

d
s 

o
f 

S
t 

N
ic

h
o

la
s 

ce
m

et
er

y 
an

d
 t

re
es

 t
o

 t
h

e 
S

ix
th

 F
o

rm
 

C
o

lle
g

e,
 w

h
ic

h
 f

o
rm

 t
h

e 
b

ac
kd

ro
p

 t
o

 t
h

e 
re

ar
 o

f 
C

la
yp

at
h

 a
n

d
 

Fi
n

n
ey

 T
er

ra
ce

 a
re

a.
  

3
 

F
o

r
m

 
a

n
d

 
L

a
y
o

u
t
 

C
la

yp
at

h
/L

ea
ze

s 
P

la
ce

 

T
o

d
ay

 C
la

yp
at

h
 e

ss
en

ti
al

ly
 s

ti
ll 

fo
llo

w
s 

it
s 

o
ri

g
in

al
 M

ed
ie

va
l 

ro
u

te
 a

n
d

 r
et

ai
n

s 
it

s 
o

ve
ra

ll 
fo

rm
. I

t 
b

eg
in

s 
in

 t
h

e 
n

o
rt

h
 e

as
te

rn
 

co
rn

er
 o

f 
th

e 
M

ar
ke

t 
P

la
ce

 a
d

ja
ce

n
t 

to
 S

t 
N

ic
o

la
s 

C
h

u
rc

h
 (t

h
e 

ap
p

ro
xi

m
at

e
 lo

ca
ti

o
n

 o
f 

th
e

 lo
n

g
 d

em
o

lis
h

ed
 C

la
yp

o
rt

 G
at

e)
. 

Fr
o

m
 h

er
e 

it
 c

ro
ss

es
 t

h
e 

ro
ad

 b
ri

d
g

e 
o

ve
r 

L
ea

ze
s 

R
o

ad
 a

n
d

 

cl
im

b
s 

in
 a

n
 e

as
te

rl
y 

d
ir

ec
ti

o
n

 t
o

w
ar

d
s 

th
e 

o
u

te
r 

su
b

u
rb

 o
f 

G
ile

sg
at

e
.  

T
o

 t
h

e 
so

u
th

 t
h

e 
st

re
e

t 
is

 n
ar

ro
w

 a
s 

it
 c

u
rv

es
 t

o
w

ar
d

s 
G

ile
sg

at
e

 

th
en

 w
id

en
s 

sl
ig

h
tl

y.
 It

 is
 li

n
ea

r 
in

 f
o

rm
 w

it
h

 t
ig

h
tl

y 
p

ac
ke

d
 

G
e

o
rg

ia
n

 a
n

d
 V

ic
to

ri
an

 p
ro

p
er

ti
es

. T
h

e 
cu

rv
in

g
 b

u
ild

in
g

 li
n

e 

w
it

h
 t

h
e 

fr
o

n
ta

g
es

 d
ir

ec
tl

y 
ab

u
tt

in
g

 t
h

e 
p

av
em

en
t 

g
iv

es
 r

is
e 

to
 

411



  

1
3

4
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

an
 a

lm
o

st
 c

o
n

ti
n

u
o

u
s 

w
al

l o
f 

d
ev

el
o

p
m

en
t.

 T
h

is
 is

 b
ro

ke
n

 o
n

ly
 

o
n

 t
h

re
e

 m
aj

o
r 

o
cc

as
io

n
s;

 a
t 

P
ro

vi
d

e
n

ce
 R

o
w

 o
n

 t
h

e 
n

o
rt

h
 s

id
e

 

o
f 

th
e 

st
re

e
t 

w
h

er
e 

R
u

th
 F

ir
st

 H
o

u
se

 is
 s

et
 b

ac
k 

b
eh

in
d

 a
 p

av
ed

 

fo
re

co
u

rt
, b

y 
th

e 
g

ra
ss

ed
 a

re
a 

to
 t

h
e 

fr
o

n
t 

o
f 

T
h

e 
C

h
ai

n
s,

 a
n

d
 

o
n

 t
h

e 
so

u
th

 s
id

e
 b

y 
th

e 
h

is
to

ri
c 

te
rr

ac
e

 o
f 

L
ea

ze
s 

P
la

ce
.  

T
h

e 
b

u
ild

in
g

s 
o

f 
L

o
w

er
 C

la
yp

at
h

 o
n

 t
h

e 
n

o
rt

h
 s

id
e

 c
lo

se
 t

o
 t

h
e 

M
ar

ke
t 

P
la

ce
 c

o
n

si
st

s 
o

f 
th

re
e

 a
n

d
 f

o
u

r 
st

o
re

y 
ir

re
g

u
la

r 
b

lo
ck

s 

o
f 

co
n

si
d

er
ab

le
 m

as
si

n
g

 a
n

d
 d

ep
th

, w
it

h
 a

 m
ix

tu
re

 o
f 

co
n

te
m

p
o

ra
ry

 a
rc

h
it

ec
tu

re
. I

n
 f

o
rm

 t
h

es
e

 c
o

n
tr

as
t 

w
it

h
 t

h
e 

so
u

th
 s

id
e

 o
f 

th
e 

st
re

e
t 

w
h

er
e 

th
e 

b
u

ild
in

g
s 

ar
e 

o
f 

th
e 

sa
m

e 

th
re

e
 s

to
re

y 
sc

al
e 

fo
llo

w
in

g
 t

h
e 

h
is

to
ri

c 
n

ar
ro

w
 b

u
rg

ag
e 

p
lo

t 

p
at

te
rn

s,
 w

it
h

 o
cc

as
io

n
al

 w
id

er
 f

ro
n

ta
g

es
.  

 
 

Im
a

ge
 9

8
 C

lim
bs

 a
w

a
y 

fr
om

 t
h

e 
M

a
rk

et
 P

la
ce

 a
lo

n
g 

it
s 

h
is

to
ri

c 
ro

u
te

 

412



  

1
3

5
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 9
9

 D
om

es
ti

c 
p

ro
pe

rt
ie

s 
be

yo
n

d
 P

ro
vi

d
en

ce
 R

o
w

 

B
ey

o
n

d
 P

ro
vi

d
e

n
ce

 R
o

w
 t

h
e 

p
ro

p
er

ti
es

 a
re

 m
o

re
 d

o
m

es
ti

c 
in

 

n
at

u
re

, c
o

m
p

ri
si

n
g

 o
f 

tw
o

 s
to

re
y 

G
eo

rg
ia

n
 c

o
tt

ag
es

 w
it

h
 w

id
e

r 

fr
o

n
ta

g
es

, s
it

ti
n

g
 a

g
ai

n
st

 t
al

le
r 

V
ic

to
ri

an
 p

ro
p

er
ti

es
 w

it
h

 

n
ar

ro
w

 f
ro

n
ta

g
es

. T
h

es
e 

va
ry

 in
 c

o
m

p
o

si
te

 h
ei

g
h

t 
an

d
 

d
et

ai
lin

g
, t

yp
ic

al
ly

 d
e

ve
lo

p
ed

 o
n

 t
h

e 
b

ac
k 

o
f 

th
e 

p
av

em
en

t.
 

L
ea

ze
s 

P
la

ce
 t

o
 t

h
e 

n
o

rt
h

 is
 a

 s
h

o
rt

 s
tr

ai
g

h
t 

st
re

et
 o

f 
si

m
p

le
 

G
e

o
rg

ia
n

 p
ro

p
er

ti
es

, n
ar

ro
w

 in
 r

ec
ta

n
g

u
la

r 
p

lo
ts

, w
it

h
 

sy
m

m
e

tr
ic

al
 f

ro
n

ta
g

es
. T

h
e 

st
re

et
 d

ro
p

s 
st

e
ep

ly
 d

o
w

n
 t

o
 t

h
e 

so
u

th
 w

h
er

e 
it

 c
u

rv
es

 s
h

ar
p

ly
 le

ad
in

g
 t

o
 t

h
e 

co
n

te
m

p
o

ra
ry

 

to
w

n
 h

o
u

se
s 

at
 L

ea
ze

s 
C

o
u

rt
.  

T
h

er
e 

ar
e 

a 
se

ri
es

 o
f 

ya
rd

s 
an

d
 v

en
n

el
s 

o
n

 t
h

e 
so

u
th

 s
id

e
 o

f 

C
la

yp
at

h
 w

h
ic

h
 r

et
ai

n
 t

h
ei

r 
im

p
o

rt
an

t 
h

is
to

ri
c 

o
p

en
 s

p
ac

es
, f

o
r 

ex
am

p
le

 M
o

o
d

y'
s 

Y
ar

d
, a

 h
is

to
ri

c 
co

u
rt

ya
rd

 t
o

 t
h

e 
re

ar
 o

f 
th

e 

B
ig

 J
u

g
 p

u
b

lic
 h

o
u

se
 u

se
d

 a
s 

a 
ca

r 
p

ar
k 

an
d

 s
e

rv
ic

e 
ya

rd
. B

lu
e 

C
o

at
 C

o
u

rt
 r

u
n

s 
p

ar
al

le
l t

o
 t

h
is

, a
 q

u
ie

t 
re

si
d

en
ti

al
 c

o
u

rt
ya

rd
, 

su
rr

o
u

n
d

ed
 b

y 
m

ix
ed

 d
ev

el
o

p
m

en
t 

o
u

t 
o

f 
ke

e
p

in
g

 w
it

h
 t

h
e 

u
rb

an
 g

ra
in

. S
im

ila
r 

sp
ac

es
 e

xi
st

 o
n

 t
h

e 
n

o
rt

h
 s

id
e 

o
f 

th
e 

st
re

e
t 

b
u

t 
m

o
st

 o
f 

th
e 

e
n

cl
o

se
d

 s
p

ac
es

 h
av

e 
b

ee
n

 r
ed

ev
el

o
p

e
d

.  

T
o

 t
h

e 
re

ar
 o

f 
N

o
 1

7 
C

la
yp

at
h

, t
h

e 
se

rv
ic

e
 y

ar
d

 o
f 

th
e 

G
al

a 

T
h

ea
tr

e 
an

d
 M

ill
en

n
iu

m
 P

la
ce

 is
 a

 t
ig

h
t 

sp
ac

e 
en

cl
o

se
d

 b
y 

la
rg

e 

th
re

e
 a

n
d

 f
o

u
r 

st
o

re
y 

b
u

ild
in

g
s 

o
n

 a
ll 

fo
u

r 
si

d
e

s.
 N

ea
rb

y 
is

 t
h

e 

K
w

ik
 F

it
 s

er
vi

ce
 y

ar
d

, a
cc

e
ss

ed
 b

y 
a 

la
rg

e 
ar

ch
w

ay
 a

t 
th

e 
fr

o
n

t 

o
f 

th
e 

b
u

ild
in

g
. T

o
 t

h
e 

re
ar

 o
f 

th
e 

U
n

it
ed

 R
ef

o
rm

 C
h

u
rc

h
, t

h
e 

sp
ac

e 
in

 f
ro

n
t 

o
f 

C
la

yp
at

h
 C

h
ap

el
 h

as
 b

ee
n

 r
ec

en
tl

y 
b

ee
n

 

d
ev

el
o

p
ed

 w
it

h
 a

 c
o

n
te

m
p

o
ra

ry
 li

n
k 

to
 t

h
e 

o
ri

g
in

al
 V

ic
to

ri
an

 

ch
u

rc
h

.  

T
o

 t
h

e 
re

ar
 o

f 
th

e 
st

re
et

 t
h

er
e 

ar
e 

n
u

m
er

o
u

s 
d

et
ac

h
ed

 

b
u

ild
in

g
s 

su
ch

 a
s 

th
e 

S
t 

A
n

th
o

n
y 

V
ic

ar
ag

e
, a

 V
ic

to
ri

an
 v

ill
a 

w
it

h
 

va
ri

o
u

s 
o

ff
sh

o
o

ts
 a

n
d

 e
xt

e
n

si
o

n
s.

 N
ea

rb
y 

is
 t

h
e 

P
ri

o
ry

 w
it

h
 a

 

d
is

ti
n

ct
iv

e 
o

ct
ag

o
n

al
 t

o
w

er
 c

o
n

n
ec

te
d

 b
y 

a 
lo

n
g

 li
n

ea
r 

lin
k 

to
 

th
e 

m
ai

n
 h

o
u

se
. T

h
e 

b
u

ild
in

g
s 

ar
e 

se
t 

w
it

h
in

 s
u

b
st

an
ti

al
 

el
ev

at
ed

 a
n

d
 t

er
ra

ce
d

 g
ro

u
n

d
s.

 T
h

is
 a

ls
o

 a
p

p
lie

s 
to

 B
el

le
vu

e 

C
o

u
rt

 a
d

ja
ce

n
t,

 a
 s

ec
lu

d
ed

 c
o

u
rt

ya
rd

 o
f 

m
o

d
er

n
 t

e
rr

ac
e

d
 a

n
d

 

d
et

ac
h

ed
 c

u
rv

ed
 h

o
u

se
 a

n
d

 c
h

al
et

 b
u

n
g

al
o

w
s.

 

413



  

1
3

6
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

P
ro

vi
d

e
n

ce
 R

o
w

/F
in

n
ey

 T
er

ra
ce

 /K
ep

ie
r 

H
ei

g
h

ts
  

P
ro

vi
d

e
n

ce
 R

o
w

 c
u

rv
es

 s
te

ad
ily

 d
o

w
n

 f
ro

m
 C

la
yp

at
h

 t
o

w
ar

d
s 

T
h

e 
S

an
d

s,
 a

n
d

 f
o

rm
s 

th
e 

b
o

u
n

d
ar

y 
b

et
w

ee
n

 t
h

e 
co

m
m

er
ci

al
 

an
d

 r
es

id
en

ti
al

 p
ar

t 
o

f 
th

e 
C

it
y.

 T
h

e 
co

rn
er

 b
et

w
ee

n
 

P
ro

vi
d

e
n

ce
 R

o
w

 a
n

d
 C

la
yp

at
h

 is
 t

u
rn

ed
 b

y 
R

u
th

 F
ir

st
 H

o
u

se
, a

 

la
rg

e 
p

ro
m

in
en

t 
b

u
ild

in
g

 s
et

 o
n

 t
h

e 
co

rn
er

 b
eh

in
d

 a
 s

m
al

l 

la
n

d
sc

ap
ed

 s
q

u
ar

e.
  

T
h

e 
fo

rm
 o

f 
d

ev
el

o
p

m
en

t 
at

 P
ro

vi
d

e
n

ce
 R

o
w

 is
 v

ar
ie

d
 

in
cl

u
d

in
g

 la
rg

e 
th

re
e

/f
o

u
r 

st
o

re
y 

m
o

d
er

n
 t

er
ra

ce
d

 a
p

ar
tm

en
ts

 

se
t 

b
ac

k 
an

d
 e

le
va

te
d

 a
b

o
ve

 t
h

e 
st

re
e

ts
ce

n
e;

 t
h

e 
fo

rm
er

 P
o

st
 

O
ff

ic
e 

h
ea

d
q

u
ar

te
rs

, (
a 

ke
y 

la
n

d
m

ar
k 

b
u

ild
in

g
 o

n
 t

h
e 

co
rn

er
),

 

an
d

 t
h

e 
ta

ll 
d

en
se

 a
p

ar
tm

en
t 

d
ev

el
o

p
m

en
t 

o
f 

C
la

yp
o

rt
 C

o
u

rt
; 

th
e 

T
el

ep
h

o
n

e 
E

xc
h

an
g

e 
ju

st
 b

el
o

w
 t

h
e 

te
rr

ac
e

 f
o

llo
w

in
g

 a
 

si
m

ila
r 

b
u

ild
in

g
 li

n
e.

  

T
h

e 
n

o
rt

h
er

n
 p

ar
t 

o
f 

th
e 

ar
ea

 t
o

 t
h

e 
re

ar
 is

 c
h

ar
ac

te
ri

se
d

 b
y 

V
ic

to
ri

an
 t

er
ra

ce
s 

w
it

h
 a

rc
h

it
ec

tu
ra

l r
h

yt
h

m
 c

re
at

e
d

 b
y 

th
e 

d
o

m
es

ti
c 

sc
al

e 
an

d
 r

ep
et

it
io

n
 o

f 
d

es
ig

n
. T

h
es

e 
ar

e 
b

u
ilt

 in
 a

 

g
ri

d
 s

ys
te

m
 o

f 
u

n
if

o
rm

 s
m

al
l t

er
ra

ce
d

 s
tr

ee
ts

 a
n

d
 b

ac
k 

la
n

es
 

w
it

h
 y

ar
d

s 
p

ro
vi

d
in

g
 a

 d
is

ti
n

ct
iv

e 
h

is
to

ri
c 

b
u

ilt
 f

o
rm

. W
an

le
ss

 

T
er

ra
ce

 is
 a

 t
yp

ic
al

 e
xa

m
p

le
, b

u
ilt

 o
n

 a
 s

te
e

p
ly

 s
lo

p
in

g
 h

ill
si

d
e

 

w
it

h
 c

h
ar

ac
te

r,
 a

lig
n

m
en

t 
an

d
 ju

xt
ap

o
si

ti
o

n
 o

f 
ro

o
f 

sl
o

p
e

s 

(I
m

ag
e 

10
0

 b
o

tt
o

m
 r

o
w

).
 W

an
le

ss
 T

er
ra

ce
 le

ad
s 

to
 F

in
n

ey
 

T
er

ra
ce

, b
u

ilt
 o

n
 e

ve
n

 s
te

e
p

er
 la

n
d

 a
n

d
 a

cc
e

ss
ed

 b
y 

a 
ro

ad
 

fr
o

m
 t

h
e 

re
ar

. T
h

e 
fr

o
n

t 
g

ar
d

en
s 

o
f 

Fi
n

n
ey

 T
er

ra
ce

 a
re

 v
is

ib
le

 in
 

th
e 

p
u

b
lic

 d
o

m
ai

n
 a

n
d

 a
d

d
 g

re
e

n
er

y 
in

to
 t

h
e 

st
re

et
sc

e
n

e
.  

 
Im

a
ge

 1
0

0
 P

ro
vi

d
en

ce
 R

o
w

 a
n

d
 W

a
n

le
ss

 T
er

ra
ce

 

414



  

1
3

7
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

Fi
n

n
ey

 C
o

u
rt

 f
ro

n
ts

 o
n

to
 F

in
n

ey
 T

er
ra

ce
 a

n
d

 is
 a

 la
rg

e 

in
te

rr
el

at
ed

 b
lo

ck
 d

ev
el

o
p

m
en

t 
th

at
 w

ra
p

s 
ar

o
u

n
d

 c
e

n
tr

al
 

co
u

rt
ya

rd
s.

  

O
f 

p
ar

ti
cu

la
r 

in
te

re
st

 in
 t

h
is

 a
re

a 
is

 t
h

e 
d

is
ti

n
ct

iv
e 

e
ar

ly
 

G
e

o
rg

ia
n

 p
ro

p
er

ty
 N

o
 1

1,
 a

 w
id

e 
fr

o
n

te
d

 c
o

tt
ag

e 
th

at
 f

o
llo

w
s 

th
e 

ed
g

e 
o

f 
th

e 
p

av
em

en
t 

w
it

h
 a

 s
tr

o
n

g
 b

u
ild

in
g

 li
n

e.
 

B
ey

o
n

d
 t

h
is

 a
re

a 
to

 t
h

e 
n

o
rt

h
 a

n
d

 e
as

t 
is

 t
h

e 
m

o
d

er
n

 s
u

b
u

rb
an

 

in
fi

ll 
o

f 
co

n
tr

as
ti

n
g

 c
h

ar
ac

te
r 

le
d

 b
y 

st
e

ep
ly

 s
lo

p
in

g
 s

tr
ee

ts
 t

h
at

 

d
ro

p
 d

o
w

n
 f

ro
m

 B
ak

e
h

o
u

se
 L

an
e

, a
d

ja
ce

n
t 

to
 t

h
e 

p
o

st
 w

ar
 

19
50

’s
 c

o
u

n
ci

l f
la

t 
b

lo
ck

s 
o

f 
T

h
e 

C
h

ai
n

s 
in

 t
h

e 
G

ile
sg

at
e

 

ch
ar

ac
te

r 
ar

ea
.  

 
Im

a
ge

 1
0

1 
M

od
er

n
 s

ub
ur

ba
n

 h
ou

si
n

g
 

T
o

 t
h

e 
so

u
th

ea
st

 B
ak

eh
o

u
se

 L
an

e 
w

ra
p

s 
ar

o
u

n
d

 a
 c

e
n

tr
al

 a
re

a 

o
f 

g
re

e
n

 o
p

en
 s

p
ac

e.
 H

er
e 

th
e 

ro
ad

 s
tr

ai
g

h
te

n
s 

in
 a

n
 e

as
te

rl
y 

d
ir

e
ct

io
n

, w
it

h
 a

 v
ar

ie
ty

 o
f 

h
o

u
se

 t
yp

es
, t

yp
ic

al
ly

 t
w

o
 s

to
re

y 

V
ic

to
ri

an
 t

er
ra

ce
d

 h
o

u
se

s 
w

it
h

in
 n

ar
ro

w
 r

ec
ta

n
g

u
la

r 
p

lo
ts

, o
f 

va
ry

in
g

 d
ep

th
 o

n
 t

h
e 

so
u

th
 s

id
e

, a
n

d
 s

e
p

ar
at

ed
 b

y 
th

e 

d
et

ac
h

ed
 m

o
d

er
n

 s
q

u
ar

e 
V

ic
ar

ag
e

.  

H
ill

cr
es

t 
is

 a
 s

te
ep

 s
lo

p
in

g
 c

u
rv

in
g

 s
tr

ee
t 

th
at

 c
o

n
si

st
s 

o
f 

la
rg

e 

d
et

ac
h

ed
 d

w
el

lin
g

s 
in

 g
en

er
o

u
s 

p
lo

ts
 w

it
h

 t
h

e
 t

e
rr

ac
e

s 
to

 t
h

e 

n
o

rt
h

 q
u

it
e 

d
if

fe
re

n
t 

an
d

 d
en

se
r 

in
 n

at
u

re
. T

h
e 

d
w

el
lin

g
s 

ar
e 

g
en

er
al

ly
 s

u
b

u
rb

an
 in

 n
at

u
re

, s
te

p
p

in
g

 d
o

w
n

h
ill

, a
n

d
 d

o
 n

o
t 

fo
llo

w
 t

h
e 

ex
is

ti
n

g
 t

ig
h

t 
u

rb
an

 g
ra

in
. H

ill
cr

es
t 

M
ew

s 
n

ea
rb

y 
ar

e 

lo
ca

te
d

 c
lo

se
 t

o
g

et
h

er
 in

 a
 s

m
al

l c
o

u
rt

ya
rd

, b
u

t 
o

th
er

w
is

e 
th

e 

p
ro

p
er

ti
es

 a
re

 w
el

l s
p

ac
ed

 o
u

t.
  

K
ep

ie
r 

T
er

ra
ce

 a
n

d
 K

ep
ie

r 
H

ei
g

h
ts

 f
o

llo
w

 t
h

e 
ex

is
ti

n
g

 

al
ig

n
m

en
t 

o
f 

th
e 

su
rr

o
u

n
d

in
g

 t
o

w
n

sc
ap

e 
an

d
 t

er
ra

in
; t

h
ey

 a
re

 

te
rr

ac
e

d
 p

lo
ts

 r
ec

ta
n

g
u

la
r 

an
d

 n
ar

ro
w

. T
h

e 
co

n
te

m
p

o
ra

ry
 

d
w

el
lin

g
s 

at
 K

ep
ie

r 
H

ei
g

h
ts

 f
ro

n
t 

o
n

to
 t

h
e 

st
ra

ig
h

t 
ro

ad
 a

n
d

 

ar
e 

a 
g

ro
u

p
 o

f 
b

u
ild

in
g

s 
o

f 
a 

sp
lit

 le
ve

l d
e

si
g

n
 s

et
 d

o
w

n
 t

h
e 

st
e

ep
 s

lo
p

e.
  

T
h

e 
re

ar
 e

le
va

ti
o

n
s 

o
f 

K
ep

ie
r 

H
ei

g
h

ts
 a

n
d

 B
ak

eh
o

u
se

 L
an

e
 a

re
 

b
u

ilt
 in

to
 t

h
e 

h
ill

si
d

e
 s

et
 p

ar
tl

y 
b

el
o

w
 s

tr
ee

t 
le

ve
l.

 W
ea

r 
V

ie
w

 

se
p

ar
at

e
s 

th
e 

tw
o

 t
er

ra
ce

s,
 a

 1
9

70
s 

a 
cu

l-
d

e-
sa

c 
th

at
 r

u
n

s 
at

 9
0

 

d
eg

re
es

 t
o

 B
ak

eh
o

u
se

 L
an

e
, c

o
n

si
st

in
g

 o
f 

m
o

d
er

n
 d

et
ac

h
ed

 

h
o

u
se

s 
an

d
 a

 m
ix

ed
 d

iv
er

se
 s

tr
ee

ts
ce

n
e

. T
o

 t
h

e 
w

es
t 

is
 K

ep
ie

r 

H
o

u
se

, a
 d

ev
el

o
p

m
en

t 
w

it
h

 a
 n

ew
 la

rg
e 

h
o

u
se

 o
f 

co
n

si
d

e
ra

b
le

 

m
as

si
n

g
 b

u
ilt

 in
to

 t
h

e 
re

ar
 o

f 
K

ep
ie

r 
H

ei
g

h
ts

. 

K
ep

ie
r 

C
o

u
rt

 is
 w

it
h

in
 t

h
e 

si
te

 o
f 

a 
V

ic
to

ri
an

 p
en

it
en

ti
ar

y 

b
u

ild
in

g
. T

h
e 

o
ri

g
in

al
 h

o
u

se
 s

ti
ll 

re
m

ai
n

s 
w

it
h

 d
ev

el
o

p
m

en
t 

in
 

th
e 

19
70

’s
 s

te
p

p
ed

 a
t 

d
if

fe
re

n
t 

le
ve

ls
 d

o
w

n
 t

h
e 

st
e

ep
 s

lo
p

in
g

 

te
rr

ai
n

 in
 a

 n
o

rt
h

 /s
o

u
th

 d
ir

e
ct

io
n

 a
t 

o
d

d
s 

w
it

h
 t

h
e 

h
is

to
ri

c 

g
ra

in
. I

t 
co

n
si

st
s 

o
f 

se
p

ar
at

e
 b

lo
ck

s 
o

f 
2

 a
n

d
 3

 s
to

re
ys

, n
o

w
 

re
d

ev
el

o
p

ed
 a

n
d

 s
u

rr
o

u
n

d
ed

 b
y 

a 
h

ig
h

 f
en

ce
. 

415



  

1
3

8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

M
ill

en
n

iu
m

 P
la

ce
/W

al
ke

rg
at

e
  

T
h

e 
M

ill
en

n
iu

m
 P

la
ce

 c
o

m
p

le
x 

is
 a

 s
er

ie
s 

o
f 

in
te

rr
el

at
ed

 p
u

b
lic

 

b
u

ild
in

g
s 

an
d

 a
 la

rg
e 

o
p

en
 s

p
ac

e 
o

n
 t

h
e 

si
te

 o
f 

th
e 

fo
rm

er
 

ca
rp

et
 f

ac
to

ry
. T

h
e 

G
al

a 
T

h
ea

tr
e 

co
m

p
le

x 
co

n
si

st
s 

o
f 

a 
la

rg
e 

ta
ll 

b
lo

ck
 o

f 
co

n
si

d
e

ra
b

le
 m

as
si

n
g

 w
it

h
 t

h
e 

g
la

ze
d

 e
n

tr
an

ce
 a

 

fo
ca

l p
o

in
t 

th
at

 d
o

m
in

at
es

 t
h

e 
sc

en
e.

 T
h

e 
ad

jo
in

in
g

 b
lo

ck
s 

o
f 

tw
o

 s
to

re
y 

lin
ea

r 
b

u
ild

in
g

s 
w

ra
p

 a
ro

u
n

d
 a

 c
e

n
tr

al
 s

q
u

ar
e 

w
it

h
 a

 

to
w

er
 f

e
at

u
re

 o
n

 t
h

e 
co

rn
er

 a
t 

th
e 

en
tr

an
ce

 f
ac

in
g

 C
la

yp
at

h
. 

O
n

 t
h

e 
o

p
p

o
si

te
 s

id
e 

o
f 

th
e 

sq
u

ar
e 

is
 t

h
e 

lo
n

g
 li

n
ea

r 
2

-3
 s

to
re

y 

co
n

ti
n

u
o

u
s 

b
lo

ck
 o

f 
th

e 
C

la
yp

o
rt

 li
b

ra
ry

 a
n

d
 o

ff
ic

es
. 

W
al

ke
rg

at
e

 b
el

o
w

 o
cc

u
p

ie
s 

a 
p

ro
m

in
en

t 
si

te
 a

b
o

ve
 t

h
e 

ea
st

er
n

 

b
an

k 
o

f 
th

e 
R

iv
er

 W
ea

r;
 it

 c
o

m
p

ri
se

s 
o

f 
a 

se
ri

es
 o

f 
u

n
it

s 
an

d
 

ca
sc

ad
in

g
 s

te
p

s 
lin

ke
d

 b
y 

p
u

b
lic

 s
p

ac
e

s.
 A

t 
th

e 
lo

w
er

 le
ve

l 

th
er

e 
is

 a
cc

es
s 

to
 t

h
e 

m
u

lt
i s

to
re

y 
ca

r 
p

ar
k 

an
d

 s
er

vi
ce

 y
ar

d
, t

h
e 

ta
ll 

st
o

n
e

 c
la

d
 r

et
ai

n
in

g
 w

al
l h

as
 a

 r
at

h
er

 d
o

m
in

at
in

g
 

ap
p

ea
ra

n
ce

 o
n

 F
re

em
an

s 
R

ea
ch

. T
h

e 
m

o
d

e
rn

 h
o

te
l 

ac
co

m
m

o
d

at
io

n
 a

d
ja

ce
n

t 
is

 a
 li

n
ea

r 
ta

ll 
b

lo
ck

 o
f 

th
re

e
 s

to
re

ys
. 

T
o

 t
h

e 
so

u
th

 t
h

e 
A

6
9

0
 c

ro
ss

es
 a

t 
a 

h
ig

h
 le

ve
l o

ve
r 

th
e 

R
iv

er
 

W
ea

r 
vi

a 
M

ilb
u

rn
g

at
e

 B
ri

d
g

e 
an

d
 c

o
n

ti
n

u
e

s 
tu

rn
in

g
 in

to
 L

ea
ze

s 

R
o

ad
 s

et
 in

 a
 d

ee
p

 c
u

tt
in

g
 t

h
at

 h
ea

d
s 

to
w

ar
d

s 
E

lv
et

 

ro
u

n
d

ab
o

u
t.

 A
b

o
ve

 t
h

e 
A

6
9

0
 a

 b
ri

d
g

e 
co

n
n

ec
ts

 t
h

e 
se

ve
re

d
 

lo
w

er
 s

ec
ti

o
n

 o
f 

C
la

yp
at

h
 w

it
h

 M
ar

ke
t 

P
la

ce
 a

n
d

 f
e

at
u

re
s 

a 

co
n

ti
n

u
o

u
s 

re
ar

 b
u

ild
in

g
 li

n
e 

fr
o

n
ti

n
g

 o
n

to
 t

h
e 

A
6

9
0

, 

M
ilb

u
rn

g
at

e
 B

ri
d

g
e 

an
d

 t
h

e 
as

so
ci

at
ed

 s
lip

 r
o

ad
s.

 

 
Im

a
ge

 1
0

2
 M

ill
en

n
iu

m
 P

la
ce

/W
a

lk
er

ga
te

 

416



  

1
3

9
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 

417



  

1
4

0
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

4
 

A
r
c

h
i
t
e

c
t
u

r
a

l
 
C

h
a

r
a

c
t
e

r
 

T
h

is
 s

u
b

-c
h

ar
ac

te
r 

ar
ea

 h
as

 a
 r

ic
h

 v
ar

ie
ty

 o
f 

a
rc

h
it

ec
tu

ra
l 

ch
ar

ac
te

r,
 r

an
g

in
g

 f
ro

m
 t

h
e 

cl
o

se
 k

n
it

 d
o

m
es

ti
ca

lly
 s

ca
le

d
 

G
e

o
rg

ia
n

 b
u

ild
in

g
s,

 t
o

 h
is

to
ri

c 
b

u
ild

in
g

s 
o

f 
in

d
iv

id
u

al
 q

u
al

it
y 

su
ch

 a
s 

th
e 

U
n

it
ed

 R
ef

o
rm

 C
h

u
rc

h
, a

n
d

 f
ro

m
 t

h
e 

u
n

if
o

rm
ed

 

V
ic

to
ri

an
 t

er
ra

ce
s 

to
 t

h
e 

la
rg

er
 s

ca
le

d
 m

o
d

er
n

 d
ev

el
o

p
m

en
ts

. 

T
h

es
e 

co
m

b
in

e 
to

 c
re

at
e 

an
 e

xt
re

m
el

y 
ri

ch
 a

n
d

 in
te

re
st

in
g

 

st
re

e
ts

ce
n

e
 a

n
d

 c
h

an
g

in
g

 r
o

o
fs

ca
p

e.
  

C
la

yp
at

h
 

O
n

 t
h

e 
so

u
th

 s
id

e
 o

f 
C

la
yp

at
h

 a
t 

th
e 

lo
w

er
 (w

es
t)

 e
n

d
 o

f 
th

e 

st
re

e
t 

n
ea

r 
to

 t
h

e 
M

ar
ke

t 
P

la
ce

, t
h

e 
h

is
to

ri
c 

b
u

ild
in

g
s 

ar
e 

m
ai

n
ly

 b
ri

ck
 b

u
ilt

 V
ic

to
ri

an
 c

o
m

m
er

ci
al

 p
ro

p
er

ti
es

. T
h

es
e 

h
av

e 

th
re

e
 s

to
re

ys
 a

n
d

 t
w

o
 b

ay
s 

w
it

h
 n

ar
ro

w
 f

ro
n

ta
g

es
 w

it
h

 s
te

ep
ly

 

p
it

ch
ed

 s
la

te
 r

o
o

fs
 o

f 
va

ry
in

g
 h

ei
g

h
ts

, t
h

e 
ri

d
g

e 
lin

e
s 

ar
e 

p
u

n
ct

u
re

d
 b

y 
p

ro
m

in
en

t 
b

ri
ck

 c
h

im
n

ey
s 

w
it

h
 m

u
lt

ip
le

 c
h

im
n

e
y 

p
o

ts
.  

S
o

m
e 

o
f 

th
e 

g
ra

n
d

er
 p

ro
p

er
ti

es
 f

ea
tu

re
 s

to
n

e 
d

et
ai

lin
g

 

in
cl

u
d

in
g

 s
tr

in
g

 c
o

u
rs

es
 a

n
d

 s
to

n
e

 p
lin

th
s.

 W
in

d
o

w
s 

ar
e 

ty
p

ic
al

ly
 s

lid
in

g
 s

as
h

es
 e

it
h

er
 6

-o
ve

r-
6

, o
r 

2
-o

ve
r-

2
, a

n
d

 o
ri

el
 

w
in

d
o

w
s.

 O
f 

si
g

n
if

ic
an

ce
 h

er
e 

ar
e 

th
e 

su
rv

iv
in

g
 V

ic
to

ri
an

 s
h

o
p

 

fr
o

n
ta

g
es

 in
co

rp
o

ra
ti

n
g

 s
ta

ll 
ri

se
rs

, p
ila

st
e

rs
, c

o
rb

e
ls

, c
o

rn
ic

es
, 

an
d

 r
ec

e
ss

ed
 d

o
o

rw
ay

s 
et

c.
 N

e
w

 d
e

ve
lo

p
m

en
t 

at
 N

o
. 9

2
 a

n
d

 

9
2

a 
is

 a
 p

as
ti

ch
e 

st
yl

e 
th

at
 h

as
 p

ic
ke

d
 u

p
 e

le
m

en
ts

 o
f 

sc
al

e,
 

b
ro

ke
n

 u
p

 r
o

o
f 

fo
rm

, w
it

h
 s

la
te

 r
o

o
fs

 a
n

d
 t

al
l c

h
im

n
e

ys
. 

 
Im

a
ge

 1
0

3 
C

om
m

er
ci

a
l p

ro
p

er
ti

es
, t

h
e 

B
lu

e 
C

oa
t 

B
ui

ld
in

gs
 a

n
d

 N
o 

8
0

 

418



  

1
4

1
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

T
h

e 
m

o
st

 n
o

ta
b

le
 b

u
ild

in
g

s 
w

it
h

in
 t

h
is

 p
ar

t 
o

f 
th

e 
st

re
e

t 

in
cl

u
d

e 
th

e 
G

ra
d

e 
II 

lis
te

d
 B

ig
 J

u
g

 p
u

b
lic

 h
o

u
se

 (
N

o
. 8

3)
 w

it
h

 a
 

m
u

ch
 w

id
e

r 
fr

o
n

ta
g

e 
th

an
 it

s 
n

ei
g

h
b

o
u

rs
 o

f 
th

re
e

 s
to

re
ys

 a
n

d
 

fi
ve

 b
ay

s.
 T

h
e 

ex
te

ri
o

r 
is

 o
f 

co
lo

u
r 

w
as

h
ed

 b
ri

ck
 a

b
o

ve
 a

 2
0

th
 

ce
n

tu
ry

 g
ro

u
n

d
 f

lo
o

r 
in

co
rp

o
ra

ti
n

g
 t

h
e 

e
n

tr
an

ce
 in

to
 M

o
o

d
y’

s 

Y
ar

d
 a

n
d

 it
 h

as
 a

 la
rg

e 
st

ee
p

 r
o

o
f 

w
it

h
 s

w
ep

t 
e

av
es

 a
n

d
 

p
ro

m
in

en
t 

ch
im

n
e

ys
. T

h
e 

fr
o

n
ta

g
e 

in
cl

u
d

es
 s

lid
in

g
 s

as
h

 

w
in

d
o

w
s 

w
it

h
 t

h
o

se
 in

 t
h

e 
u

p
p

er
 f

lo
o

rs
 h

av
in

g
 d

o
u

b
le

 k
ey

ed
 

fl
at

 b
ri

ck
 a

rc
h

ed
 a

n
d

 p
ai

n
te

d
 p

ro
je

ct
in

g
 s

to
n

e
 s

ill
s.

 T
h

e 
p

u
b

lic
 

h
o

u
se

 f
ro

n
ta

g
e 

is
 a

 r
ep

lic
a 

b
as

ed
 o

n
 h

is
to

ri
c 

p
h

o
to

g
ra

p
h

s.
  

A
ls

o
 o

f 
in

te
re

st
 is

 N
o

. 8
0

 a
n

 im
p

o
si

n
g

 b
u

ild
in

g
 f

o
rm

er
ly

 a
 

lib
ra

ry
 a

n
d

 P
o

lic
e 

S
ta

ti
o

n
 (I

m
ag

e 
10

3 
b

o
tt

o
m

).
 It

 is
 a

 t
h

re
e

 

st
o

re
y 

b
u

ild
in

g
 o

f 
re

d
 b

ri
ck

 w
it

h
 p

ai
n

te
d

 a
sh

la
r 

d
re

ss
in

g
s,

 a
 t

al
l 

sl
at

e 
ro

o
f 

w
it

h
 o

ve
rh

an
g

in
g

 e
av

es
, a

n
d

 w
it

h
 t

im
b

er
 d

o
o

rs
 

su
rr

o
u

n
d

s,
 p

o
in

te
d

 a
rc

h
ed

 s
as

h
 w

in
d

o
w

s,
 s

tr
in

g
 c

o
u

rs
es

 a
n

d
 

p
lin

th
s 

th
at

 a
d

d
 in

te
re

st
 t

o
 t

h
e 

st
re

e
ts

ce
n

e
. N

o
s.

 1
 t

o
 5

 a
re

 t
h

e 

B
lu

e 
C

o
at

 B
u

ild
in

g
s 

w
h

ic
h

 a
re

 d
is

ti
n

ct
iv

e 
in

 t
h

e 
st

re
e

ts
ce

n
e

 a
s 

a 

re
su

lt
 o

f 
th

ei
r 

lo
w

er
 s

ca
le

, t
h

ey
 a

re
 m

o
d

es
t 

tw
o

 s
to

re
y 

p
ro

p
er

ti
es

 w
ed

g
ed

 b
et

w
ee

n
 t

h
e 

ta
lle

r 
b

u
ild

in
g

s 
(I

m
ag

e 
10

3 

m
id

d
le

 r
o

w
).

 T
h

e 
p

ro
p

er
ti

es
 d

at
e

s 
fr

o
m

 t
h

e 
la

te
 1

8
th

 o
r 

ea
rl

y 

19
th

 c
en

tu
ry

 b
u

ilt
 f

ro
m

 b
ri

ck
 in

 E
n

g
lis

h
 G

ar
d

en
 W

al
l b

o
n

d
 a

n
d

 

in
cl

u
d

e 
sl

id
in

g
 s

as
h

 w
in

d
o

w
s 

ab
o

ve
 la

te
 1

9
th

 c
en

tu
ry

 s
h

o
p

 

fr
o

n
ta

g
es

 w
it

h
 t

ra
ce

s 
o

f 
o

ld
er

 o
p

en
in

g
s 

ab
o

ve
.  

R
is

in
g

 u
p

 t
h

e 
h

ill
 e

as
tw

ar
d

s 
th

e 
p

ro
p

er
ti

es
 b

ec
o

m
e 

m
o

re
 

d
o

m
es

ti
c 

in
 n

at
u

re
 a

n
d

 t
h

er
e 

ar
e 

fe
w

er
 V

ic
to

ri
an

 p
ro

p
er

ti
es

 

an
d

 g
en

er
al

ly
 m

o
re

 G
e

o
rg

ia
n

 t
o

w
n

h
o

u
se

s 
an

d
 c

o
tt

ag
es

. T
h

es
e 

ar
e 

g
en

er
al

ly
 o

f 
tw

o
 a

n
d

 t
h

re
e

 s
to

re
ys

 in
 s

ca
le

 w
it

h
 w

id
e

r 

fr
o

n
ta

g
es

 a
n

d
 in

cl
u

d
in

g
 d

if
fe

re
n

t 
fa

ça
d

e 
tr

ea
tm

en
ts

, a
 

m
u

lt
it

u
d

e 
o

f 
d

if
fe

re
n

t 
ty

p
es

 o
f 

o
p

en
in

g
s 

an
d

 d
et

ai
lin

g
. N

o
ta

b
le

 

b
u

ild
in

g
s 

in
 t

h
is

 g
ro

u
p

 in
cl

u
d

e 
N

o
s.

 7
2

/7
3 

th
e 

fo
rm

er
 T

ra
ve

lle
rs

 

R
es

t 
p

u
b

lic
 h

o
u

se
. T

h
is

 is
 a

 m
u

ch
 a

lt
er

ed
 G

ra
d

e 
II 

lis
te

d
 

b
u

ild
in

g
 p

o
ss

ib
ly

 1
7t

h
 c

en
tu

ry
; i

t 
is

 t
w

o
 s

to
re

ys
 a

n
d

 t
w

o
 b

ay
s 

w
it

h
 a

 v
er

y 
vi

si
b

le
 s

te
ep

 W
el

sh
 s

la
te

 r
o

o
f 

an
d

 b
ri

ck
 c

h
im

n
e

ys
. 

T
h

e 
fr

o
n

t 
el

ev
at

io
n

 f
ac

in
g

 C
la

yp
at

h
 is

 u
n

u
su

al
 w

it
h

 it
s 

w
h

it
e

 

re
n

d
er

 in
 b

ro
ad

ly
 s

p
ac

ed
 b

la
ck

 p
ai

n
te

d
 t

im
b

er
 f

ra
m

in
g

. I
t 

al
so

 

in
cl

u
d

es
 a

 m
ix

tu
re

 o
f 

sa
sh

es
 a

n
d

 o
ri

el
 w

in
d

o
w

s 
an

d
 s

ix
-

p
an

e
lle

d
 d

o
u

b
le

 d
o

o
rs

 f
ra

m
ed

 b
y 

p
ila

st
e

rs
 w

h
ic

h
 s

u
p

p
o

rt
 t

h
e 

fa
sc

ia
 a

n
d

 c
o

rn
ic

e 
o

f 
th

e 
fo

rm
er

 p
u

b
lic

 h
o

u
se

 f
ro

n
t.

  

 
Im

a
ge

 1
0

4
 T

h
e 

T
ra

ve
lle

rs
 R

es
t 

a
n

d
 f

or
m

er
 M

ec
h

a
n

ic
s 

In
st

it
ut

e 

O
f 

fu
rt

h
er

 in
te

re
st

 is
 N

o
. 6

9
 t

h
e 

G
ra

d
e 

II 
lis

te
d

 f
o

rm
er

 

M
ec

h
an

ic
s 

In
st

it
u

te
 o

f 
18

4
1 

b
y 

Ig
n

at
iu

s 
B

o
n

o
m

i a
n

d
 J

.A
. C

o
ry

. 

It
 is

 a
 d

is
ti

n
ct

iv
e 

b
u

ild
in

g
 w

it
h

in
 t

h
e 

st
re

e
t 

as
 a

 r
es

u
lt

 o
f 

it
s 

fi
n

e
 

sa
n

d
st

o
n

e
 a

sh
la

r 
fr

o
n

ta
g

e 
in

co
rp

o
ra

ti
n

g
 a

 6
-p

an
el

le
d

 d
o

o
r 

in
 a

 

w
id

e 
ar

ch
it

ra
ve

 u
n

d
er

 a
 c

o
rn

ic
e.

 T
h

e 
th

re
e

 b
ay

s 
ar

e
 d

ef
in

ed
 b

y 

p
ila

st
e

rs
 w

it
h

 f
la

t 
ru

st
ic

at
io

n
s 

o
n

 f
ir

st
 f

lo
o

r 
an

d
 t

h
e 

g
ro

u
n

d
 

fl
o

o
r 

co
m

p
le

te
ly

 r
u

st
ic

at
ed

. O
th

er
 f

e
at

u
re

s 
in

cl
u

d
e 

tr
ip

ar
ti

te
 

sa
sh

es
 w

it
h

 h
ea

d
er

-c
o

u
rs

e 
lin

te
ls

 a
n

d
 p

ro
je

ct
in

g
 s

to
n

e
 s

ill
s,

 

419



  

1
4

2
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

p
ro

m
in

en
t 

p
ar

ap
et

, s
to

n
e

 g
ab

le
 c

o
p

in
g

s 
an

d
 g

ab
le

 e
n

d
 

ch
im

n
e

ys
.  

N
o

s.
 7

1 
to

 6
4

 a
re

 a
 m

ix
tu

re
 o

f 
G

ra
d

e 
II 

lis
te

d
 a

n
d

 n
o

n
-l

is
te

d
 

b
u

ild
in

g
s 

o
f 

in
te

re
st

 (I
m

ag
e 

10
5 

to
p

 r
o

w
).

 T
h

ey
 a

re
 o

f 
tw

o
 a

n
d

 

th
re

e
 s

to
re

ys
 w

it
h

 w
id

e
 a

n
d

 n
ar

ro
w

 f
ro

n
ta

g
es

 a
n

d
 a

 v
ar

ie
ty

 o
f 

d
if

fe
re

n
t 

fa
ça

d
e 

tr
ea

tm
en

ts
 s

u
ch

 a
s 

in
ci

se
d

 s
tu

cc
o

, p
ai

n
te

d
 

b
ri

ck
 a

n
d

 a
sh

la
r 

d
re

ss
in

g
s,

 d
ar

k 
re

d
 b

ri
ck

 in
 E

n
g

lis
h

 g
ar

d
en

 w
al

l 

b
o

n
d

, b
ro

w
n

 b
ri

ck
 F

le
m

is
h

 b
o

n
d

 w
it

h
 p

ai
n

te
d

 a
sh

la
r 

d
re

ss
in

g
s 

re
n

d
er

 a
n

d
 c

o
lo

u
r 

w
as

h
ed

. T
h

ey
 g

en
er

al
ly

 h
av

e 
st

ee
p

ly
-

p
it

ch
ed

 W
el

sh
 s

la
te

 r
o

o
fs

 w
it

h
 p

ro
m

in
en

t 
b

ri
ck

 c
h

im
n

ey
s.

 

O
th

er
 a

rc
h

it
ec

tu
ra

l f
ea

tu
re

s 
in

cl
u

d
e 

p
ar

tl
y 

g
la

ze
d

 d
o

o
rs

, 

ti
m

b
er

 p
an

el
le

d
 d

o
u

b
le

 d
o

o
rs

 w
it

h
 m

o
u

ld
ed

 s
u

rr
o

u
n

d
s,

 h
o

o
d

s,
 

ca
n

o
p

ie
s,

 o
ve

r-
lig

h
ts

 a
n

d
 b

o
o

t 
sc

ra
p

er
s.

 T
h

ey
 h

av
e 

w
el

l 

b
al

an
ce

d
 f

e
n

es
tr

at
io

n
 w

it
h

 t
im

b
er

 s
lid

in
g

 s
as

h
es

 w
in

d
o

w
s 

o
f 

a 

va
ri

et
y 

o
f 

p
at

te
rn

s 
in

cl
u

d
in

g
 8

 o
ve

r 
8

 a
n

d
 2

 o
ve

r 
2

, t
ri

p
ar

ti
te

 

o
p

en
in

g
s 

w
it

h
 m

o
u

ld
ed

 s
u

rr
o

u
n

d
s 

an
d

 k
ey

st
o

n
es

, g
ab

le
d

 a
tt

ic
 

h
al

f 
d

o
rm

er
s,

 p
ai

n
te

d
 w

ed
g

ed
 li

n
te

ls
 a

n
d

 s
to

n
e

 s
ill

s.
  

N
o

. 6
6

 (I
m

ag
e 

10
5 

to
p

 le
ft

) 
st

an
d

s 
o

u
t 

w
it

h
in

 t
h

is
 g

ro
u

p
, i

t 
is

 a
 

G
ra

d
e 

II 
lis

te
d

 la
te

 1
8

th
 c

en
tu

ry
 b

u
ild

in
g

 w
it

h
 t

w
o

 li
g

h
t 

at
ti

c 

w
in

d
o

w
 w

it
h

 b
ar

g
e

-b
o

ar
d

ed
 d

o
rm

er
s 

an
d

 f
in

ia
ls

, a
n

d
 b

el
o

w
 is

 a
 

si
x 

p
an

el
le

d
 d

o
o

r 
an

d
 t

ri
p

ar
ti

te
 s

as
h

es
 w

it
h

 a
 c

en
tr

al
 b

ay
 w

it
h

 

sm
al

l s
as

h
es

. N
o

's
 7

5 
to

 7
8

 a
re

 m
o

d
er

n
 in

fi
ll 

th
at

 c
o

n
tr

as
ts

 w
it

h
 

th
e 

h
is

to
ri

c,
 b

u
t 

d
o

es
 a

tt
em

p
t 

to
 b

re
ak

 u
p

 t
h

e 
ro

o
f 

sc
ap

e 
d

o
w

n
 

th
e 

g
ra

d
ie

n
t 

o
f 

th
e 

h
ill

 (I
m

ag
e 

10
5 

b
o

tt
o

m
 le

ft
).

 

 
Im

a
ge

 1
0

5 
A

 m
ix

 o
f 

ol
d

 a
n

d
 n

ew
 

420



  

1
4

3
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

T
o

 t
h

e 
b

ac
k 

o
f 

th
e 

so
u

th
 s

id
e

 o
f 

C
la

yp
at

h
 t

h
er

e 
ar

e 
a 

se
ri

es
 o

f 

ya
rd

s 
an

d
 in

d
iv

id
u

al
 b

u
ild

in
g

s 
o

f 
in

te
re

st
 w

h
ic

h
 a

d
d

 t
o

 t
h

e 

d
iv

er
si

ty
 a

n
d

 in
te

re
st

 o
f 

th
e 

lo
ca

lit
y.

 M
o

o
d

y’
s 

Y
ar

d
 is

 a
 h

is
to

ri
c 

co
u

rt
ya

rd
 t

o
 t

h
e 

re
ar

 o
f 

th
e 

B
ig

 J
u

g
 p

u
b

lic
 h

o
u

se
. T

h
e 

co
u

rt
ya

rd
 

is
 o

ve
rl

o
o

ke
d

 b
y 

a 
lo

n
g

 a
n

d
 li

n
ea

r 
tw

o
 s

to
re

y 
fo

rm
er

 

w
ar

eh
o

u
se

 w
it

h
 a

 s
im

p
le

 r
ed

 b
ri

ck
 f

ro
n

ta
g

e,
 a

 s
la

te
 r

o
o

f 
w

it
h

 

ea
ve

s 
b

ri
ck

 d
en

ti
l c

o
u

rs
e 

(I
m

ag
e 

10
5 

m
id

d
le

).
 It

 in
cl

u
d

es
 s

lid
in

g
 

sa
sh

 w
in

d
o

w
s 

o
n

 t
h

e 
fi

rs
t 

fl
o

o
r 

an
d

 la
rg

er
 t

o
p

-h
u

n
g

 c
as

em
en

ts
 

at
 g

ro
u

n
d

 f
lo

o
r 

le
ve

l w
it

h
 b

ri
ck

 h
ea

d
s 

an
d

 s
ill

s.
 It

 is
 o

f 
in

te
re

st
 

as
 t

h
e 

o
n

ly
 s

u
b

st
an

ti
al

 h
is

to
ri

c 
in

d
u

st
ri

al
 s

ty
le

d
 b

u
ild

in
g

 w
it

h
in

 

C
la

yp
at

h
.  

R
u

n
n

in
g

 p
ar

al
le

l t
o

 t
h

is
 c

o
u

rt
ya

rd
 is

 B
lu

e 
C

o
at

 C
o

u
rt

, a
 q

u
ie

t 

re
si

d
en

ti
al

 c
o

u
rt

ya
rd

 s
u

rr
o

u
n

d
ed

 b
y 

m
ix

ed
 d

ev
el

o
p

m
en

t 

in
cl

u
d

in
g

 s
m

al
l c

o
tt

ag
es

, l
ar

g
er

 h
o

u
se

s 
an

d
 b

u
n

g
al

o
w

s.
 T

h
e 

b
u

n
g

al
o

w
s 

h
av

e 
b

ro
w

n
 b

ri
ck

 f
ac

ad
es

, s
h

al
lo

w
 s

la
te

 r
o

o
fs

 a
n

d
 

la
rg

e 
b

ar
g

eb
o

ar
d

s,
 t

h
er

e 
ar

e 
d

o
m

in
an

t 
fr

o
n

t 
p

o
rc

h
es

 w
it

h
 

u
P

V
C

 f
ro

n
t 

d
o

o
rs

 a
n

d
 w

in
d

o
w

s 
(I

m
ag

e 
10

5 
b

o
tt

o
m

 r
ig

h
t)

.  

T
h

e 
n

ew
 b

ri
ck

 b
u

ilt
 t

er
ra

ce
 o

p
p

o
si

te
 h

as
 t

al
le

r 
ch

al
et

 

b
u

n
g

al
o

w
s 

fe
at

u
ri

n
g

 a
 h

ig
h

 r
o

o
f 

w
it

h
 f

la
t 

ro
o

f 
d

o
rm

er
s 

an
d

 

in
se

t 
w

in
d

o
w

s 
at

 e
av

es
 le

ve
l, 

th
e 

fr
o

n
t 

d
o

o
rs

 a
re

 s
et

 b
el

o
w

 a
 

p
ro

m
in

en
t 

ca
n

o
p

y.
  

O
f 

co
n

si
d

e
ra

b
le

 c
o

n
tr

as
t 

to
 t

h
es

e 
is

 B
lu

e
 C

o
at

 C
o

tt
ag

e 
a 

G
e

o
rg

ia
n

 p
ro

p
er

ty
 w

it
h

 a
 w

h
it

e 
re

n
d

er
ed

 f
ro

n
ta

g
e,

 s
la

te
 r

o
o

f 

an
d

 s
lid

in
g

 s
as

h
 w

in
d

o
w

s.
 

B
et

w
ee

n
 N

o
's

 7
3 

an
d

 7
5 

th
er

e 
is

 a
 s

te
ep

 a
cc

e
ss

 p
o

in
t 

w
h

ic
h

 

le
ad

s 
u

p
 t

o
 S

t 
A

n
th

o
n

y’
s 

V
ic

ar
ag

e
, a

 s
u

b
st

an
ti

al
 V

ic
to

ri
an

 v
ill

a 

w
it

h
 v

ar
io

u
s 

o
ff

sh
o

o
t 

ex
te

n
si

o
n

s.
 T

h
e 

P
ri

o
ry

 o
f 

th
e 

S
ac

re
d

 

M
is

si
o

n
 is

 a
 d

is
ti

n
ct

iv
e 

st
o

n
e 

h
o

u
se

 o
f 

18
50

 in
 t

h
e 

n
eo

-T
u

d
o

r 

st
yl

e.
 It

 h
as

 r
u

b
b

le
 m

as
o

n
ry

 in
 t

h
e 

sm
al

l r
ea

r 
w

es
t 

w
in

g
, (

p
ar

t 
o

f 

an
 e

ar
lie

r 
h

o
u

se
),

 a
n

d
 h

as
 p

ro
m

in
en

t 
st

e
ep

 p
it

ch
 r

o
o

fs
, g

ab
le

s 

an
d

 b
ar

g
eb

o
ar

d
s,

 c
h

im
n

e
ys

 a
n

d
 r

id
g

e 
ti

le
s.

 T
h

er
e 

ar
e 

a 
n

u
m

b
er

 

o
f 

tr
ad

it
io

n
al

 t
im

b
er

 s
as

h
 o

p
en

in
g

s 
an

d
 m

o
d

e
rn

 w
in

d
o

w
s 

in
 t

h
e 

g
ro

u
n

d
 f

lo
o

r,
 a

n
 o

rn
at

e 
p

o
rc

h
 a

n
d

 t
im

b
er

 f
ro

n
t 

d
o

o
r 

p
ro

vi
d

e
s 

an
 in

te
re

st
in

g
 e

n
tr

an
ce

. T
h

e 
P

ri
o

ry
 is

 a
 t

al
l f

ac
et

ed
 s

to
n

e
 t

o
w

er
 

w
it

h
 a

 s
lo

p
in

g
 m

o
n

o
-p

it
ch

 r
o

o
f 

ri
si

n
g

 t
o

 a
 s

ig
n

if
ic

an
t 

p
o

in
t 

w
it

h
 

g
la

ss
 p

an
e

ls
 in

se
t 

b
el

o
w

, t
h

e 
to

w
er

 is
 c

o
n

n
ec

te
d

 b
y 

a 
lo

n
g

 

lin
ea

r 
lin

k 
to

 t
h

e 
m

ai
n

 h
o

u
se

.  

 
Im

a
ge

 1
0

6
 S

t 
A

n
th

on
y'

s 
V

ic
a

ra
ge

 a
n

d
 t

h
e 

P
ri

or
y 

of
 t

h
e 

S
a

cr
ed

 M
is

si
on

 

421



  

1
4

4
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

B
el

le
vu

e 
C

o
u

rt
 a

d
ja

ce
n

t 
is

 a
 s

ec
lu

d
ed

 c
o

u
rt

ya
rd

 o
f 

m
o

d
er

n
 

te
rr

ac
e

d
 a

n
d

 d
et

ac
h

ed
 h

o
u

se
s 

an
d

 c
h

al
et

 b
u

n
g

al
o

w
s.

 T
h

e 
n

ew
 

in
fi

ll 
h

o
u

se
 h

as
 a

 c
u

rv
ed

 f
aç

ad
e 

an
d

 s
la

te
 r

o
o

f 
an

d
 is

 

co
n

st
ru

ct
ed

 in
 a

 m
ix

tu
re

 o
f 

b
ri

ck
, r

en
d

er
 a

n
d

 g
la

zi
n

g
, 

g
en

er
at

in
g

 a
 r

at
h

er
 c

o
n

fu
se

d
 f

ro
n

ta
g

e.
 T

h
e 

ch
al

et
 b

u
n

g
al

o
w

s 

ad
ja

ce
n

t 
ar

e 
p

la
in

 b
ri

ck
 b

u
ild

in
g

s 
w

it
h

 t
ile

s 
an

d
 s

la
te

 r
o

o
f 

an
d

 

m
o

d
e

rn
 m

ix
ed

 o
p

en
in

g
s.

  

T
h

e 
b

u
ild

in
g

s 
to

 t
h

e 
n

o
rt

h
 s

id
e

 o
f 

lo
w

er
 C

la
yp

at
h

 le
ad

in
g

 u
p

 t
o

 

P
ro

vi
d

e
n

ce
 R

o
w

 (M
ill

en
n

iu
m

 P
la

ce
 t

o
 N

o
. 3

3)
, v

ar
y 

co
n

si
d

er
ab

ly
 in

 a
g

e,
 f

o
rm

 a
n

d
 a

rc
h

it
ec

tu
ra

l s
ty

le
, y

et
 h

av
e 

a 

re
sp

ec
tf

u
l c

o
h

es
iv

e 
ro

o
fs

ca
p

e.
 T

h
o

se
 c

lo
se

 t
o

 t
h

e 
M

ar
ke

t 
P

la
ce

 

ar
e 

th
re

e
 o

r 
fo

u
r 

st
o

re
ys

, a
 m

ix
tu

re
 o

f 
la

te
 2

0
th

 c
en

tu
ry

 

ar
ch

it
ec

tu
re

 a
n

d
 t

h
e 

im
p

o
si

n
g

 b
u

ilt
 f

o
rm

 o
f 

M
ill

en
n

iu
m

 P
la

ce
, 

si
tt

in
g

 a
lo

n
g

si
d

e
 t

h
e 

19
6

0
s 

ae
st

h
et

ic
s 

o
f 

N
o

. 1
7 

C
la

yp
at

h
, a

 

co
n

cr
et

e 
re

ct
an

g
u

la
r 

b
lo

ck
 o

f 
fo

u
r 

st
o

re
ys

 w
it

h
 a

 f
la

t 
ro

o
f 

w
it

h
 

la
rg

e 
m

e
ta

l w
in

d
o

w
s 

an
d

 a
n

 u
n

in
sp

ir
in

g
 g

ro
u

n
d

 f
lo

o
r 

sh
o

p
 

fr
o

n
ta

g
e 

an
d

 in
se

t 
en

tr
an

ce
.  

W
it

h
in

 M
ill

en
n

iu
m

 P
la

ce
 t

h
e 

G
al

a 
T

h
ea

tr
e 

is
 a

 f
o

ca
l p

o
in

t 
in

 t
h

e
 

n
o

rt
h

 e
as

t 
co

rn
er

, i
t 

is
 a

 la
rg

e,
 t

al
l b

lo
ck

 w
it

h
 a

 s
er

ie
s 

o
f 

fl
at

 a
n

d
 

sl
o

p
in

g
 r

o
o

fs
 w

it
h

 s
tr

o
n

g
 o

ve
rh

an
g

in
g

 e
av

es
 a

n
d

 p
ar

ap
et

s.
 T

h
e 

th
ea

tr
e'

s 
m

ai
n

 a
u

d
it

o
ri

u
m

 is
 t

im
b

er
 c

la
d

 w
it

h
 r

ed
 r

en
d

er
 a

n
d

 

th
e 

fr
o

n
ta

g
e 

to
 t

h
e 

sq
u

ar
e 

fe
at

u
re

s 
g

la
ze

d
 c

u
rt

ai
n

 w
al

lin
g

 

w
it

h
in

 c
o

n
n

ec
ti

n
g

 w
al

ls
 o

f 
sm

o
o

th
 s

an
d

st
o

n
e

. 

 
Im

a
ge

 1
0

7 
M

ill
en

n
iu

m
 P

la
ce

 a
n

d
 W

a
lk

er
ga

te
 

  

422



  

1
4

5
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

T
h

e 
tw

o
 s

to
re

y 
lin

ea
r 

b
lo

ck
s 

th
at

 w
ra

p
 a

ro
u

n
d

 t
h

e 
ce

n
tr

al
 

sq
u

ar
e 

fe
at

u
re

 iv
o

ry
 c

o
lo

u
re

d
 r

en
d

er
ed

 f
ac

ad
es

 w
it

h
 g

la
zi

n
g

 

se
t 

b
eh

in
d

 a
 li

n
e 

o
f 

p
ill

ar
s.

 In
se

rt
e

d
 a

b
o

ve
 a

re
 p

ro
je

ct
in

g
 

w
in

d
o

w
s 

an
d

 t
h

e 
ro

o
fl

in
e 

h
as

 a
 s

tr
o

n
g

 p
ro

je
ct

in
g

 e
av

es
 li

n
e 

w
it

h
 t

h
e 

fl
at

 r
o

o
f 

lin
ki

n
g

 in
to

 t
h

e 
to

w
er

 o
n

 t
h

e 
co

rn
er

 a
t 

th
e 

en
tr

an
ce

 f
ac

in
g

 C
la

yp
at

h
. T

h
e 

to
w

er
 h

as
 a

n
 iv

o
ry

 r
en

d
er

ed
 

m
ai

n
 f

ro
n

ta
g

e 
w

it
h

 a
 g

ro
u

n
d

 f
lo

o
r 

sh
o

p
 f

ro
n

t 
in

se
t 

b
eh

in
d

 

p
ill

ar
s.

  

O
n

 t
h

e 
w

es
t 

si
d

e
 o

f 
th

e 
sq

u
ar

e 
th

e 
tw

o
 s

to
re

y 
lib

ra
ry

 b
u

ild
in

g
 

co
m

p
le

te
s 

th
e 

p
er

im
et

er
 b

lo
ck

. T
h

e 
b

u
ild

in
g

 h
as

 a
 c

le
an

, 

m
o

d
e

rn
 d

es
ig

n
 in

 s
m

o
o

th
 s

an
d

st
o

n
e

 w
it

h
 a

re
as

 o
f 

iv
o

ry
 r

en
d

er
 

o
n

 t
h

e 
o

u
te

r 
w

al
l f

ro
n

ti
n

g
 t

h
e 

A
6

9
0

, a
n

d
 w

it
h

 n
ar

ro
w

 v
er

ti
ca

l 

o
p

en
in

g
s.

 

W
al

ke
rg

at
e

 b
el

o
w

 is
 in

 a
 s

im
ila

r 
co

n
te

m
p

o
ra

ry
 s

ty
le

. T
h

e 
re

ar
 

o
f 

th
e 

b
ar

s 
an

d
 r

es
ta

u
ra

n
ts

 in
 t

h
e 

so
u

th
er

n
 s

ec
ti

o
n

 a
re

 b
u

ilt
 o

f 
a 

m
ix

tu
re

 b
ri

ck
 a

n
d

 t
im

b
er

 c
la

d
d

in
g

, t
h

is
 c

o
n

ti
n

u
es

 t
h

e 
m

as
si

n
g

 

o
f 

th
e 

so
lid

 c
o

n
te

m
p

o
ra

ry
 w

al
l a

p
p

ro
ac

h
 f

ac
in

g
 t

h
e 

A
6

9
0

 a
n

d
 

th
e 

ri
ve

rs
id

e
. T

h
e 

fr
o

n
ta

g
es

 h
av

e 
iv

o
ry

 r
en

d
er

 p
ro

je
ct

in
g

 

co
lu

m
n

s 
an

d
 w

el
l-

d
es

ig
n

e
d

 s
h

o
p

 f
ro

n
ts

. R
o

o
fs

 a
re

 f
la

t 

in
te

rs
p

er
se

d
 b

y 
ta

ll 
ti

m
b

er
 c

la
d

 li
ft

 s
h

af
t 

to
w

er
s.

  

In
 f

ro
n

t 
o

f 
th

e 
G

al
a 

T
h

ea
tr

e 
o

n
 t

h
e 

lo
w

er
 t

er
ra

ce
 a

re
 t

w
o

 

co
n

te
m

p
o

ra
ry

 d
es

ig
n

e
d

 in
d

iv
id

u
al

 u
n

it
s.

 E
b

o
n

y 
is

 o
va

l s
h

ap
ed

 

w
it

h
 a

 f
la

t 
zi

n
c 

an
d

 m
em

b
ra

n
e 

ro
o

f,
 w

it
h

 a
 s

to
n

e
 a

n
d

 p
ai

n
te

d
 

iv
o

ry
 r

en
d

er
ed

 s
u

rf
ac

e,
 h

o
ri

zo
n

ta
lly

 p
ro

p
o

rt
io

n
ed

 w
in

d
o

w
s 

w
it

h
 d

ar
k 

g
re

y 
fr

am
in

g
. T

h
e 

S
lu

g
 a

n
d

 L
et

tu
ce

 a
d

ja
ce

n
t 

is
 

re
ct

an
g

u
la

r 
in

 s
h

ap
e,

 h
as

 a
 s

h
al

lo
w

 z
in

c 
an

d
 m

em
b

ra
n

e 
p

it
ch

ed
 

ro
o

f,
 w

it
h

 e
xt

e
n

d
ed

 c
an

o
p

ie
s 

an
d

 b
ri

se
 s

o
le

il 
o

n
 t

h
e 

m
ai

n
 

fr
o

n
ta

g
e.

 A
t 

th
e 

re
ar

 t
h

er
e 

is
 a

n
 e

xt
en

si
ve

 o
ve

rh
an

g
 s

u
p

p
o

rt
e

d
 

b
y 

m
et

al
 c

o
lu

m
n

s.
 W

al
ls

 a
re

 in
 s

an
d

st
o

n
e

, i
vo

ry
 r

en
d

er
ed

 a
n

d
 

ti
m

b
er

 c
la

d
d

in
g

, w
it

h
 la

rg
e 

w
in

d
o

w
 o

p
en

in
g

s.
  

N
ea

rb
y 

th
e 

la
rg

e 
re

ct
an

g
u

la
r 

b
lo

ck
s 

o
f 

th
e 

re
si

d
en

ti
al

 f
la

ts
 

fe
at

u
re

 f
la

t 
ro

o
fs

, r
en

d
er

ed
 a

n
d

 t
im

b
er

 c
la

d
d

in
g

 f
ro

n
ta

g
es

. T
h

e 

b
u

ild
in

g
s 

ar
e 

o
f 

th
e 

sa
m

e 
co

n
te

m
p

o
ra

ry
 d

es
ig

n
 w

it
h

 m
o

d
er

n
 

w
in

d
o

w
 f

e
n

es
tr

at
io

n
 p

at
te

rn
. 

T
h

e 
P

re
m

ie
r 

In
n

 a
d

ja
ce

n
t 

is
 a

g
ai

n
 in

 a
 c

o
n

te
m

p
o

ra
ry

 s
ty

le
 w

it
h

 

cr
ea

m
 c

o
lo

u
re

d
 r

en
d

er
, t

im
b

er
 c

la
d

d
in

g
 a

n
d

 g
re

y 
cl

ad
d

in
g

 o
n

 

th
e 

m
ai

n
 e

le
va

ti
o

n
s.

 A
t 

g
ro

u
n

d
 f

lo
o

r 
le

ve
l t

h
e 

m
ai

n
 f

ro
n

ta
g

e 

an
d

 c
af

é 
is

 s
et

 b
ac

k 
b

eh
in

d
 c

o
lu

m
n

s 
an

d
 t

h
e 

p
ro

je
ct

in
g

 f
lo

o
rs

 

ab
o

ve
, c

o
n

cr
et

e 
fr

am
in

g
 p

ro
vi

d
e

s 
so

m
e 

re
lie

f.
 T

h
e 

ro
o

f 
h

as
 a

 

p
ro

je
ct

in
g

 p
ar

ap
et

 a
n

d
 is

 f
la

t 
p

ro
vi

d
in

g
 c

le
ar

 c
ri

sp
 li

n
es

. 

W
in

d
o

w
s 

ar
e 

sy
m

m
et

ri
ca

l w
it

h
 s

q
u

ar
e 

o
p

en
in

g
s 

an
d

 a
d

ja
ce

n
t 

cl
ad

d
in

g
 in

 s
o

m
e 

ar
ea

s 
m

ir
ro

rs
 t

h
e 

sh
ap

es
 a

n
d

 p
at

te
rn

s.
 

A
t 

C
la

yp
at

h
 f

ro
m

 N
o

. 1
7 

o
n

w
ar

d
s 

th
e 

b
u

ild
in

g
s 

ex
h

ib
it

 g
re

at
er

 

va
ri

et
y 

an
d

 in
te

re
st

, N
o

. 1
8

 (p
re

se
n

tl
y 

O
ld

fi
el

d
’s

 R
es

ta
u

ra
n

t)
, i

s 

a 
la

te
 1

9
th

 c
en

tu
ry

 b
u

ild
in

g
 o

f 
b

ri
ck

 w
it

h
 a

sh
la

r 
d

re
ss

in
g

s 
an

d
 

an
 im

p
re

ss
iv

e 
fr

o
n

ta
g

e 
in

cl
u

d
in

g
 N

eo
-T

u
d

o
r 

w
in

d
o

w
s,

 a
 

p
o

ly
g

o
n

al
 o

ri
el

, ‘
D

C
C

’ m
o

n
o

g
ra

m
 in

 s
ta

in
e

d
 g

la
ss

 a
n

d
 f

e
at

u
re

s 

a 
w

ea
th

er
 v

an
e 

an
d

 a
 2

0
th

 c
en

tu
ry

 r
ep

la
ce

m
en

t 
sh

o
p

 f
ro

n
t.

 

 

423



  

1
4

6
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

N
o

s.
 2

0
 t

o
 2

4
 is

 a
 la

te
 2

0
th

 c
en

tu
ry

 b
lo

ck
 (K

w
ik

-F
it

/D
u

rh
am

 

S
n

o
o

ke
r 

C
lu

b
) w

it
h

 a
n

 a
u

st
er

e 
p

la
in

 f
ro

n
ta

g
e 

fr
o

m
 t

h
e

 1
9

50
s 

lin
ke

d
 b

y 
an

 a
rc

h
w

ay
. N

o
2

6
 t

h
e 

fo
rm

er
 P

al
la

d
iu

m
 C

in
em

a 
h

as
 a

 

o
n

e 
b

ay
 s

tr
ee

t 
fr

o
n

ta
g

e 
o

f 
p

ai
n

te
d

 a
sh

la
r 

in
 t

h
e 

A
rt

 D
ec

o
 s

ty
le

 

fe
at

u
ri

n
g

 a
 la

rg
e 

m
o

u
ld

ed
 a

rc
h

 w
it

h
 k

ey
st

o
n

e 
an

d
 c

ar
ry

in
g

 a
 

co
rn

ic
e 

w
it

h
 f

as
ci

cu
la

e 
at

 t
h

e 
en

d
s.

  

T
h

e 
G

ra
d

e 
II 

lis
te

d
 U

n
it

ed
 R

ef
o

rm
 C

h
u

rc
h

 (C
h

ri
st

 C
h

u
rc

h
) f

o
rm

s 

a 
ke

y 
fo

ca
l p

o
in

t 
w

it
h

in
 C

la
yp

at
h

 a
n

d
 c

o
n

si
st

s 
o

f 
tw

o
 p

ar
ts

, a
 

re
ar

 e
ar

lie
r 

ch
u

rc
h

 h
al

l o
f 

ci
rc

a 
17

51
, a

n
d

 a
 C

h
ap

el
 d

at
ed

 1
8

8
5-

6
 

in
 t

h
e 

G
o

th
ic

 R
ev

iv
al

 s
ty

le
. I

t 
is

 c
o

n
st

ru
ct

ed
 f

ro
m

 s
n

ec
ke

d
 

sa
n

d
st

o
n

e
 w

it
h

 a
n

 a
sh

la
r 

p
lin

th
 a

n
d

 d
re

ss
in

g
s.

 F
ea

tu
re

s 
in

cl
u

d
e 

th
e 

im
p

o
si

n
g

 o
ct

ag
o

n
al

 b
el

fr
y 

an
d

 s
o

ar
in

g
 s

p
ir

e
, t

h
e 

st
e

ep
 

p
it

ch
ed

 s
la

te
 r

o
o

f 
w

it
h

 d
ec

o
ra

ti
ve

 r
id

g
e 

ti
le

s 
an

d
 t

h
e 

ro
u

n
d

 

h
ea

d
ed

 w
in

d
o

w
s 

an
d

 a
n

 e
xt

en
si

o
n

 w
as

 r
ec

en
tl

y 
ad

d
ed

 t
o

 t
h

e 

n
o

rt
h

 a
n

d
 w

es
t 

el
ev

at
io

n
s.

 T
h

is
 a

d
o

p
te

d
 a

 c
o

n
te

m
p

o
ra

ry
 

d
es

ig
n

 a
p

p
ro

ac
h

 w
h

ic
h

 c
ri

ti
ca

lly
 r

es
u

lt
ed

 in
 li

m
it

ed
 p

h
ys

ic
al

 

in
te

rv
en

ti
o

n
 t

o
 t

h
e 

b
u

ild
in

g
 f

ab
ri

c,
 a

n
d

 r
et

ai
n

ed
 e

xt
er

n
al

 v
ie

w
s 

o
f 

th
e 

o
ld

er
 h

al
l b

y 
th

e 
cl

ev
er

 ju
xt

ap
o

si
ti

o
n

 o
f 

so
lid

/m
as

s 
an

d
 

g
la

ze
d

 v
o

id
.  

N
o

. 3
2

, t
h

e 
G

ra
d

e 
II 

lis
te

d
 f

o
rm

er
 h

o
u

se
 n

o
w

 in
 u

se
 a

s 
o

ff
ic

es
 

d
at

e
s 

fr
o

m
 c

.1
74

0
 a

n
d

 c
o

m
p

ri
se

s 
o

f 
a 

re
ct

an
g

u
la

r 
fo

o
tp

ri
n

t,
 

th
re

e
-s

to
re

ys
 a

n
d

 t
w

o
-b

ay
s 

b
u

ilt
 f

ro
m

 b
ri

ck
 w

h
ic

h
 h

as
 b

ee
n

 

p
ai

n
te

d
 b

en
ea

th
 a

 h
al

f-
h

ip
p

ed
 r

o
o

f 
w

it
h

 s
w

ep
t 

e
av

es
 a

n
d

 a
 

co
ve

ri
n

g
 o

f 
W

el
sh

 s
la

te
. I

t 
h

as
 a

 w
el

l o
rd

er
ed

 f
ro

n
ta

g
e 

in
fo

rm
ed

 b
y 

th
e 

b
al

an
ce

d
 w

in
d

o
w

 p
at

te
rn

 o
f 

sa
sh

es
 d

ef
in

ed
 b

y 

fl
at

 b
ri

ck
 a

rc
h

ed
 a

n
d

 s
to

n
e 

si
lls

 a
n

d
 t

h
e 

ce
n

tr
al

 d
o

o
r 

co
n

ta
in

ed
 

in
 a

n
 a

rc
h

it
ra

ve
 u

n
d

er
 a

 p
ed

im
en

t 
o

n
 m

o
u

ld
ed

 b
ra

ck
et

s.
  

 
Im

a
ge

 1
0

8
 N

o1
8

, N
os

. 2
0

 t
o 

2
4,

 N
o 

2
6

 a
n

d
 U

n
it

ed
 R

ef
or

m
 C

h
ur

ch
 

C
ro

ss
in

g
 P

ro
vi

d
e

n
ce

 R
o

w
 t

h
e 

fi
n

al
 s

ec
ti

o
n

 o
f 

th
e 

n
o

rt
h

er
n

 s
id

e
 

o
f 

C
la

yp
at

h
 c

o
n

si
st

s 
o

f 
N

o
s.

 3
5 

to
 6

3 
fo

rm
in

g
 a

n
 a

lm
o

st
 

co
n

ti
n

u
o

u
s 

fr
o

n
ta

g
e.

 T
h

e 
b

u
ild

in
g

s 
h

er
e 

ar
e 

ty
p

ic
al

ly
 G

eo
rg

ia
n

 

in
 c

h
ar

ac
te

r 
si

m
ila

r 
to

 t
h

o
se

 o
n

 t
h

e 
so

u
th

 s
id

e
 o

f 
th

e 
st

re
e

t.
 

N
o

s.
 3

8
, 3

9
 a

n
d

 4
0

 a
re

 G
ra

d
e 

II 
lis

te
d

 u
n

d
er

 a
 s

in
g

le
 li

st
in

g
 e

n
tr

y 

co
m

p
ri

si
n

g
 o

f 
a 

sm
al

l g
ro

u
p

 o
f 

la
te

 1
7t

h
/e

ar
ly

 1
8

th
 c

en
tu

ry
 

h
o

u
se

s 
th

at
 a

re
 t

h
re

e
 s

to
ri

ed
 a

n
d

 t
w

o
-b

ay
ed

 b
u

ilt
 f

ro
m

 E
n

g
lis

h
 

G
ar

d
en

 W
al

l b
o

n
d

 b
ri

ck
 w

it
h

 p
ai

n
te

d
 a

sh
la

r 
d

re
ss

in
g

s 
b

el
o

w
 

st
e

ep
 W

el
sh

 s
la

te
 r

o
o

fs
 in

co
rp

o
ra

ti
n

g
 b

ri
ck

 c
h

im
n

ey
s 

an
d

 

sw
ep

t 
e

av
es

. 

424



  

1
4

7
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 1
0

9
 N

o 
32

, f
or

m
er

 P
os

t 
O

ff
ic

e 
a

n
d

 N
os

. 4
2

 t
o 

51
 

 

T
h

ey
 in

cl
u

d
e 

a 
m

ix
tu

re
 o

f 
o

ri
g

in
al

 s
ix

 p
an

el
le

d
 d

o
o

rs
 a

n
d

 

re
n

ew
ed

 d
o

o
rs

 w
it

h
 o

ve
r 

lig
h

ts
, s

to
n

e
 s

u
rr

o
u

n
d

s 
an

d
 p

ila
st

e
rs

 

w
it

h
 f

lu
te

d
 n

ec
ki

n
g

 s
u

p
p

o
rt

in
g

 a
 c

o
rn

ic
e.

 T
h

er
e 

ar
e 

ca
n

te
d

 

b
ay

s 
o

f 
th

re
e

 s
to

re
ys

 a
t 

N
o

 3
8

, a
n

d
 N

o
 3

9
 h

as
 t

ri
p

ar
ti

te
 s

as
h

es
 

o
n

 e
ac

h
 f

lo
o

r,
 h

ea
d

ed
 c

o
u

rs
e 

lin
te

ls
 a

n
d

 p
ro

je
ct

in
g

 s
to

n
e

 s
ill

s.
  

N
o

. 4
1 

is
 a

 s
m

al
l u

n
lis

te
d

 t
w

o
 s

to
re

y 
co

tt
ag

e 
d

w
ar

fe
d

 b
y 

th
e 

ta
lle

r 
p

ro
p

er
ti

es
 t

o
 e

it
h

er
 s

id
e

, w
it

h
 a

 lo
w

 a
n

d
 w

id
e 

ro
o

f,
 

re
n

d
er

ed
 a

n
d

 c
o

lo
u

r-
w

as
h

ed
 f

ro
n

ta
g

e.
 N

o
. 4

5 
is

 a
n

 u
n

u
su

al
 

G
ra

d
e 

II 
lis

te
d

 p
ro

p
er

ty
 w

it
h

in
 t

h
e 

st
re

e
t 

as
 it

 is
 in

 t
h

e 
G

o
th

ic
 

st
yl

e 
w

it
h

 a
 s

la
te

 r
o

o
f 

w
it

h
 s

to
n

e
 g

ab
le

 c
o

p
in

g
 a

n
d

 a
 c

as
t 

ir
o

n
 

b
al

u
st

ra
d

e.
 T

o
 t

h
e 

to
p

 f
lo

o
r 

th
er

e 
ar

e 
p

ai
re

d
 s

as
h

es
 w

it
h

 

q
u

at
re

fo
il 

d
e

co
ra

te
d

 b
lo

ck
s 

th
at

 s
u

p
p

o
rt

 t
h

e 
g

ab
le

 o
ve

r 
th

e 

w
in

d
o

w
 w

it
h

 a
 d

at
e

 s
to

n
e

 in
 t

h
e 

g
ab

le
 ‘1

8
71

’. 
A

lt
h

o
u

g
h

 it
 is

 in
 

re
si

d
en

ti
al

 u
se

 t
h

e 
co

n
ve

rs
io

n
 f

ro
m

 a
 f

o
rm

er
 a

n
g

le
rs

 s
h

o
p

 h
as

 

re
ta

in
ed

 a
n

d
 s

u
cc

e
ss

fu
lly

 in
te

g
ra

te
d

 t
h

e 
sh

o
p

 f
ro

n
ta

g
e.

  

N
o

s.
 4

2
 t

o
 5

1 
ar

e 
a 

m
ix

tu
re

 o
f 

lis
te

d
 a

n
d

 n
o

n
-l

is
te

d
 b

u
ild

in
g

s 

th
at

 d
em

o
n

st
ra

te
 a

 b
ro

ad
 v

ar
ia

ti
o

n
 o

f 
ar

ch
it

ec
tu

ra
l s

ty
lin

g
 w

it
h

 

fr
o

n
ta

g
es

 a
 m

ix
tu

re
 o

f 
b

ri
ck

 in
 E

n
g

lis
h

 G
ar

d
en

 W
al

l a
n

d
 

Fl
em

is
h

 b
o

n
d

s,
 o

r 
su

b
tl

e 
to

n
es

 p
ai

n
te

d
 r

en
d

er
 a

n
d

 p
ai

n
te

d
 

in
ci

se
d

 s
tu

cc
o

. W
in

d
o

w
 a

n
d

 d
o

o
r 

ty
p

es
 m

ai
n

ly
 h

av
e 

a 

sy
m

m
e

tr
ic

al
 f

en
es

tr
at

io
n

 p
at

te
rn

 w
it

h
 d

im
in

is
h

in
g

 s
iz

ed
 s

as
h

 

w
in

d
o

w
s 

an
d

 c
e

n
tr

al
 p

an
el

le
d

 d
o

o
rs

 o
f 

fo
u

r 
an

d
 s

ix
 p

an
el

s 
w

it
h

 

o
ve

r 
lig

h
ts

, w
id

e 
su

rr
o

u
n

d
s,

 a
rc

h
it

ra
ve

 a
n

d
 c

an
o

p
y.

 T
h

er
e 

ar
e 

ca
n

te
d

 b
ay

s 
fl

o
o

rs
, o

ri
el

s,
 p

ai
re

d
 s

as
h

 w
in

d
o

w
s,

 1
2

 p
an

ed
 s

as
h

 

w
in

d
o

w
s,

 m
u

lli
o

n
 w

in
d

o
w

s,
 s

to
n

e
 s

u
rr

o
u

n
d

s,
 h

ea
d

ed
 c

o
u

rs
e 

lin
te

ls
 a

n
d

 s
ill

s.
  

425



  

1
4

8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

L
ea

ze
s 

P
la

ce
 

L
o

ca
te

d
 b

et
w

ee
n

 N
o

's
 6

6
 a

n
d

 6
9

 C
la

yp
at

h
 is

 L
ea

ze
s 

P
la

ce
, a

 

sh
o

rt
 s

tr
ai

g
h

t 
st

re
e

t 
co

n
si

st
s 

o
f 

tw
o

 c
o

n
se

cu
ti

ve
 G

ra
d

e 
II 

lis
te

d
 

te
rr

ac
e

s 
fa

ci
n

g
 e

ac
h

 o
ve

r.
 T

h
e

se
 1

8
4

0
 h

o
u

se
s 

h
av

e 
ri

ch
 

b
ro

w
n

/r
ed

 b
ri

ck
 f

ro
n

ta
g

es
 o

f 
E

n
g

lis
h

 G
ar

d
en

 b
o

n
d

 w
it

h
 a

sh
la

r 

b
as

em
en

ts
, q

u
o

in
s 

an
d

 d
re

ss
in

g
s,

 b
el

o
w

 s
te

ep
 r

o
o

fs
 in

 s
la

te
 

w
it

h
 b

ri
ck

 c
h

im
n

e
ys

, t
h

e 
en

d
 p

ro
p

er
ti

es
 h

av
in

g
 h

ip
p

ed
 r

o
o

fs
 

fa
ci

n
g

 o
n

to
 C

la
yp

at
h

. T
h

er
e 

ar
e 

d
if

fe
re

n
t 

ty
p

es
 o

f 
d

o
o

rs
 a

n
d

 

su
rr

o
u

n
d

s 
in

cl
u

d
in

g
 T

u
sc

an
 d

o
o

r 
ca

se
s,

 f
lu

te
d

 p
ila

st
e

rs
 w

it
h

 

G
re

e
k 

ke
y 

fr
ie

ze
 a

n
d

 c
o

rn
ic

e 
an

d
 6

 p
an

e
lle

d
 d

o
o

rs
 a

n
d

 o
ve

r-

lig
h

ts
. W

in
d

o
w

s 
ar

e 
al

l t
im

b
er

 s
lid

in
g

 s
as

h
es

 w
it

h
 s

le
n

d
er

 

g
la

zi
n

g
 b

ar
s,

 g
en

er
al

ly
 6

 o
ve

r 
6

 p
at

te
rn

. O
ri

el
 w

in
d

o
w

s 
ar

e 
a 

fe
at

u
re

 o
f 

ea
ch

 t
er

ra
ce

 w
it

h
 w

ed
g

ed
 s

to
n

e
 li

n
te

ls
 a

n
d

 

p
ro

je
ct

in
g

 s
to

n
e

 s
ill

s.
  

A
 s

h
o

rt
 d

is
ta

n
ce

 t
o

 t
h

e 
so

u
th

 is
 L

ea
ze

s 
H

o
u

se
 a

 G
ra

d
e 

II 
lis

te
d

 

V
ill

a.
 T

h
e 

fo
rm

er
 s

ch
o

o
l, 

n
o

w
 a

 s
in

g
le

 h
o

u
se

 w
as

 b
u

ilt
 in

 1
8

4
8

 

an
d

 is
 t

w
o

 s
to

re
ys

 a
n

d
 t

h
re

e
 b

ay
s 

b
u

ilt
 f

ro
m

 s
an

d
st

o
n

e
 a

sh
la

r.
 

E
av

es
 b

an
d

s 
w

it
h

 p
ai

re
d

 b
ra

ck
et

s 
su

p
p

o
rt

 t
h

e 
w

id
e 

e
av

es
 o

f 

th
e 

h
ip

p
ed

 s
la

te
 r

o
o

f 
w

h
ic

h
 in

cl
u

d
es

 t
al

l s
to

n
e

 c
h

im
n

e
ys

. T
h

er
e 

is
 a

 c
e

n
tr

al
 T

u
sc

an
 p

o
rc

h
 w

it
h

 s
q

u
ar

e 
co

lu
m

n
s 

an
d

 h
al

f 
g

la
ze

d
 

d
o

u
b

le
 d

o
o

rs
 w

it
h

 o
ve

r-
lig

h
ts

. W
in

d
o

w
s 

ar
e 

ti
m

b
er

 s
lid

in
g

 

sa
sh

es
, 6

 o
ve

r 
6

, w
it

h
 e

le
g

an
t 

g
la

zi
n

g
 b

ar
s 

an
d

 f
la

t 
st

o
n

e
 li

n
te

ls
 

an
d

 p
ro

je
ct

in
g

 s
to

n
e

 s
ill

s.
 

Fu
rt

h
er

 s
o

u
th

 is
 L

ea
ze

s 
C

o
u

rt
, a

 w
el

l-
d

es
ig

n
e

d
 r

ea
so

n
ab

ly
 

co
n

te
m

p
o

ra
ry

 g
ro

u
p

 o
f 

to
w

n
h

o
u

se
s.

 T
h

e 
ta

ll 
to

w
n

 h
o

u
se

s 
ar

e 

tw
o

 s
to

re
ys

 w
it

h
 m

u
lt

i r
ed

 b
ri

ck
 w

al
ls

 a
n

d
 p

ro
m

in
en

t 
h

ip
p

ed
 

ro
o

fs
 o

f 
sl

at
e

. W
in

d
o

w
 o

p
en

in
g

s 
ar

e 
sl

id
in

g
 s

as
h

 w
it

h
 s

to
n

e
 

m
u

lli
o

n
s 

an
d

 s
ill

s 
an

d
 h

ea
d

s.
 H

al
f 

g
la

ze
d

 a
n

d
 p

an
el

le
d

 d
o

o
rs

 

an
d

 s
to

n
e

 s
u

rr
o

u
n

d
s 

an
d

 p
ai

rs
 o

f 
p

ai
n

te
d

 g
ar

ag
e 

d
o

o
rs

 a
re

 

p
ro

m
in

en
t 

in
 t

h
e 

p
ro

je
ct

in
g

 g
ab

le
s.

  

 
Im

a
ge

 1
10

 L
ea

ze
s 

P
la

ce
 

426



  

1
4

9
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

P
ro

vi
d

e
n

ce
 R

o
w

 

O
n

 t
h

e 
ea

st
 s

id
e 

at
 t

h
e 

co
rn

er
 ju

n
ct

io
n

 w
it

h
 C

la
yp

at
h

 is
 R

u
th

 

Fi
rs

t 
H

o
u

se
, n

am
ed

 a
ft

er
 R

u
th

 F
ir

st
, w

h
o

 w
as

 a
 S

o
u

th
 A

fr
ic

an
 

an
ti

-a
p

ar
th

ei
d

 a
ct

iv
is

t.
 T

h
e 

b
u

ild
in

g
 is

 la
rg

e 
in

 s
ca

le
, m

as
si

n
g

 

an
d

 h
ei

g
h

t 
ra

n
g

in
g

 f
ro

m
 3

 t
o

 4
 s

to
re

ys
 s

ta
g

g
er

ed
 d

o
w

n
 t

h
e 

h
ill

. 

T
h

e 
b

u
ild

in
g

 h
as

 w
id

e 
g

ab
le

s 
w

it
h

 a
 s

h
al

lo
w

 p
it

ch
ed

 s
la

te
 r

o
o

f 

w
it

h
 la

rg
e 

b
ar

g
eb

o
ar

d
. T

h
e 

w
al

ls
 a

re
 b

u
ilt

 f
ro

m
 d

u
ll 

b
ro

w
n

 

b
ri

ck
 w

it
h

 a
 m

o
ti

f 
an

d
 m

u
ra

l o
n

 t
h

e 
w

es
t 

fa
ci

n
g

 w
al

l a
d

d
in

g
 

so
m

e 
re

lie
f 

an
d

 in
te

re
st

. W
in

d
o

w
s 

ar
e 

h
o

ri
zo

n
ta

l w
id

e 

ca
se

m
en

ts
 in

 u
P

V
C

, p
ic

ki
n

g
 u

p
 f

e
w

 r
ef

er
en

ce
s 

o
f 

th
e 

lo
ca

l 

ve
rn

ac
u

la
r,

 a
t 

g
ro

u
n

d
 f

lo
o

r 
le

ve
l t

h
er

e 
ar

e 
b

ra
sh

 s
ig

n
s 

an
d

 a
n

 

im
it

at
io

n
 s

h
o

p
 f

ro
n

t.
  

 
Im

a
ge

 1
11

 F
in

n
ey

 C
ou

rt
  

A
d

ja
ce

n
t 

to
 t

h
is

 is
 t

h
e 

st
ag

g
er

ed
 la

rg
e 

th
re

e
/f

o
u

r 
st

o
re

y 

m
o

d
e

rn
 t

e
rr

ac
e

 a
p

ar
tm

en
ts

 a
t 

F
in

n
ey

 C
o

u
rt

 s
et

 b
ac

k 
an

d
 

el
ev

at
ed

 a
b

o
ve

 t
h

e 
st

re
et

sc
en

e
. T

h
e 

ap
ar

tm
en

ts
 h

av
e 

a 

w
ar

eh
o

u
se

 a
p

p
ea

ra
n

ce
 a

n
d

 a
re

 c
o

n
st

ru
ct

e
d

 in
 r

ed
 m

u
lt

i b
ri

ck
 

w
it

h
 t

im
b

er
 c

la
d

d
in

g
 in

 t
h

e 
co

u
rt

ya
rd

 t
o

 t
h

e 
re

ar
. T

h
e 

ro
o

fs
 a

re
 

st
e

ep
ed

 d
o

w
n

 t
h

e 
h

ill
 a

n
d

 a
re

 in
 s

la
te

 a
n

d
 f

ai
rl

y 
st

ee
p

; t
h

e 
ro

o
f 

fo
rm

at
io

n
 in

 t
h

e 
co

u
rt

ya
rd

 is
 b

ro
ke

n
 u

p
 a

n
d

 v
ar

ie
d

 in
 h

ei
g

h
t 

an
d

 p
it

ch
. W

in
d

o
w

s 
ar

e 
ve

rt
ic

al
 in

 p
ro

p
o

rt
io

n
 a

n
d

 a
lu

m
in

iu
m

, 

w
it

h
 a

 s
tr

o
n

g
 c

o
n

st
an

t 
n

ar
ro

w
 v

er
ti

ca
l l

in
e 

ru
n

n
in

g
 t

h
ro

u
g

h
. 

T
h

e 
w

in
d

o
w

s 
an

d
 p

at
io

 d
o

o
rs

 h
av

e 
a 

sy
m

m
et

ri
ca

l r
h

yt
h

m
 a

n
d

 

an
 a

lm
o

st
 in

d
u

st
ri

al
 a

p
p

ea
ra

n
ce

.  

In
 c

o
n

tr
as

t 
to

 t
h

e 
ap

ar
tm

en
ts

 t
o

 t
h

e 
n

o
rt

h
 is

 N
o

 1
1 

an
 e

ar
ly

 

G
e

o
rg

ia
n

 c
o

tt
ag

e.
 T

h
is

 is
 a

 G
ra

d
e 

II 
lis

te
d

 B
u

ild
in

g
 c

ir
ca

 1
8

10
 

w
it

h
 a

 w
id

e 
fr

o
n

ta
g

e
, i

n
 o

ff
 w

h
it

e
 r

en
d

er
 b

el
o

w
 a

 g
re

y 
sl

at
e 

ro
o

f 
w

it
h

 b
ri

ck
 c

h
im

n
e

ys
. T

h
e 

fr
o

n
ta

g
e 

h
as

 t
w

o
 la

rg
e 

fi
rs

t 
fl

o
o

r 

sa
sh

 w
in

d
o

w
s 

an
d

 t
w

o
 s

m
al

l 6
-o

ve
r-

6
 s

as
h

 w
in

d
o

w
s.

 T
h

e 

p
an

e
lle

d
 d

o
o

r 
an

d
 p

ed
im

en
t 

ar
e 

at
tr

ac
ti

ve
ly

 p
la

ce
d

 in
 t

h
e 

ce
n

tr
e 

o
f 

th
is

 a
 w

el
l b

al
an

ce
 f

ro
n

ta
g

e.
  

O
n

 t
h

e 
w

es
t 

si
d

e
 o

n
 t

h
e 

co
rn

er
 is

 t
h

e 
fo

rm
er

 P
o

st
 O

ff
ic

e 

h
ea

d
q

u
ar

te
rs

 f
e

at
u

ri
n

g
 a

 w
el

l b
al

an
ce

d
 s

ym
m

e
tr

ic
al

 f
ro

n
ta

g
e.

 

T
h

e 
re

d
 b

ri
ck

 e
le

va
ti

o
n

s 
w

it
h

 s
to

n
e

 s
tr

in
g

 c
o

u
rs

es
 a

n
d

 p
lin

th
 

ar
e 

p
ro

m
in

en
t 

at
 t

h
e 

fr
o

n
t 

an
d

 a
t 

th
e 

si
d

e
. T

h
e 

ro
o

f 
h

as
 a

 

p
ro

m
in

en
t 

p
ar

ap
et

 in
 s

to
n

e 
an

d
 b

ri
ck

 a
n

d
 h

id
d

en
 s

lo
p

in
g

 r
o

o
f 

st
ru

ct
u

re
 t

o
 t

h
e 

re
ar

. T
h

e 
fe

n
es

tr
at

io
n

 is
 b

al
an

ce
d

 w
it

h
 t

w
o

 

p
ro

m
in

en
t 

ar
ch

ed
 w

in
d

o
w

s 
su

rr
o

u
n

d
in

g
 t

h
e 

g
ra

n
d

 e
n

tr
an

ce
 

an
d

 a
 s

to
n

e
 d

o
o

r 
su

rr
o

u
n

d
 o

n
 t

h
e 

g
ro

u
n

d
 f

lo
o

r,
 im

it
at

io
n

 s
as

h
 

w
in

d
o

w
s 

ca
n

 b
e 

se
en

 a
t 

fi
rs

t 
an

d
 s

ec
o

n
d

 f
lo

o
r 

le
ve

l d
im

in
is

h
in

g
 

in
 s

iz
e 

w
it

h
 s

to
n

e
 s

u
rr

o
u

n
d

s.
 O

n
 t

h
e 

si
d

e
 e

le
va

ti
o

n
 t

h
er

e 
ar

e 

si
m

ila
r 

st
yl

e 
o

p
en

in
g

s 
b

u
t 

le
ss

 g
ra

n
d

 in
 s

iz
e.

  

427



  

1
5

0
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

Im
m

e
d

ia
te

ly
 t

o
 t

h
e 

n
o

rt
h

 is
 t

h
e 

ta
ll 

d
en

se
 f

la
t 

d
ev

el
o

p
m

en
t 

o
f 

C
la

yp
o

rt
 C

o
u

rt
 r

is
in

g
 t

o
 f

o
u

r 
st

o
re

ys
 b

u
t 

th
e 

m
as

si
n

g
 is

 b
ro

ke
n

 

u
p

 a
n

d
 s

te
p

p
ed

 in
 c

o
n

n
ec

te
d

 b
lo

ck
s 

d
o

w
n

 t
h

e 
h

ill
. T

h
e 

b
u

ild
in

g
 

is
 o

f 
re

d
 b

ri
ck

w
o

rk
 w

it
h

 s
to

n
e

 s
tr

in
g

 c
o

u
rs

es
 a

n
d

 p
ro

m
in

en
t 

g
ab

le
s,

 a
n

d
 a

 p
it

ch
ed

 m
o

d
er

n
 r

o
o

f 
st

ru
ct

u
re

 w
h

ic
h

 is
 f

ai
rl

y 

sh
al

lo
w

 a
n

d
 in

 r
ed

 c
o

n
cr

et
e

 t
ile

s.
 W

in
d

o
w

s 
co

n
si

st
 o

f 
sm

al
l 

ca
se

m
en

t 
o

p
en

in
g

s,
 p

la
in

 in
 s

ty
le

 y
et

 t
h

e 
m

o
d

er
n

 in
d

u
st

ri
al

 

b
lu

e 
p

ai
n

te
d

 b
al

co
n

ie
s 

p
ro

vi
d

e
 in

te
re

st
 t

o
 t

h
e 

el
ev

at
io

n
s.

 T
h

e 

T
el

ep
h

o
n

e 
E

xc
h

an
g

e 
ad

ja
ce

n
t 

is
 a

 lo
n

g
 d

ee
p

 b
u

ild
in

g
 s

te
p

p
ed

 

d
o

w
n

 t
h

e 
h

ill
, i

t 
is

 r
at

h
er

 p
la

in
 a

n
d

 a
u

st
er

e 
in

 s
ty

le
 o

f 
th

e 
19

50
’s

 

fo
llo

w
in

g
 a

 s
im

ila
r 

b
u

ild
in

g
 li

n
e.

 T
h

e 
b

u
ild

in
g

 is
 p

la
in

 

re
ct

an
g

u
la

r 
b

lo
ck

 w
it

h
 a

 f
la

t 
ro

o
f,

 t
h

er
e 

is
 a

 p
ro

je
ct

in
g

 t
o

w
er

 

ri
si

n
g

 t
o

 f
o

u
r 

to
 f

iv
e 

st
o

re
ys

, i
t 

h
as

 a
 s

to
n

e
 f

ro
n

ta
g

e 
in

 c
o

n
tr

as
t 

to
 t

h
e 

d
u

ll 
b

ro
w

n
 b

ri
ck

.  

T
h

e 
ce

n
tr

al
 t

o
w

er
 h

as
 a

 lo
n

g
 p

ro
m

in
e

n
t 

m
et

al
 g

la
ze

d
 o

p
en

in
g

 

an
d

 a
 v

er
y 

si
m

p
le

 d
o

o
r 

b
el

o
w

; w
in

d
o

w
s 

el
se

w
h

er
e 

ar
e 

si
m

p
le

 

u
ti

lit
ar

ia
n

 m
e

ta
l o

p
en

in
g

s.
  

 
Im

a
ge

 1
12

 C
la

yp
or

t 
C

ou
rt

 a
n

d
 T

el
ep

h
on

e 
E

xc
h

a
n

ge
 

W
an

le
ss

 T
er

ra
ce

/F
in

n
ey

 T
er

ra
ce

/B
ak

eh
o

u
se

 L
an

e/
K

ep
ie

r 
H

ei
g

h
ts

  

T
h

e 
n

o
rt

h
er

n
 e

n
d

 o
f 

C
la

yp
at

h
 a

n
d

 t
h

e 
la

n
d

 t
o

 t
h

e 
re

ar
 o

n
 t

h
e 

ea
st

 s
id

e
 is

 d
o

m
in

at
e

d
 b

y 
th

e 
V

ic
to

ri
an

 t
er

ra
ce

s 
o

f 
W

an
le

ss
 

T
er

ra
ce

 a
n

d
 F

in
n

ey
 T

er
ra

ce
. T

h
e 

te
rr

ac
e

s 
ar

e 
tw

o
 s

to
re

ys
 

ch
ar

ac
te

ri
se

d
 b

y 
m

o
d

es
t 

re
d

 b
ri

ck
 f

ro
n

ta
g

es
, w

it
h

 s
te

ep
 s

la
te

 

ro
o

fs
 s

te
p

p
ed

 d
o

w
n

 t
h

e 
st

e
p

 s
tr

ee
ts

 w
it

h
 p

ro
m

in
en

t 
b

ri
ck

 

ch
im

n
e

ys
 a

n
d

 p
o

ts
. T

h
e 

fr
o

n
ta

g
es

 f
e

at
u

re
 s

to
n

e 
si

lls
, h

ea
d

s 

an
d

 li
n

te
ls

 a
n

d
 t

h
re

sh
o

ld
s.

 T
h

er
e 

ar
e 

st
ill

 e
xa

m
p

le
s 

o
f 

o
ri

g
in

al
 

sl
id

in
g

 s
as

h
 w

in
d

o
w

s 
an

d
 p

ai
n

te
d

 p
an

el
le

d
 d

o
o

rs
 a

n
d

 f
an

lig
h

ts
 

b
u

t 
th

ey
 a

re
 le

ss
 c

o
m

m
o

n
 a

s 
m

o
d

e
rn

 t
im

b
er

 c
as

em
en

ts
 a

n
d

 

u
P

V
C

 w
in

d
o

w
s 

an
d

 d
o

o
rs

 h
av

e 
re

p
la

ce
d

 m
an

y 
o

f 
th

e 
o

ri
g

in
al

 

o
p

en
in

g
s.

  

T
o

 t
h

e 
ea

st
 o

f 
P

ro
vi

d
e

n
ce

 R
o

w
 is

 t
h

e 
m

o
d

e
rn

 s
u

b
u

rb
an

 in
fi

ll 
o

f 

sl
ig

h
tl

y 
co

n
tr

as
ti

n
g

 c
h

ar
ac

te
r 

fo
u

n
d

 a
t 

B
ak

eh
o

u
se

 L
an

e 
an

d
 

H
ill

cr
es

t.
 T

h
e 

d
et

ac
h

ed
 h

o
u

se
s 

an
d

 b
u

n
g

al
o

w
s 

in
 t

h
ei

r 
o

w
n

 

sp
ac

es
 a

re
 g

en
er

al
ly

 o
f 

L
-s

h
ap

ed
 f

lo
o

r 
p

la
n

s,
 b

u
ilt

 o
f 

re
d

/b
ro

w
n

 

b
ri

ck
 a

n
d

 h
av

e 
co

n
cr

et
e

 b
ro

w
n

 a
n

d
 r

ed
 t

ile
d

 r
o

o
fs

, e
it

h
er

 

m
o

d
e

rn
 h

o
ri

zo
n

ta
l c

as
em

en
t 

ti
m

b
er

 o
r 

u
P

V
C

 w
in

d
o

w
s 

o
r 

u
P

V
C

 

d
o

o
rs

.  

H
ill

cr
es

t 
M

ew
s 

lo
ca

te
d

 c
lo

se
 b

y 
th

is
 is

 a
 s

m
al

l c
o

u
rt

ya
rd

 

d
ev

el
o

p
m

en
t 

w
it

h
 K

ep
ie

r 
T

er
ra

ce
 a

n
d

 K
ep

ie
r 

H
ei

g
h

ts
 b

eh
in

d
 

T
h

e 
C

h
ai

n
s.

 T
h

e 
p

ro
p

er
ti

es
 f

o
llo

w
 t

h
e 

al
ig

n
m

en
t 

o
f 

th
e 

su
rr

o
u

n
d

in
g

 t
o

w
n

sc
ap

e 
an

d
 t

er
ra

in
.  

428



  

1
5

1
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 1
13

 M
od

er
n

 in
fi

ll 

K
ep

ie
r 

H
ei

g
h

ts
 is

 a
 c

o
n

te
m

p
o

ra
ry

 g
ro

u
p

 o
f 

b
u

ild
in

g
s 

o
f 

a 
sp

lit
 

le
ve

l d
e

si
g

n
 s

et
 d

o
w

n
 t

h
e 

st
e

ep
 s

lo
p

e.
 T

h
e 

b
u

ild
in

g
s 

ar
e 

co
n

st
ru

ct
ed

 in
 b

ro
w

n
 b

ri
ck

 w
it

h
 a

 b
ro

ke
n

 u
p

 r
o

o
f 

fo
rm

at
io

n
 o

f 

co
n

cr
et

e 
re

d
 t

ile
s 

an
d

 b
ri

ck
 c

h
im

n
e

ys
. W

in
d

o
w

s 
ar

e 
h

o
ri

zo
n

ta
l 

in
 p

ro
p

o
rt

io
n

 w
it

h
 t

im
b

er
 b

ro
w

n
 p

ai
n

te
d

 c
as

em
en

ts
 a

n
d

 d
o

o
rs

. 

 
 

Im
a

ge
 1

14
 C

on
te

m
po

ra
ry

 b
ui

ld
in

gs
 a

t 
K

ep
ie

r 
H

ei
gh

ts
 

T
h

e 
V

ic
to

ri
an

 c
o

tt
ag

es
 o

f 
K

ep
ie

r 
T

er
ra

ce
 h

av
e 

cr
ea

m
 a

n
d

 w
h

it
e 

re
n

d
er

ed
 e

le
va

ti
o

n
s,

 s
la

te
 a

n
d

 r
ed

 c
o

n
cr

et
e 

ti
le

d
 r

o
o

fs
 a

n
d

 

b
ri

ck
 c

h
im

n
ey

s.
 A

 n
u

m
b

er
 o

f 
o

ri
g

in
al

 s
as

h
 w

in
d

o
w

s 
st

ill
 r

em
ai

n
 

al
th

o
u

g
h

 t
h

er
e 

ar
e 

so
m

e 
re

p
la

ce
m

en
ts

 in
 t

im
b

er
 a

n
d

 u
P

V
C

.  

C
lo

se
 b

y 
to

 t
h

is
 is

 t
h

e 
o

ld
e

r 
st

o
n

e
 t

er
ra

ce
 N

o
s.

 8
 -

10
, a

 s
m

al
l 

tr
ad

it
io

n
al

 t
er

ra
ce

 m
o

d
es

t 
in

 s
ty

le
 w

it
h

 s
la

te
 r

o
o

fs
, t

im
b

er
 

sl
id

in
g

 s
as

h
 w

in
d

o
w

s 
an

d
 t

im
b

er
 p

an
e

lle
d

 d
o

o
rs

. T
h

e 
vi

ca
ra

g
e 

is
 a

 m
o

d
e

rn
 b

u
ild

in
g

, s
q

u
ar

e 
in

 f
o

o
tp

ri
n

t 
w

it
h

 a
 s

h
al

lo
w

 p
it

ch
ed

 

ro
o

f 
an

d
 h

o
ri

zo
n

ta
l e

m
p

h
as

is
 t

o
 t

h
e 

w
in

d
o

w
 o

p
en

in
g

s.
  

W
ea

r 
V

ie
w

 s
ep

ar
at

e
s 

th
e 

tw
o

 t
er

ra
ce

s,
 it

 c
o

n
si

st
s 

o
f 

m
o

d
er

n
 

d
et

ac
h

ed
 b

u
n

g
al

o
w

s 
an

d
 h

o
u

se
s 

g
en

er
at

in
g

 a
 m

ix
e

d
 d

iv
er

se
 

st
re

e
ts

ce
n

e
 o

f 
b

ro
w

n
 a

n
d

 r
ed

 b
ri

ck
 b

u
ild

in
g

s,
 b

ro
w

n
 a

n
d

 r
ed

 

ti
le

d
 r

o
o

fs
 a

n
d

 m
o

d
er

n
 h

o
ri

zo
n

ta
l l

ar
g

e 
ca

se
m

en
t 

w
in

d
o

w
s,

 

w
h

ic
h

 is
 v

er
y 

su
b

u
rb

an
 in

 n
at

u
re

.  

 
Im

a
ge

 1
15

 M
od

er
n

 a
n

d
 V

ic
to

ri
a

n
 t

er
ra

ce
s 

T
o

 t
h

e 
w

es
t 

is
 K

ep
ie

r 
H

o
u

se
 a

 la
rg

e
 m

o
d

e
rn

 h
o

u
se

 w
it

h
 

d
is

ti
n

ct
iv

e 
ti

m
b

er
 c

la
d

d
in

g
 a

n
d

 c
re

am
 r

en
d

er
. T

h
e 

m
as

si
n

g
 is

 

b
ro

ke
n

 u
p

 b
y 

se
p

ar
at

e
 b

lo
ck

s 
w

it
h

 s
ep

ar
at

e
 m

o
n

o
-p

it
ch

 r
o

o
fs

.  

K
ep

ie
r 

C
o

u
rt

 is
 a

 s
o

lid
 t

h
re

e
 s

to
re

y 
b

u
ild

in
g

 o
f 

sa
n

d
st

o
n

e
 w

it
h

 a
 

st
e

ep
 s

la
te

 r
o

o
f 

an
d

 t
al

l p
ro

m
in

en
t 

sa
n

d
st

o
n

e
 c

h
im

n
ey

s 
an

d
 

st
ro

n
g

 g
ab

le
s.

 T
h

e 
w

in
d

o
w

s 
si

t 
in

 a
n

 o
rd

er
ly

 f
as

h
io

n
 a

n
d

 a
re

 

sm
al

l c
as

em
en

t 
o

p
en

in
g

s 
w

h
ic

h
 h

av
e 

b
ee

n
 r

ep
la

ce
d

 in
 r

ec
e

n
t 

429



  

1
5

2
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

ye
ar

s.
 T

h
e 

19
70

’s
 b

lo
ck

s 
ar

e 
st

ep
p

ed
 a

t 
d

if
fe

re
n

t 
le

ve
ls

 d
o

w
n

 

th
e 

st
e

ep
 t

er
ra

in
 in

 a
 n

o
rt

h
/s

o
u

th
 d

ir
e

ct
io

n
, n

o
t 

fo
llo

w
in

g
 t

h
e 

ex
is

ti
n

g
 s

tr
e

et
 p

at
te

rn
; t

h
es

e 
ar

e 
o

f 
co

n
cr

et
e

 c
o

n
st

ru
ct

io
n

 w
it

h
 

p
an

e
lli

n
g

 b
et

w
ee

n
 la

rg
e 

h
o

ri
zo

n
ta

l c
as

em
en

t 
w

in
d

o
w

s.
 

 
Im

a
ge

 1
16

 V
ic

to
ri

a
n

 t
er

ra
ce

s 
a

lo
n

g 
P

ro
vi

d
en

ce
 R

o
w

 

5
 

I
m

p
o

r
t
a

n
t
 
B

u
i
l
d

i
n

g
s
 
 

L
i
s
t
e

d
 
B

u
i
l
d

i
n

g
s
 

T
h

er
e 

2
3 

S
ta

tu
to

ri
ly

 L
is

te
d

 B
u

ild
in

g
s 

in
 t

h
is

 S
u

b
 C

h
ar

ac
te

r 
A

re
a 

re
fe

r 
to

 t
h

e 
lis

t 
b

el
o

w
 a

n
d

 A
p

p
en

d
ix

 1
. T

h
es

e 
ar

e 
re

co
g

n
is

ed
 b

y 

th
e 

G
o

ve
rn

m
en

t 
as

 b
ei

n
g

 o
f 

sp
ec

ia
l a

rc
h

it
ec

tu
ra

l o
r 

h
is

to
ri

c 

in
te

re
st

 a
s 

sp
ec

if
ie

d
 b

y 
th

e 
P

la
n

n
in

g
 (L

is
te

d
 B

u
ild

in
g

s 
an

d
 

C
o

n
se

rv
at

io
n

 A
re

as
) A

ct
 1

9
9

0
. L

is
ti

n
g

 is
 m

ad
e 

at
 t

h
re

e
 le

ve
ls

 o
f 

im
p

o
rt

an
ce

 G
ra

d
e 

I t
h

e 
m

o
st

 im
p

o
rt

an
t,

 G
ra

d
e 

II*
 a

n
d

 G
ra

d
e 

II.
 

T
h

e 
p

ro
te

ct
io

n
 a

ff
o

rd
ed

 b
y 

th
is

 le
g

is
la

ti
o

n
 a

p
p

lie
s 

to
 t

h
e 

w
h

o
le

 

o
f 

th
e 

lis
te

d
 b

u
ild

in
g

 a
n

d
 a

n
y 

st
ru

ct
u

re
 a

tt
ac

h
ed

 t
o

 it
 a

n
d

 la
n

d
 

w
it

h
in

 it
s 

cu
rt

ila
g

e.
 L

is
te

d
 B

u
ild

in
g

 C
o

n
se

n
t 

is
 r

eq
u

ir
ed

 f
o

r 
an

y 

d
em

o
lit

io
n

, e
xt

e
n

si
o

n
 o

r 
al

te
ra

ti
o

n
 p

ro
p

o
se

d
 w

h
ic

h
 m

ig
h

t 

af
fe

ct
 it

s 
ch

ar
ac

te
r.

 

B
ui

ld
in

g
s 

N
a

m
e 

 
G

ra
d

e 

N
o

 3
2

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) 
II 

N
o

 4
2

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) 
II 

N
o

 4
5 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) 
II 

N
o

 4
6

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
II 

N
o

 4
7 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
II 

N
o

 5
1 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) 
II 

N
o

 5
2

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
II 

N
o

 5
3 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
II 

N
o

 5
6

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
II 

N
o

 6
4

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) 
II 

N
o

 6
6

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) 
II 

N
o

 6
9

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) 
II 

U
n

it
ed

 R
ef

o
rm

 C
h

u
rc

h
, C

la
yp

at
h

, (
N

o
rt

h
 S

id
e

) 
II 

U
n

it
ed

 R
ef

o
rm

 C
h

u
rc

h
, h

al
l a

n
d

 o
ff

ic
es

 (f
o

rm
er

ly
 

II 

430



  

1
5

3
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

lis
te

d
 C

la
yp

at
h

 C
h

ap
el

) C
la

yp
at

h
, (

N
o

rt
h

 S
id

e
) 

N
o

 7
0

 C
la

yp
at

h
 (S

o
u

th
 S

id
e)

 
II 

N
o

 7
1 

C
la

yp
at

h
 (S

o
u

th
 S

id
e

) 
II 

N
o

 7
2

 a
n

d
 7

3 
C

la
yp

at
h

 (S
o

u
th

 S
id

e
) (

T
h

e 
fo

rm
er

 
tr

av
el

le
r’

s 
R

es
t 

P
H

) 
II 

N
o

 8
3 

C
la

yp
at

h
 (S

o
u

th
 S

id
e

 )(
T

h
e 

B
ig

 J
u

g
 p

u
b

lic
 

h
o

u
se

) 
II 

N
o

 9
1 

an
d

 9
1A

 C
la

yp
at

h
 (S

o
u

th
 S

id
e

) 
II 

N
o

s 
1 

to
 6

 L
ea

ze
s 

P
la

ce
.(

co
n

se
cu

ti
ve

) (
ea

st
 s

id
e

) 
II 

N
o

s 
7 

to
 1

2
 L

ea
ze

s 
P

la
ce

.(
co

n
se

cu
ti

ve
) (

w
es

t 
si

d
e)

 
II 

L
ea

ze
s 

H
o

u
se

, L
ea

ze
s 

P
la

ce
 

II 

N
o

 1
1 

P
ro

vi
d

e
n

ce
 R

o
w

 
II 

 N
o

n
-
d

e
s
i
g

n
a

t
e

d
 
H

e
r
i
t
a

g
e

 
A

s
s
e

t
s
 
a

n
d

 

B
u

i
l
d

i
n

g
s
/
S

t
r
u

c
t
u

r
e

s
 
o

f
 
l
o

c
a

l
 
i
n

t
e

r
e

s
t
 

In
 a

d
d

it
io

n
 t

o
 t

h
e 

lis
te

d
 b

u
ild

in
g

s 
ab

o
ve

, a
 n

u
m

b
er

 o
f 

o
th

er
 

b
u

ild
in

g
s 

an
d

 s
tr

u
ct

u
re

s 
co

m
b

in
e 

ad
d

 t
o

 t
h

e 
ar

ea
s 

u
n

iq
u

e
 b

u
ilt

 

h
er

it
ag

e.
 W

h
ile

 n
o

t 
p

o
ss

es
si

n
g

 s
u

ff
ic

ie
n

t 
in

te
re

st
 t

o
 b

e 
lis

te
d

 a
s 

o
f 

n
at

io
n

al
 im

p
o

rt
an

ce
, s

u
ch

 b
u

ild
in

g
s 

ad
d

 t
o

 t
h

e 
g

en
er

al
 

ar
ch

it
ec

tu
ra

l r
ic

h
n

es
s 

an
d

 c
h

ar
ac

te
r 

o
f 

th
e 

ar
ea

 a
n

d
 it

 w
ill

 b
e

 

im
p

o
rt

an
t 

th
at

 c
ar

ef
u

l c
o

n
si

d
er

at
io

n
 is

 g
iv

en
 t

o
 a

n
y 

d
ev

el
o

p
m

en
t 

p
ro

p
o

sa
ls

 t
h

at
 a

re
 li

ke
ly

 t
o

 a
ff

ec
t 

su
ch

 b
u

ild
in

g
s.

  

T
h

e 
fo

llo
w

in
g

 b
u

ild
in

g
s 

ar
e 

n
o

t 
st

at
u

to
ry

 li
st

e
d

 b
u

t 
d

o
 m

ak
e 

a 

p
o

si
ti

ve
 c

o
n

tr
ib

u
ti

o
n

 t
o

 t
h

e 
ch

ar
ac

te
r 

an
d

 a
p

p
ea

ra
n

ce
 o

f 
th

e 

co
n

se
rv

at
io

n
 a

re
a,

 a
n

d
 t

h
ro

u
g

h
 t

h
e 

p
la

n
n

in
g

 p
ro

ce
ss

 c
o

u
ld

 b
e 

id
e

n
ti

fi
ed

 a
s 

n
o

n
-d

es
ig

n
at

ed
 h

er
it

ag
e 

as
se

ts
. T

h
er

e 
w

ill
 b

e
 a

 

p
re

su
m

p
ti

o
n

 in
 f

av
o

u
r 

o
f 

p
re

se
rv

at
io

n
 o

f 
an

y 
o

f 
th

es
e 

b
u

ild
in

g
s 

w
it

h
o

u
t 

cl
ea

r 
ju

st
if

ic
at

io
n

 f
o

r 
th

ei
r 

lo
ss

 in
 a

cc
o

rd
an

ce
 w

it
h

 

n
at

io
n

al
 p

la
n

n
in

g
 p

o
lic

y.
 T

h
e 

o
m

is
si

o
n

 o
f 

an
y 

p
ar

ti
cu

la
r 

b
u

ild
in

g
 s

h
o

u
ld

 n
o

t 
b

e 
ta

ke
n

 t
o

 im
p

ly
 t

h
at

 it
 is

 o
f 

n
o

 in
te

re
st

. 

B
ui

ld
in

g
 N

a
m

e 
 

N
o

 1
8

 C
la

yp
at

h
 (S

o
u

th
 S

id
e

) (
O

ld
fi

el
d

s)
 

N
o

 2
5 

C
la

yp
at

h
 (S

o
u

th
 S

id
e

) 
N

o
 2

6
 C

la
yp

at
h

 (S
o

u
th

 S
id

e
) (

P
al

la
d

iu
m

)  
N

o
 2

9
 C

la
yp

at
h

 (S
o

u
th

 S
id

e
) 

N
o

 3
3 

C
la

yp
at

h
 (S

o
u

th
 S

id
e)

 O
ld

 P
o

st
 o

ff
ic

e 
N

o
 4

1 
C

la
yp

at
h

 (S
o

u
th

 S
id

e
) 

N
o

 4
3 

C
la

yp
at

h
 (S

o
u

th
 S

id
e

) 
N

o
 4

4
 C

la
yp

at
h

 (S
o

u
th

 S
id

e
) 

N
o

 4
8

 C
la

yp
at

h
 (S

o
u

th
 S

id
e

) 
N

o
 5

5/
54

 C
la

yp
at

h
 (S

o
u

th
 S

id
e

) 
N

o
 5

8
 C

la
yp

at
h

 (S
o

u
th

 S
id

e
) 

N
o

 5
9

 C
la

yp
at

h
 (S

o
u

th
 S

id
e

) 
N

o
 6

0
 C

la
yp

at
h

 (S
o

u
th

 S
id

e
) 

N
o

 6
0

a 
C

la
yp

at
h

 (S
o

u
th

 S
id

e)
 

N
o

 6
0

b
 C

la
yp

at
h

 (S
o

u
th

 S
id

e)
 

N
o

 6
0

c 
C

la
yp

at
h

 (S
o

u
th

 S
id

e)
 

N
o

 6
5 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
N

o
 7

9
 C

la
yp

at
h

 (N
o

rt
h

 S
id

e)
 

N
o

 8
0

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) (
R

aj
p

o
o

th
) 

N
o

 1
 t

o
 3

 B
lu

e
 C

o
at

 B
u

ild
in

g
s 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
N

o
 4

 B
lu

e 
C

o
at

 B
u

ild
in

g
s 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) (
ar

ch
w

ay
) 

N
o

 8
4

 a
 a

n
d

 b
 C

la
yp

at
h

 (N
o

rt
h

 S
id

e
) 

N
o

 8
5 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
N

o
 8

6
 C

la
yp

at
h

 (N
o

rt
h

 S
id

e
) 

N
o

 8
7 

C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
N

o
 8

8
 C

la
yp

at
h

 (N
o

rt
h

 S
id

e
) 

N
o

 8
8

a 
C

la
yp

at
h

 (N
o

rt
h

 S
id

e)
 

N
o

 8
9

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e

) 

431



  

1
5

4
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

N
o

 9
0

 C
la

yp
at

h
 (N

o
rt

h
 S

id
e)

 
N

o
 9

2
 C

la
yp

at
h

 (N
o

rt
h

si
d

e)
 

N
o

 9
2

a 
C

la
yp

at
h

 (N
o

rt
h

si
d

e
) 

Q
u

ak
er

s 
G

ra
ve

ya
rd

, C
la

yp
at

h
  

Fo
rm

er
 C

o
u

n
ty

 P
en

it
en

ti
ar

y,
 B

ak
eh

o
u

se
 L

an
e

 
 

6
 

B
u

i
l
d

i
n

g
 
M

a
t
e

r
i
a

l
s
,
 
D

e
t
a

i
l
i
n

g
 
a

n
d

 
F

e
a
t
u

r
e

s
 

W
it

h
in

 t
h

is
 s

u
b

-c
h

ar
ac

te
r 

ar
ea

 t
h

er
e 

is
 a

 w
id

e 
m

ix
tu

re
 o

f 

h
is

to
ri

c 
b

u
ild

in
g

 o
f 

va
ri

o
u

s 
ag

es
 a

n
d

 s
ty

le
s 

in
cl

u
d

in
g

 

sy
m

m
e

tr
ic

al
 G

eo
rg

ia
n

 t
o

w
n

h
o

u
se

s 
an

d
 c

o
tt

ag
es

 o
f 

h
an

d
m

ad
e 

b
ri

ck
s 

d
ar

k 
an

d
 li

g
h

t 
re

d
s,

 li
g

h
t 

p
ai

n
te

d
 s

tu
cc

o
 a

n
d

 r
en

d
er

, t
o

 

st
o

n
e

 b
u

ilt
 b

u
ild

in
g

s 
o

f 
in

d
iv

id
u

al
 s

ig
n

if
ic

an
ce

, a
n

d
 d

ar
ke

r 
re

d
 

b
ri

ck
ed

 V
ic

to
ri

an
 t

er
ra

ce
s;

 g
en

er
al

ly
 w

it
h

 n
at

u
ra

l r
o

o
f 

co
ve

ri
n

g
s 

an
d

 w
o

o
d

en
 w

in
d

o
w

s 
an

d
 d

o
o

rs
. U

n
fo

rt
u

n
at

e
ly

 t
h

e 

h
is

to
ri

c 
b

u
ild

in
g

 s
to

ck
 is

 in
te

rm
ix

ed
 w

it
h

 m
o

d
er

n
 

d
ev

el
o

p
m

en
ts

, w
h

ic
h

 b
ri

n
g

 w
it

h
 it

 t
h

e 
h

ar
sh

er
 t

o
n

es
 o

f 

co
n

cr
et

e,
 b

ro
w

n
 b

ri
ck

w
o

rk
, a

n
d

 o
cc

as
io

n
al

ly
 u

n
sy

m
p

at
h

et
ic

 

u
P

V
C

. I
t 

is
 t

h
e 

tr
ad

it
io

n
al

 m
at

e
ri

al
s 

w
h

ic
h

 o
ve

ra
ll 

p
re

va
il 

an
d

 

th
is

 h
el

p
s 

to
 c

re
at

e 
an

d
 m

ai
n

ta
in

 t
h

e 
ar

ea
s 

d
is

ti
n

ct
iv

e 
h

is
to

ri
c 

ch
ar

ac
te

r 
an

d
 a

p
p

ea
ra

n
ce

, y
et

 a
 n

u
m

b
er

 o
f 

th
e 

m
o

d
er

n
 

d
ev

el
o

p
m

en
ts

 a
d

d
 t

o
 t

h
e 

in
te

re
st

 a
n

d
 d

iv
er

si
ty

 o
f 

th
e 

st
re

e
ts

ce
n

e
. 

W
a

lls
/F

a
ça

d
es

 

W
it

h
in

 C
la

yp
at

h
 a

t 
th

e 
w

es
te

rn
 e

n
d

 o
f 

th
e 

so
u

th
 s

id
e

 o
f 

th
e 

st
re

e
t,

 t
h

e 
h

is
to

ri
c 

b
u

ild
in

g
s 

g
en

er
al

ly
 d

is
p

la
y 

th
e 

ch
ar

ac
te

ri
st

ic
s 

o
f 

V
ic

to
ri

an
 a

rc
h

it
ec

tu
re

, i
n

co
rp

o
ra

ti
n

g
 

tr
ad

it
io

n
al

 g
ro

u
n

d
 f

lo
o

r 
sh

o
p

 f
ro

n
ta

g
es

 w
it

h
 a

 n
u

m
b

er
 o

f 

st
an

d
-o

u
t 

e
xa

m
p

le
s 

cr
ea

ti
n

g
 a

 v
ib

ra
n

t 
co

m
m

er
ci

al
 f

ro
n

ta
g

e.
 

T
h

e 
m

o
st

 c
o

m
m

o
n

 w
al

lin
g

 m
at

er
ia

l f
o

u
n

d
 in

 t
h

is
 p

ar
t 

o
f 

th
e 

st
re

e
t 

is
 b

ri
ck

, s
o

m
e 

h
an

d
m

ad
e,

 in
 E

n
g

lis
h

 G
ar

d
en

 W
al

l, 

Fl
em

is
h

 a
n

d
 o

cc
as

io
n

al
ly

 s
tr

et
ch

ed
 b

o
n

d
in

g
 p

at
te

rn
s.

 T
h

e 

b
ri

ck
w

o
rk

 is
 m

ai
n

ly
 e

xp
o

se
d

 b
u

t 
so

m
e 

p
ro

p
er

ti
es

 h
av

e 
p

ai
n

te
d

 

b
ri

ck
w

o
rk

.  

T
h

e 
co

lo
u

rs
 o

f 
th

e 
b

ri
ck

 v
ar

y 
fr

o
m

 d
ar

k 
re

d
s,

 r
ed

s/
b

ro
w

n
s 

to
 

lig
h

te
r 

re
d

s.
 T

h
is

 in
 c

o
m

b
in

at
io

n
 w

it
h

 t
h

e 
ve

ry
 o

cc
as

io
n

al
 

re
n

d
er

ed
 f

ro
n

ta
g

e 
co

m
b

in
e 

ta
st

e
fu

lly
 t

o
 a

d
d

 c
o

lo
u

r 
an

d
 

in
te

re
st

 in
to

 t
h

e 
st

re
et

sc
en

e
.  

B
ri

ck
 is

 n
o

t 
ex

cl
u

si
ve

ly
 u

se
d

 f
o

r 
w

al
l c

o
n

st
ru

ct
io

n
 a

s 
it

 c
an

 b
e 

fo
u

n
d

 f
o

r 
d

ec
o

ra
ti

o
n

 in
 t

h
e 

fo
rm

 o
f 

st
ri

n
g

 c
o

u
rs

es
, e

av
es

 

co
u

rs
es

, w
in

d
o

w
 h

ea
d

s 
an

d
 n

o
ta

b
ly

 w
it

h
in

 t
h

is
 a

re
a 

as
 c

h
im

n
e

y 

st
ac

ks
. S

to
n

e 
is

 le
ss

 c
o

m
m

o
n

 b
u

t 
th

er
e 

ar
e 

e
xa

m
p

le
s 

p
ri

n
ci

p
al

ly
 u

se
d

 in
 t

h
e 

g
ra

n
d

er
 p

ro
p

er
ti

es
 in

 t
h

e 
fo

rm
 o

f 

p
ai

n
te

d
 a

sh
la

r 
d

re
ss

in
g

s,
 s

to
n

e
 s

tr
in

g
 c

o
u

rs
es

, s
to

n
e 

p
lin

th
s 

an
d

 a
s 

p
ro

je
ct

in
g

 s
ill

s 
et

c.
 T

h
e 

m
o

d
e

rn
 b

u
ild

in
g

s 
at

 N
o

s.
 9

3 
to

 

9
7 

C
la

yp
at

h
 a

re
 o

f 
m

u
lt

i-
re

d
 b

ri
ck

 w
o

rk
 w

h
ic

h
 is

 s
ym

p
at

h
et

ic
 t

o
 

th
e 

p
re

va
ili

n
g

 w
al

lin
g

 m
at

er
ia

l. 
 

E
as

tw
ar

d
s 

h
ea

d
in

g
 u

p
 t

h
e 

st
re

e
t 

o
n

 t
h

e 
so

u
th

 s
id

e
, t

h
e 

h
is

to
ri

c 

b
u

ild
in

g
s 

ar
e 

a 
m

ix
tu

re
 o

f 
G

eo
rg

ia
n

 t
o

w
n

h
o

u
se

s 
an

d
 c

o
tt

ag
es

 

an
d

 V
ic

to
ri

an
 p

ro
p

er
ti

es
 g

en
er

al
ly

 o
f 

si
m

p
lis

ti
c 

re
d

 b
ri

ck
 

fr
o

n
ta

g
es

. A
g

ai
n

 s
o

m
e 

h
av

e 
b

ee
n

 p
ai

n
te

d
, a

n
d

 t
h

er
e 

ar
e 

a 

h
ig

h
er

 n
u

m
b

er
 o

f 
re

n
d

er
ed

 p
ro

p
er

ti
es

 p
ar

ti
cu

la
rl

y 
n

ea
r 

to
 

w
h

er
e 

th
e 

st
re

et
 m

ee
ts

 G
ile

sg
at

e
. S

o
m

e 
o

f 
th

es
e 

p
ro

p
er

ti
es

 

ar
e 

in
ci

se
d

, o
th

er
 p

ai
n

te
d

 o
r 

co
lo

u
r-

w
as

h
ed

 in
 s

u
b

tl
e 

ye
llo

w
s,

 

432



  

1
5

5
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

p
in

ks
, i

vo
ry

 a
n

d
 li

g
h

t 
b

lu
es

. T
h

e 
B

lu
e

 C
o

at
 b

u
ild

in
g

s 
(N

o
s.

 1
 t

o
 

4
) a

re
 o

f 
ve

ry
 d

ar
k 

b
ro

w
n

/r
ed

 h
an

d
m

ad
e 

b
ri

ck
w

o
rk

. T
h

e 
fo

rm
er

 

T
ra

ve
lle

rs
 R

es
t 

p
u

b
lic

 h
o

u
se

 f
e

at
u

re
s 

p
eb

b
le

 d
as

h
ed

 r
en

d
er

 

w
it

h
in

 t
h

e 
b

la
ck

 p
ai

n
te

d
 t

im
b

er
 f

ra
m

in
g

, a
n

d
 a

lt
h

o
u

g
h

 s
to

n
e

 is
 

le
ss

 c
o

m
m

o
n

 h
er

e,
 N

o
6

9
 is

 a
 d

is
ti

n
ct

iv
e 

b
u

ild
in

g
 in

 t
h

e 

st
re

e
ts

ce
n

e
 r

es
u

lt
in

g
 f

ro
m

 it
s 

sa
n

d
st

o
n

e
 a

sh
la

r 
fr

o
n

ta
g

e 
an

d
 

st
o

n
e

 d
et

ai
lin

g
.  

 
Im

a
ge

 1
17

 W
a

lls
 a

n
d

 f
a

ca
d

es
 

433



  

1
5

6
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

T
o

 t
h

e 
n

o
rt

h
 s

id
e

 o
f 

C
la

yp
at

h
 a

t 
th

e 
w

es
t 

en
d

 b
et

w
ee

n
 t

h
e 

M
ar

ke
t 

P
la

ce
 a

n
d

 P
ro

vi
d

en
ce

 R
o

w
, t

h
e 

h
is

to
ri

c 
b

u
ild

in
g

s 
ar

e 

ag
ai

n
 p

re
d

o
m

in
an

tl
y 

b
ri

ck
 b

u
ilt

 in
 E

n
g

lis
h

 G
ar

d
en

 W
al

l, 

Fl
em

is
h

 B
o

n
d

s 
o

r 
st

re
tc

h
ed

 b
o

n
d

s,
 s

o
m

et
im

es
 p

ai
n

te
d

. 

N
o

ta
b

le
 e

xc
e

p
ti

o
n

s 
b

ei
n

g
 t

h
e 

u
p

p
er

 f
lo

o
r 

o
f 

N
o

18
 w

it
h

 

ex
te

n
si

ve
 b

u
ff

 s
to

n
ew

o
rk

, t
h

e 
fo

rm
er

 P
al

la
d

iu
m

 C
in

e
m

a 
w

it
h

 

it
s 

fr
o

n
ta

g
e 

o
f 

p
ai

n
te

d
 a

sh
la

r 
an

d
 t

h
e 

U
n

it
ed

 R
ef

o
rm

 C
h

u
rc

h
 

an
d

 it
s 

as
so

ci
at

ed
 f

ro
n

t 
w

al
ls

 w
h

ic
h

 a
re

 o
f 

sa
n

d
st

o
n

e
.  

T
h

e 
m

o
d

e
rn

 b
u

ild
in

g
s 

in
 t

h
is

 lo
ca

lit
y 

ar
e,

 a
m

o
n

g
st

 o
th

er
s,

 a
 

w
id

e 
m

ix
tu

re
 o

f 
co

n
cr

et
e 

su
ch

 a
s 

N
o

17
, w

h
it

e 
re

n
d

er
, b

u
ff

 

co
lo

u
re

d
 s

to
n

e
, a

n
d

 t
im

b
er

 c
la

d
d

in
g

 f
o

u
n

d
 a

t 
M

ill
en

n
iu

m
 

P
la

ce
, a

n
d

 t
h

e 
ex

p
an

si
ve

 p
la

in
 b

ro
w

n
 b

ri
ck

 f
ro

n
ta

g
e 

o
f 

N
o

s.
2

0
 

to
 2

4
. E

as
tw

ar
d

s 
o

n
 t

h
e 

n
o

rt
h

 s
id

e
 o

f 
th

e 
st

re
et

 b
et

w
ee

n
 

P
ro

vi
d

e
n

ce
 R

o
w

 a
n

d
 T

h
e 

C
h

ai
n

s 
th

e 
re

ve
rs

e 
e

ff
ec

t 
o

cc
u

rs
, 

w
h

er
e 

th
e 

d
o

m
in

an
ce

 o
f 

ex
p

o
se

d
 b

ri
ck

w
o

rk
 is

 o
ve

rt
ak

en
 b

y 
th

e 

u
se

 o
f 

p
ai

n
te

d
 r

en
d

er
 a

n
d

 p
ai

n
te

d
 in

ci
se

d
 s

tu
cc

o
 in

 w
h

it
es

, 

g
re

ys
, i

vo
ry

 a
n

d
 o

cc
as

io
n

al
ly

 p
al

e 
b

lu
es

.  

T
h

e 
p

ro
p

er
ti

es
 f

o
rm

in
g

 L
ea

ze
s 

P
la

ce
s 

ar
e 

b
u

ilt
 f

ro
m

 h
an

d
m

ad
e 

re
d

/b
ro

w
n

 b
ri

ck
 in

 a
n

 E
n

g
lis

h
 G

ar
d

en
 W

al
l B

o
n

d
 w

it
h

 s
to

n
e

 

p
lin

th
s 

an
d

 d
re

ss
in

g
s 

an
d

 h
av

e 
si

m
p

ly
 s

ty
le

d
 y

et
 e

le
g

an
t 

fr
o

n
ta

g
es

.  

E
ls

ew
h

er
e 

th
e 

V
ic

to
ri

an
 t

e
rr

ac
e

s 
at

 t
h

e 
n

o
rt

h
 e

n
d

 o
f 

P
ro

vi
d

e
n

ce
 R

o
w

 a
re

 c
h

ar
ac

te
ri

se
d

 b
y 

th
ei

r 
u

n
if

o
rm

ed
 

fr
o

n
ta

g
es

 o
f 

re
d

 s
m

o
o

th
 e

n
g

in
ee

re
d

 b
ri

ck
w

o
rk

 in
 s

tr
et

ch
er

 

b
o

n
d

s,
 w

it
h

 in
te

re
st

 a
d

d
ed

 in
 t

h
e 

fo
rm

 o
f 

th
e 

st
o

n
e

 d
et

ai
lin

g
 t

o
 

th
e 

o
p

en
in

g
s.

 In
 W

an
le

ss
 T

er
ra

ce
 a

n
d

 F
in

n
ey

 T
er

ra
ce

 t
h

e 

p
ro

p
er

ti
es

 a
re

 a
g

ai
n

 o
f 

re
d

 s
tr

et
ch

ed
 b

o
n

d
 b

ri
ck

 b
u

t 
th

is
 is

 

cl
ea

rl
y 

o
ld

e
r 

in
 a

 m
o

re
 s

u
b

tl
e 

to
n

e 
an

d
 t

ex
tu

re
d

 w
it

h
 a

d
d

ed
 

d
et

ai
lin

g
 a

t 
e

av
es

 le
ve

l a
n

d
 a

g
ai

n
 s

to
n

e
 u

se
d

 a
s 

w
in

d
o

w
 h

ea
d

s 

an
d

 s
ill

 a
n

d
 d

o
o

r 
lin

te
ls

 m
ai

n
ly

 p
ai

n
te

d
 w

h
it

e.
  

T
h

e 
m

o
d

e
rn

 b
u

ild
in

g
s 

in
 t

h
is

 p
ar

t 
o

f 
th

e 
su

b
-c

h
ar

ac
te

r 
ar

ea
 a

re
 

a 
m

ix
tu

re
 o

f 
d

u
ll 

b
ro

w
n

 b
ri

ck
 s

u
ch

 a
s 

at
 R

u
th

 F
ir

st
 H

o
u

se
, 

(a
lt

h
o

u
g

h
 t

h
e 

m
u

ra
l a

d
d

s 
so

m
e 

vi
su

al
 in

te
re

st
 t

o
 t

h
e 

b
la

n
d

 

el
ev

at
io

n
 p

re
se

n
te

d
 t

o
 t

h
e 

st
re

e
t 

fr
o

n
ta

g
e

).
 T

h
e 

re
d

 b
ri

ck
 w

o
rk

 

at
 F

in
n

ey
 C

o
u

rt
, C

la
yp

at
h

 C
o

u
rt

 a
n

d
 t

h
at

 a
t 

th
e 

fo
rm

er
 P

o
st

 

O
ff

ic
e 

B
u

ild
in

g
s 

is
 m

o
re

 in
 k

ee
p

in
g

 t
h

e 
p

re
va

ili
n

g
 m

at
er

ia
l o

f 

th
e 

ar
ea

. W
it

h
in

 t
h

e 
re

si
d

en
ti

al
 a

re
a 

to
 t

h
e 

re
ar

/n
o

rt
h

, t
h

e 

h
o

u
se

 t
yp

es
 a

re
 a

 m
ix

tu
re

 o
f 

d
et

ac
h

ed
 p

ro
p

er
ti

es
, b

u
n

g
al

o
w

s 

an
d

 t
er

ra
ce

s 
b

u
ilt

 f
ro

m
 a

 m
ix

tu
re

 o
f 

re
d

 /b
ro

w
n

 b
ri

ck
, c

re
am

 

an
d

 w
h

it
e 

re
n

d
er

ed
 e

le
va

ti
o

n
s.

 T
w

o
 v

er
y 

d
is

ti
n

ct
iv

e 
b

u
ild

in
g

s 

ar
e 

K
ep

ie
r 

H
ei

g
h

ts
 d

u
e 

to
 it

s 
ti

m
b

er
 c

la
d

d
in

g
 a

n
d

 c
re

am
 r

en
d

er
 

an
d

 K
ep

ie
r 

C
o

u
rt

 a
 la

rg
er

 s
ca

le
d

 s
an

d
st

o
n

e
 b

u
ild

in
g

. 

T
h

e 
h

is
to

ri
c 

b
u

ild
in

g
s 

in
 t

h
e 

ar
ea

 a
ls

o
 d

is
p

la
y 

a 
va

ri
et

y 
o

f 
o

th
er

 

d
et

ai
ls

 a
n

d
 f

e
at

u
re

s 
w

h
ic

h
 h

el
p

 t
o

 e
n

ri
ch

 a
n

d
 a

d
d

 t
o

 t
h

e
 

ch
ar

ac
te

r 
to

 t
h

e 
ar

ea
. F

o
r 

ex
am

p
le

 s
to

n
e

 e
n

ca
se

d
 c

e
lla

r 
ch

u
te

s,
 

w
ro

u
g

h
t 

ir
o

n
 f

o
o

t 
sc

ra
p

er
s 

re
ce

ss
ed

 b
es

id
e 

th
e 

m
ai

n
 e

n
tr

an
ce

 

d
o

o
rs

 a
n

d
 d

at
e

 s
to

n
es

/in
sc

ri
p

ti
o

n
s 

et
c.

 

R
oo

fs
 

S
u

b
tl

e 
va

ri
at

io
n

s 
in

 p
lo

t 
w

id
th

, b
u

ild
in

g
 h

ei
g

h
t 

an
d

 

ar
ch

it
ec

tu
ra

l c
o

m
p

o
si

ti
o

n
s 

b
et

w
ee

n
 p

ro
p

er
ti

es
 w

h
ic

h
 a

d
jo

in
 

o
n

e 
an

o
th

er
, a

lo
n

g
 w

it
h

 r
o

o
fl

in
es

 c
as

ca
d

in
g

 d
o

w
n

 t
h

e 
h

ill
 

cr
ea

te
 a

n
 o

ve
ra

ll 
ef

fe
ct

 o
f 

h
ar

m
o

n
y 

an
d

 b
al

an
ce

 in
 C

la
yp

at
h

. 

434



  

1
5

7
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

T
h

e 
tr

ad
it

io
n

al
 r

o
o

fs
ca

p
e 

o
f 

th
is

 h
is

to
ri

c 
ar

ea
 c

o
m

p
ri

se
s 

p
re

d
o

m
in

an
tl

y 
p

it
ch

ed
 g

ab
le

d
 r

o
o

fs
, u

su
al

ly
 w

it
h

 a
 p

it
ch

ed
 

ro
o

f 
w

it
h

 t
h

e 
ri

d
g

e
 p

ar
al

le
l t

o
 t

h
e 

st
re

e
t 

an
d

 a
 s

lo
p

e 
o

f 
b

et
w

ee
n

 

35
° 

an
d

 4
5°

 a
lt

h
o

u
g

h
 t

h
er

e 
ar

e 
ex

am
p

le
s 

o
f 

lo
w

er
 b

ro
ad

er
 

ro
o

fs
 a

n
d

 o
cc

as
io

n
al

 h
ip

p
ed

 r
o

o
fs

. T
h

e 
ro

o
fs

 a
re

 m
ai

n
ly

 

co
ve

re
d

 in
 g

re
y 

W
el

sh
 s

la
te

 in
 s

ta
n

d
ar

d
 s

im
p

le
 la

yi
n

g
 p

at
te

rn
s 

an
d

 r
id

g
es

 a
re

 d
ef

in
ed

 b
y 

ri
d

g
e 

ti
le

s 
so

m
e 

in
 a

 d
if

fe
re

n
t 

co
lo

u
r 

fo
rm

 t
h

e 
m

ai
n

 r
o

o
fi

n
g

 m
at

e
ri

al
.  

 
Im

a
ge

 1
18

 W
el

sh
 s

la
te

 d
om

in
a

te
s 

ro
of

 c
ov

er
in

gs
 

T
h

er
e 

ar
e 

a 
n

u
m

b
er

 o
f 

d
if

fe
re

n
t 

an
d

 s
ig

n
if

ic
an

t 
ro

o
f 

fo
rm

s 

vi
si

b
le

 w
h

ic
h

 a
d

d
 f

u
rt

h
er

 in
te

re
st

 in
to

 t
h

e 
ro

o
fs

ca
p

e 
o

f 
th

e 

ar
ea

. T
h

e 
U

n
it

ed
 R

ef
o

rm
 C

h
u

rc
h

 w
it

h
 it

s 
la

rg
e 

im
p

o
si

n
g

 

o
ct

ag
o

n
al

 b
e

lf
ry

 a
n

d
 s

p
ir

e
 is

 v
er

y 
vi

si
b

le
 in

 v
ie

w
s 

in
 b

o
th

 

d
ir

e
ct

io
n

s 
al

o
n

g
 C

la
yp

at
h

. N
o

. 4
6

 h
as

 a
 L

ak
e

la
n

d
 r

o
o

f 
w

it
h

 

p
ro

m
in

en
t 

st
o

n
e

 g
ab

le
 c

o
p

in
g

s.
 N

o
. 4

5 
C

la
yp

at
h

 h
as

 a
 r

o
o

f 
o

f 

sl
at

e 
w

it
h

 s
to

n
e 

g
ab

le
 c

o
p

in
g

 a
n

d
 c

as
t 

ir
o

n
 b

al
u

st
ra

d
e 

an
d

 

w
it

h
in

 t
h

e 
to

p
 f

lo
o

r 
th

er
e 

ar
e 

p
ai

re
d

 s
as

h
es

 w
it

h
 q

u
at

re
fo

il 

d
ec

o
ra

te
d

 b
lo

ck
s 

th
at

 s
u

p
p

o
rt

 t
h

e 
g

ab
le

 o
ve

r 
th

e 
w

in
d

o
w

, w
it

h
 

sc
ro

lle
d

 f
o

lia
g

e 
an

d
 ir

o
n

 g
ab

le
 f

in
ia

l. 
S

t 
A

n
th

o
n

y’
s 

V
ic

ar
ag

e 
h

as
 

p
ro

m
in

en
t 

st
e

ep
ly

 p
it

ch
ed

 r
o

o
fs

 w
it

h
 a

 d
is

ti
n

ct
iv

e 
ta

ll 
fa

ce
te

d
 

st
o

n
e

 t
o

w
er

 a
n

d
 a

 s
lo

p
in

g
 m

o
n

o
-p

it
ch

 r
is

in
g

 t
o

 a
 s

ig
n

if
ic

an
t 

p
o

in
t.

 N
o

 3
3 

h
as

 a
 p

ro
m

in
en

t 
p

ar
ap

et
 in

 s
to

n
e

 a
n

d
 b

ri
ck

.  

O
f 

th
e 

m
o

d
e

rn
 b

u
ild

in
g

s 
M

ill
en

n
iu

m
 P

la
ce

 h
as

 t
h

e 
m

o
st

 

in
te

re
st

in
g

 r
o

o
f 

fo
rm

 f
o

rm
ed

 b
y 

th
e 

ch
an

g
in

g
 h

ei
g

h
ts

 o
f 

th
e 

va
ri

o
u

s 
b

lo
ck

s 
al

l i
n

te
rl

in
ke

d
, t

h
e 

sl
ig

h
tl

y 
sl

o
p

in
g

 r
o

o
f 

fo
rm

s,
 

w
it

h
 s

tr
o

n
g

 o
ve

rh
an

g
in

g
 p

ar
ap

et
s,

 a
n

d
 m

o
st

 n
o

ta
b

ly
 f

ro
m

 

C
la

yp
at

h
 t

h
e 

p
ro

m
in

en
t 

p
ro

je
ct

in
g

 t
o

w
er

 f
ea

tu
re

. O
th

er
 

m
o

d
e

rn
 in

fi
ll 

d
ev

el
o

p
m

en
ts

 h
av

e 
ve

ry
 s

h
al

lo
w

 p
it

ch
ed

 lo
w

 

ro
o

fs
, a

n
d

 r
ed

 p
an

ti
le

s 
ar

e 
co

m
m

o
n

 p
la

ce
. 

K
ep

ie
r 

H
o

u
se

 is
 a

ls
o

 n
o

ta
b

le
 f

o
r 

it
s 

se
p

ar
at

io
n

 in
to

 in
d

iv
id

u
al

 

b
lo

ck
s 

w
it

h
in

 m
o

n
o

-p
it

ch
ed

 r
o

o
fs

 w
h

ic
h

 g
en

er
at

e 
an

 

in
te

re
st

in
g

 r
o

o
f-

lin
e.

 T
o

 t
h

e 
re

ar
 o

f 
th

e 
V

ic
to

ri
an

 t
e

rr
ac

e
s 

m
an

y 

p
ro

p
er

ti
es

 h
av

e 
b

ee
n

 e
xt

en
d

ed
 w

it
h

 f
la

t,
 g

ab
le

d
 a

n
d

 m
o

n
o

-

p
it

ch
ed

 r
o

o
f 

fo
rm

s 
vi

si
b

le
. 

435



  

1
5

8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

W
it

h
in

 t
h

is
 s

u
b

-c
h

ar
ac

te
r 

ar
ea

 c
h

im
n

ey
s 

ar
e 

co
m

m
o

n
 a

n
d

 

im
p

o
rt

an
t 

fe
at

u
re

s 
w

h
ic

h
 a

re
 b

o
th

 in
te

g
ra

l t
o

 t
h

e 
b

u
ild

in
g

s 

st
ru

ct
u

re
 a

n
d

 it
s 

ae
st

h
et

ic
 a

p
p

ea
ra

n
ce

. T
h

ey
 a

re
 a

ll 
b

ri
ck

 b
u

ilt
 

an
d

 v
ar

y 
g

re
at

ly
 in

 t
er

m
s 

o
f 

th
ei

r 
h

ei
g

h
ts

, d
ep

th
s,

 a
n

d
 

d
et

ai
lin

g
, s

o
m

e 
si

m
p

le
 o

th
er

s 
m

o
re

 s
u

b
st

an
ti

al
 a

n
d

 o
rn

at
e.

 

T
h

ey
 a

re
 m

ai
n

ly
 e

it
h

er
 r

ec
ta

n
g

u
la

r 
o

r 
sq

u
ar

e 
in

 f
o

rm
 a

n
d

 t
h

ei
r 

si
ze

 p
ro

p
o

rt
io

n
at

e
 t

o
 t

h
e 

b
u

ild
in

g
s 

th
em

se
lv

es
, s

o
m

e 
in

cl
u

d
e 

b
ri

ck
 b

an
d

in
g

 a
n

d
 s

in
g

le
 c

h
im

n
e

y 
p

o
ts

 b
u

t 
m

o
st

 a
re

 o
f 

m
u

lt
ip

le
 

p
o

ts
 in

 t
er

ra
co

tt
a 

b
u

ff
s 

an
d

 r
ed

s 
an

d
 in

 s
ta

n
d

ar
d

 r
o

u
n

d
ed

, 

sq
u

ar
ed

, b
ea

d
ed

 o
r 

lo
u

ve
re

d
 t

e
rm

in
al

s 
am

o
n

g
st

 o
th

er
s.

 O
th

er
 

fe
at

u
re

s 
at

 r
o

o
f 

le
ve

l i
n

cl
u

d
e 

st
o

n
e 

p
ar

ap
et

s,
 b

ri
ck

 d
en

ti
le

d
 

ea
ve

s 
co

u
rs

es
, s

to
n

e
 c

o
rb

el
s,

 t
ra

d
it

io
n

al
 d

o
rm

er
 w

in
d

o
w

s 
w

it
h

 

o
rn

at
e

 b
ar

g
eb

o
ar

d
s 

an
d

 f
in

ia
ls

.  

R
a

in
w

a
te

r 
g

oo
d

s 

M
an

y 
o

f 
th

e 
u

n
lis

te
d

 V
ic

to
ri

an
 p

ro
p

er
ti

es
 in

 C
la

yp
at

h
 s

ti
ll 

re
ta

in
 

th
ei

r 
b

la
ck

 p
ai

n
te

d
 c

as
t 

ir
o

n
 r

ai
n

w
at

er
 g

o
o

d
s 

w
it

h
 h

o
p

p
er

 

h
ea

d
s 

an
d

 s
p

ik
ed

 b
ra

ck
et

s.
 S

im
ila

rl
y,

 t
h

e 
lis

te
d

 G
e

o
rg

ia
n

 

b
u

ild
in

g
s 

in
 C

la
yp

at
h

, L
ea

ze
s 

P
la

ce
 a

n
d

 a
t 

L
ea

ze
s 

H
al

l h
av

e 

u
n

iq
u

e
 b

la
ck

 p
ai

n
te

d
 c

as
t 

ir
o

n
 r

ai
n

w
at

er
 g

o
o

d
s 

in
ta

ct
 w

it
h

 

g
u

tt
e

ri
n

g
 o

f 
d

if
fe

re
n

t 
sh

ap
es

 a
n

d
 p

ro
fi

le
 w

it
h

 o
rn

at
e

 h
o

p
p

er
 

h
ea

d
s 

an
d

 s
p

ik
ed

 o
r 

st
o

n
e 

su
p

p
o

rt
 b

ra
ck

et
s.

 In
 W

an
le

ss
 

T
er

ra
ce

 a
n

d
 F

in
n

ey
 T

er
ra

ce
 t

h
er

e 
ar

e 
a 

n
u

m
b

er
 o

f 
p

ro
p

er
ti

es
 

w
h

ic
h

 h
av

e 
tr

ad
it

io
n

al
 g

u
tt

er
in

g
 b

u
t 

m
an

y 
h

av
e 

b
ee

n
 r

ep
la

ce
d

 

w
it

h
 u

n
sy

m
p

at
h

et
ic

 u
P

V
C

 g
u

tt
e

ri
n

g
, t

h
is

 h
as

 a
 n

e
g

at
iv

e 
im

p
ac

t 

o
n

 s
o

m
e 

o
f 

th
e 

fa
ca

d
es

. 

 
 

Im
a

ge
 1

19
 C

h
im

n
ey

s 
a

n
d

 r
oo

f 
d

et
a

ils
 

436



  

1
5

9
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 

 
Im

a
ge

 1
2

0
 C

a
st

 ir
on

 r
a

in
w

a
te

r 
go

od
s 

 

Jo
in

er
y,

 w
in

d
ow

s 
a

n
d

 d
oo

rs
 

T
h

e 
w

in
d

o
w

s,
 d

o
o

rs
 a

n
d

 o
th

er
 jo

in
er

y 
d

et
ai

ls
 a

re
 a

n
 in

te
g

ra
l 

co
m

p
o

n
en

t 
o

f 
th

e 
ar

ch
it

ec
tu

ra
l c

h
ar

ac
te

r 
o

f 
h

is
to

ri
c 

b
u

ild
in

g
s 

an
d

 a
re

 g
en

er
al

ly
 t

h
ei

r 
m

o
st

 p
ro

m
in

en
t 

fe
at

u
re

s.
 In

 C
la

yp
at

h
 

th
er

e 
is

 g
re

at
 v

ar
ie

ty
 o

f 
w

in
d

o
w

 a
n

d
 d

o
o

r 
d

et
ai

ls
 t

h
at

 p
ro

vi
d

e
s 

ri
ch

n
es

s 
to

 t
h

e 
to

w
n

sc
ap

e 
th

at
 in

 t
u

rn
 r

es
u

lt
s 

in
 a

n
 o

ve
ra

ll 

ef
fe

ct
 o

f 
h

ar
m

o
n

y 
an

d
 b

al
an

ce
 in

 t
h

e 
ar

ea
.  

W
it

h
in

 t
h

e 
m

ai
n

 s
tr

ee
t 

fr
o

n
ta

g
e 

o
f 

C
la

yp
at

h
 t

h
e 

p
re

d
o

m
in

an
t 

h
is

to
ri

c 
w

in
d

o
w

 t
yp

e 
ar

e 
ti

m
b

er
 v

er
ti

ca
l s

lid
in

g
 s

as
h

es
; t

h
es

e 

ca
n

 b
e 

fo
u

n
d

 in
 a

 m
ix

tu
re

 o
f 

g
la

zi
n

g
 p

at
te

rn
s 

fo
r 

ex
am

p
le

 

si
n

g
le

 p
an

e
d

, 2
-o

ve
r-

2
, 3

-o
ve

r-
3 

an
d

 la
rg

er
 6

-o
ve

r-
6

. T
h

ey
 t

e
n

d
 

to
 h

av
e 

sl
en

d
er

 g
la

zi
n

g
 b

ar
s 

an
d

 a
re

 a
lm

o
st

 a
lw

ay
s 

re
ce

ss
ed

 

fr
o

m
 t

h
e 

fr
o

n
t 

fa
ce

 o
f 

th
e 

w
al

l a
n

d
 p

ai
n

te
d

 m
ai

n
ly

 w
h

it
e,

 b
u

t 

so
m

e 
ar

e 
in

 d
if

fe
re

n
t 

co
lo

u
rs

 t
o

 c
o

n
tr

as
t 

w
it

h
 t

h
e 

ex
te

rn
al

 

w
al

ls
. I

n
 t

h
e 

V
ic

to
ri

an
 p

ro
p

er
ti

es
 t

h
e 

w
in

d
o

w
s 

ar
e 

ve
rt

ic
al

ly
 

p
ro

p
o

rt
io

n
ed

 a
n

d
 g

en
er

al
ly

 o
f 

th
e 

sa
m

e 
si

ze
, w

h
er

ea
s 

th
e 

G
e

o
rg

ia
n

 p
ro

p
er

ti
es

 d
is

p
la

y 
th

e 
ty

p
ic

al
 c

h
ar

ac
te

ri
st

ic
s 

o
f 

h
av

in
g

 s
h

o
rt

e
r 

g
ro

u
n

d
 f

lo
o

r 
w

in
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b
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 d
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 b
u

ild
in

g
s.

 In
 N

o
rt

h
 R

o
ad

 (t
o

p
 

en
d

) a
n

d
 in

 P
ro

vi
d

e
n

ce
 R
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n
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h
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h
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ip
 t

o
 it

s 
se

tt
in

g
 w

ill
 u

su
al

ly
 

su
g

g
es

t 
th

e 
fo

rm
s 

o
f 

ex
te

n
si

o
n

/d
ev

el
o

p
m

en
t 

th
at

 

m
ig

h
t 

b
e 

ap
p

ro
p

ri
at

e
. T

h
e 

m
ai

n
 is

su
e

s 
to

 c
o

n
si

d
er

 in
 

p
ro

p
o

sa
ls

 f
o

r 
ad

d
it

io
n

s 
to

 h
er

it
ag

e 
as

se
ts

 (i
n

cl
u

d
in

g
 

n
ew

 d
ev

el
o

p
m

en
t)

 a
re

 p
ro

p
o

rt
io

n
, h

ei
g

h
t,

 m
as

si
n

g
, 

b
u

lk
, u

se
 o

f 
m

at
e

ri
al

s,
 u

se
, r

el
at

io
n

sh
ip

 w
it

h
 a

d
ja

ce
n

t 

as
se

ts
, a

lig
n

m
en

t 
an

d
 t

re
at

m
en

t 
o

f 
se

tt
in

g
; 


 

E
n

co
u

ra
g

e 
su

st
ai

n
ab

ili
ty

 o
f 

m
at

er
ia

ls
 in

to
 n

ew
 

d
ev

el
o

p
m

en
ts

; 


 

E
n

su
re

 t
h

at
 n

ew
 d

ev
el

o
p

m
en

t 
fu

n
ct

io
n

s 
w

el
l a

n
d

 a
d

d
s 

to
 t

h
e 

o
ve

ra
ll 

q
u

al
it

y 
o

f 
th

e 
ar

ea
, n

o
t 

ju
st

 f
o

r 
th

e 
sh

o
rt

 

te
rm

 b
u

t 
o

ve
r 

th
e 

lif
e

ti
m

e 
o

f 
th

e 
d

ev
el

o
p

m
en

t;
 


 

S
ee

k 
to

 e
n

su
re

 t
h

at
 n

ew
 d

ev
el

o
p

m
en

t 
es

ta
b

lis
h

es
 a

 

st
ro

n
g

 s
en

se
 o

f 
p

la
ce

, u
si

n
g

 s
tr

ee
ts

ca
p

es
 a

n
d

 b
u

ild
in

g
s 

to
 c

re
at

e 
at

tr
ac

ti
ve

 a
n

d
 c

o
m

fo
rt

ab
le

 p
la

ce
s 

to
 li

ve
, w

o
rk

 

an
d

 v
is

it
;  


 

S
ee

k 
to

 o
p

ti
m

is
e 

th
e 

p
o

te
n

ti
al

 o
f 

a 
si

te
 t

o
 

ac
co

m
m

o
d

at
e

 d
ev

el
o

p
m

en
t,

 c
re

at
e

 a
n

d
 s

u
st

ai
n

 a
n

 

ap
p

ro
p

ri
at

e 
m

ix
 o

f 
u

se
s 

(i
n

cl
u

d
in

g
 in

co
rp

o
ra

ti
o

n
 o

f 

g
re

e
n

 a
n

d
 o

th
er

 p
u

b
lic

 s
p

ac
e

 a
s 

p
ar

t 
o

f 
d

ev
el

o
p

m
en

ts
) 

an
d

 s
u

p
p

o
rt

 lo
ca

l f
ac

ili
ti

es
 a

n
d

 t
ra

n
sp

o
rt

 n
et

w
o

rk
s;

  


 

N
ew

 d
ev

el
o

p
m

en
t 

sh
o

u
ld

 r
es

p
o

n
d

 t
o

 lo
ca

l c
h

ar
ac

te
r 

an
d

 h
is

to
ry

, a
n

d
 r

ef
le

ct
 t

h
e 

id
e

n
ti

ty
 o

f 
lo

ca
l 

su
rr

o
u

n
d

in
g

s 
an

d
 m

at
er

ia
ls

, w
h

ils
t 

n
o

t 
p

re
ve

n
ti

n
g

 o
r 

d
is

co
u

ra
g

in
g

 a
p

p
ro

p
ri

at
e 

in
n

o
va

ti
o

n
;  


 

S
ee

k 
to

 c
re

at
e

 s
af

e
 a

n
d

 a
cc

es
si

b
le

 e
n

vi
ro

n
m

en
ts

 w
h

er
e 

cr
im

e 
an

d
 d

is
o

rd
er

, a
n

d
 t

h
e 

fe
ar

 o
f 

cr
im

e,
 d

o
 n

o
t 

u
n

d
er

m
in

e
 q

u
al

it
y 

o
f 

lif
e 

o
r 

co
m

m
u

n
it

y 
co

h
es

io
n

; 


 

C
o

n
si

d
e

r 
u

si
n

g
 d

es
ig

n
 c

o
d

es
 w

h
er

e 
th

ey
 c

o
u

ld
 h

el
p

 

d
el

iv
er

 h
ig

h
 q

u
al

it
y 

an
d

 in
cl

u
si

ve
 d

es
ig

n
, a

n
d

 c
re

at
e
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h
a

ra
c
te

r 
A

re
a
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 -

 F
ra

m
w

e
llg

a
te

 

vi
su

al
ly

 a
tt

ra
ct

iv
e 

as
 a

 r
es

u
lt

 o
f 

g
o

o
d

 a
rc

h
it

ec
tu

re
 a

n
d

 

ap
p

ro
p

ri
at

e 
la

n
d

sc
ap

in
g

; 


 

E
n

co
u

ra
g

e 
p

re
-a

p
p

lic
at

io
n

 d
is

cu
ss

io
n

 b
et

w
ee

n
 

d
ev

el
o

p
er

s 
an

d
 o

w
n

er
s 

w
it

h
 t

h
e 

D
es

ig
n

 a
n

d
 

C
o

n
se

rv
at

io
n

 T
ea

m
 a

n
d

 D
ev

el
o

p
m

en
t 

M
an

ag
em

en
t 

in
 

re
la

ti
o

n
 t

o
 a

ll 
d

ev
el

o
p

m
en

t 
af

fe
ct

in
g

 t
h

e 
sp

ec
ia

l 

ch
ar

ac
te

r 
an

d
 a

p
p

ea
ra

n
ce

 o
f 

th
e 

ar
ea

; 


 

W
h

er
ev

er
 p

o
ss

ib
le

 s
ee

k 
to

 p
re

se
rv

e 
th

ro
u

g
h

 t
h

e 

p
la

n
n

in
g

 p
ro

ce
ss

 s
u

rv
iv

in
g

 h
is

to
ri

c 
b

u
rg

ag
e

 p
lo

t 

b
o

u
n

d
ar

ie
s;

  


 

E
n

su
re

 p
er

m
ea

b
ili

ty
 (g

o
o

d
 li

n
ka

g
es

) a
n

d
 le

g
ib

ili
ty

, 

(e
as

ily
 u

n
d

er
st

an
d

ab
le

 f
ro

n
ta

g
es

 t
h

at
 a

re
 a

cc
es

si
b

le
) 

ar
e 

co
n

si
d

e
re

d
 in

 n
ew

 d
ev

el
o

p
m

en
t;

 


 

E
n

co
u

ra
g

e 
p

ro
je

ct
s 

to
 im

p
ro

ve
 t

h
e 

ap
p

ea
ra

n
ce

 o
f 

th
e 

st
re

e
ts

ce
n

e 
an

d
 p

u
b

lic
 r

ea
lm

; 


 

R
et

ai
n

 a
 m

ix
 o

f 
u

se
s 

to
 e

n
su

re
 t

h
e 

vi
ta

lit
y 

an
d

 v
ia

b
ili

ty
 

o
f 

th
e 

ar
ea

; 


 

W
h

er
e

 o
p

p
o

rt
u

n
it

ie
s 

ar
is

e 
se

ek
 t

o
 e

n
co

u
ra

g
e 

re
d

ev
el

o
p

m
en

t 
o

f 
b

u
ild

in
g

s 
th

at
 h

av
e 

a 
n

e
g

at
iv

e 
im

p
ac

t 

o
n

 t
h

e 
ch

ar
ac

te
r 

o
f 

th
e 

ar
ea

 a
n

d
 lo

o
k 

at
 o

p
p

o
rt

u
n

it
ie

s 
in

 

th
e 

fu
tu

re
 f

o
r 

im
p

ro
vi

n
g

 b
u

ild
in

g
s/

si
te

s 
th

at
 h

av
e 

a 

n
eu

tr
al

 im
p

ac
t;

 


 

E
n

su
re

 t
h

at
 r

ep
la

ce
m

en
t 

b
u

ild
in

g
s 

re
fl

ec
t 

th
e 

h
is

to
ri

c 

g
ra

in
 a

n
d

 p
ro

p
o

rt
io

n
s 

o
f 

su
rr

o
u

n
d

in
g

 h
is

to
ri

c 
b

u
ild

in
g

s,
 

in
cl

u
d

in
g

 t
h

e 
ro

o
f 

an
d

 b
u

ild
in

g
 li

n
e,

 im
p

ro
ve

 li
n

ka
g

es
 

an
d

 s
tr

ee
t 

en
cl

o
su

re
, a

n
d

 s
h

o
u

ld
 b

e 
o

f 
m

at
er

ia
ls

 t
h

at
 

ar
e 

ap
p

ro
p

ri
at

e 
to

 t
h

o
se

 w
it

h
in

 t
h

e 
su

rr
o

u
n

d
in

g
 

st
re

e
ts

ca
p

e;
 


 

S
ee

k 
to

 e
n

su
re

 t
h

ro
u

g
h

 t
h

e 
p

la
n

n
in

g
 p

ro
ce

ss
 t

h
at

 

p
ro

p
o

se
d

 r
ea

r 
ex

te
n

si
o

n
s 

ar
e 

su
b

o
rd

in
at

e
 t

o
 t

h
e 

h
o

st
 

b
u

ild
in

g
, s

en
si

ti
ve

ly
 d

es
ig

n
e

d
 t

o
 r

ef
le

ct
 it

s 
ch

ar
ac

te
r 

an
d

 t
h

at
 a

p
p

ro
p

ri
at

e
 m

at
ch

in
g

 m
at

er
ia

ls
 a

re
 u

se
d

; 


 

R
es

is
t 

ex
te

n
si

o
n

s 
an

d
 a

lt
er

at
io

n
s 

w
h

ic
h

 w
o

u
ld

 h
av

e 
a 

h
ar

m
fu

l e
ff

ec
t 

u
p

o
n

 t
h

e 
ch

ar
ac

te
r 

o
f 

th
e 

m
ai

n
 b

u
ild

in
g

, 

st
re

e
ts

ce
n

e
 a

n
d

 c
o

n
se

rv
at

io
n

 a
re

a;
 


 

S
ee

k 
to

 e
n

su
re

 t
h

at
 a

ll 
d

ev
el

o
p

m
en

t 
re

sp
ec

ts
 t

h
e 

im
p

o
rt

an
t 

vi
ew

s 
w

it
h

in
, i

n
to

 a
n

d
 f

ro
m

 t
h

e 
C

o
n

se
rv

at
io

n
 

A
re

a.
 E

n
su

re
 t

h
at

 t
h

es
e 

re
m

ai
n

 p
ro

te
ct

ed
 f

ro
m

 

in
ap

p
ro

p
ri

at
e 

fo
rm

s 
o

f 
d

ev
el

o
p

m
en

t 
an

d
 t

h
at

 d
u

e 

re
g

ar
d

 is
 p

ai
d

 t
o

 t
h

es
e 

vi
ew

s 
in

 t
h

e 
fo

rm
u

la
ti

o
n

 o
f 

p
u

b
lic

 

re
al

m
 / 

en
h

an
ce

m
en

t 
sc

h
em

es
; 


 

S
ee

k 
to

 e
n

su
re

 t
h

at
 a

ll 
d

ev
el

o
p

m
en

t 
re

sp
ec

ts
 t

h
e 

im
p

o
rt

an
t 

ro
o

fs
ca

p
e 

w
it

h
in

 t
h

e 
co

n
se

rv
at

io
n

 a
re

a;
 


 

E
n

su
re

 n
ew

 d
ev

el
o

p
m

en
t 

p
ro

p
o

sa
ls

 a
re

 a
cc

o
m

p
an

ie
d

 

b
y 

H
er

it
ag

e 
S

ta
te

m
en

ts
, A

rc
h

ae
o

lo
g

ic
al

 A
ss

es
sm

en
ts

, 

an
d

 L
an

d
sc

ap
e 

V
is

u
al

 Im
p

ac
t 

A
ss

es
sm

en
ts

 w
h

er
e 

ap
p

lic
ab

le
.  

P
u

b
lic

 r
ea

lm
/ v

en
n

el
s 

an
d

 y
ar

d
s/

g
re

en
 s

p
ac

es
/t

re
es

 


 

E
xp

lo
re

 f
u

n
d

in
g

 p
o

ss
ib

ili
ti

es
 f

o
r 

p
u

b
lic

 r
ea

lm
 

im
p

ro
ve

m
en

t 
w

o
rk

s 
to

 k
ey

 a
re

as
; 
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n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 


 

S
ee

k 
to

 e
n

su
re

 t
h

at
 a

n
y 

su
rv

iv
in

g
 h

is
to

ri
c 

st
re

e
ts

ca
p

e 

fe
at

u
re

s 
ar

e 
re

ta
in

ed
 in

 s
it

u
, a

n
d

 t
h

at
 a

n
y 

fu
tu

re
 

h
ig

h
w

ay
 w

o
rk

s 
w

ill
 b

ri
n

g
 a

 p
o

si
ti

ve
 im

p
ro

ve
m

en
t 

to
 t

h
e 

ch
ar

ac
te

r 
o

r 
ap

p
ea

ra
n

ce
 o

f 
th

e 
C

o
n

se
rv

at
io

n
 A

re
a.

 A
ll 

w
o

rk
s 

sh
o

u
ld

 id
e

al
ly

 a
cc

o
rd

 w
it

h
 t

h
e 

sp
ir

it
 o

f 
H

is
to

ri
c 

E
n

g
la

n
d

's
 ‘S

tr
ee

ts
 F

o
r 

A
ll’

 c
am

p
ai

g
n

; 


 

S
ee

k 
to

 e
n

su
re

 t
h

at
 a

n
y 

su
rv

iv
in

g
 h

is
to

ri
c 

ve
n

n
el

s/
 

ya
rd

/c
o

u
rt

ya
rd

s 
ar

e 
re

ta
in

ed
 a

n
d

 h
is

to
ri

c 
w

al
ls

 a
n

d
 

p
av

in
g

 r
em

ai
n

 in
 s

it
u

, t
h

at
 e

xi
st

in
g

 h
is

to
ri

c 
b

u
ild

in
g

s 
ar

e 

re
p

ai
re

d
 s

en
si

ti
ve

ly
 (s

ee
 a

b
o

ve
) a

n
d

 n
ew

 b
u

ild
 w

it
h

 b
e

 

ap
p

ro
p

ri
at

e 
in

 d
es

ig
n

, s
ca

le
 a

n
d

 m
as

si
n

g
 (s

ee
 a

b
o

ve
).

 

E
n

su
re

 a
n

y 
fu

tu
re

 w
o

rk
s 

w
ill

 b
ri

n
g

 a
 p

o
si

ti
ve

 

im
p

ro
ve

m
en

t 
to

 t
h

e 
ch

ar
ac

te
r 

o
r 

ap
p

ea
ra

n
ce

 o
f 

th
e 

co
n

se
rv

at
io

n
 a

re
a;

 


 

E
n

co
u

ra
g

e 
th

e 
re

in
st

at
em

en
t 

o
f 

ar
ea

s 
o

f 
h

is
to

ri
c 

p
av

in
g

 

th
at

 h
av

e 
b

ee
n

 lo
st

; e
n

su
ri

n
g

 c
ar

ef
u

l r
ei

n
st

at
e

m
en

t 
in

 

o
ri

g
in

al
 p

at
te

rn
s,

 m
at

er
ia

ls
 a

n
d

 c
ar

ri
ed

 o
u

t 
b

y 
an

 

ap
p

ro
p

ri
at

el
y 

sk
ill

ed
 a

n
d

 e
xp

er
ie

n
ce

d
 c

o
n

tr
ac

to
r;

 


 

S
ee

k 
a 

co
-o

rd
in

at
ed

 a
p

p
ro

ac
h

 t
o

 p
u

b
lic

 r
ea

lm
 w

o
rk

s 

b
et

w
ee

n
 a

ll 
re

le
va

n
t 

C
o

u
n

ci
l D

ep
ar

tm
en

ts
/s

ta
ke

h
o

ld
e

rs
 

et
c.

 in
cl

u
d

in
g

 H
ig

h
w

ay
s,

 S
tr

ee
ts

ce
n

e,
 P

la
n

n
in

g
, 

C
o

n
se

rv
at

io
n

, R
eg

en
er

at
io

n
 a

n
d

 U
ti

lit
y 

co
m

p
an

ie
s;

 


 

E
n

co
u

ra
g

e 
a 

re
vi

ew
 a

n
d
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ed

u
ct

io
n

 in
 t

ra
ff

ic
 

m
an

ag
em

e
n

t 
si

g
n

s,
 w

h
e

re
 s

ig
n

s 
ar

e
 n

ec
es

sa
ry

 t
h

at
 

th
es

e 
ar

e 
in

te
g

ra
te

d
 in

to
 s

in
g

le
 u

n
it

s 
an

d
 s

en
si

ti
ve

ly
 

lo
ca

te
d

, w
it

h
 r

ed
u

n
d

an
t 

an
d

 o
u

td
at

e
d

 s
ig

n
s 

re
m

o
ve

d
; 


 

S
ee

k 
to

 p
re

se
rv

e 
th

e 
ar

ea
s 

o
f 

u
rb

an
 g

re
e

n
 s

p
ac

e 
fr

o
m

 

er
o

si
o

n
 a

n
d

 e
n

co
u

ra
g

e 
re

in
st

at
e

m
en

t 
w

h
er

e 
th

es
e 

h
av

e 

b
ee

n
 d

am
ag

ed
 t

o
 e

n
su

re
 t

h
at

 t
h

e 
g

re
en

 in
fr

as
tr

u
ct

u
re

 

o
f 

th
e 

ar
ea

 is
 r

et
ai

n
ed

 a
n

d
 e

n
h

an
ce

d
; 


 

E
n

su
re

 t
h

at
 la

n
d

sc
ap

e,
 n

at
u

ra
l a

n
d

 w
ild

lif
e 

e
le

m
en

ts
 

ar
e 

n
o

t 
er

o
d

ed
 o

r 
d

am
ag

ed
 t

h
ro

u
g

h
 n

eg
le

ct
, m

is
u

se
 o

r 

n
ew

 d
ev

el
o

p
m

en
t;

 


 

E
n

su
re

 t
h

ro
u

g
h

 t
h

e 
p

la
n

n
in

g
 p

ro
ce

ss
 t

h
at

 

tr
ee

s/
ve

g
et

at
io

n
 c

o
n

ti
n

u
e 

to
 b

e 
p

ro
te

ct
ed

 in
 t

h
e 

C
o

n
se

rv
at

io
n

 A
re

a 
th

ro
u

g
h

 t
h

e 
T

o
w

n
 a

n
d

 C
o

u
n

tr
y 

P
la

n
n

in
g

 A
ct

 1
9

9
0

 w
it

h
 s

ig
n

if
ic

an
t 

tr
ee

s 
w

it
h

 h
ig

h
 

am
en

it
y 

va
lu

e 
ar

e 
p

ro
te

ct
e

d
 in

d
iv

id
u

al
ly

 b
y 

p
la

ci
n

g
 a

 

T
P

O
; 


 

E
n

su
re

 t
h

ro
u

g
h

 t
h

e 
p

la
n

n
in

g
 p

ro
ce

ss
 t

h
at

 b
o

u
n

d
ar

y 

tr
ea

tm
en

ts
 a

re
 p

ro
te

ct
ed

; 


 

S
u

p
p

o
rt

 a
n

y 
fu

tu
re

 s
tr

ee
t 

au
d

it
 t

o
 id

en
ti

fy
 c

o
n

fu
si

n
g

, 

am
b

ig
u

o
u

s,
 d

u
p

lic
at

ed
 o

r 
u

n
n

ec
e

ss
ar

y 
it

em
s 

o
f 

st
re

e
t 

fu
rn

it
u

re
 t

o
 r

ed
u

ce
 s

tr
ee

t 
cl

u
tt

er
; 


 

E
n

su
re

 t
h

at
 c

ar
ef

u
l c

o
n

si
d

er
at

io
n

 is
 g

iv
en

 t
o

 t
h

e 

ap
p

ro
p

ri
at

en
es

s 
o

f 
th

e 
d

es
ig

n
, m

at
e

ri
al

, l
u

m
in

o
si

ty
 a

n
d

 

st
yl

e 
o

f 
fu

tu
re

 r
ep

la
ce

m
en

ts
 / 

n
ew

 it
em

s 
o

f 
st

re
et

 

fu
rn

it
u

re
 s

u
ch

 a
s 

lig
h

ti
n

g
 c

o
lu

m
n

s,
 r

ai
lin

g
s,

 b
o

lla
rd

s,
 

b
in

s 
an

d
 s

tr
ee

t 
si

g
n

s 
w

it
h

 t
h

e 
ai

m
 o

f 
u

n
if

yi
n

g
 t

h
e 

st
yl

e 

an
d

 c
h

ar
ac

te
r;
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5
 

C
h
a

ra
c
te

r 
A

re
a

 2
 -

 F
ra

m
w

e
llg

a
te

 


 

S
ee

k 
to

 p
re

se
rv

e 
th

e 
re

te
n

ti
o

n
 o

f 
su

rv
iv

in
g

 h
is

to
ri

c 

st
re

e
ts

ca
p

e 
fe

at
u

re
s 

w
h

ic
h

 m
ak

e 
an

 im
p

o
rt

an
t 

co
n

tr
ib

u
ti

o
n

 t
o

 t
h

e 
ch

ar
ac

te
r 

o
f 

th
e 

ar
ea

. 

O
n

g
o

in
g

 M
an

ag
em

e
n

t/
 M

o
n

it
o

ri
n

g
 a

n
d

 R
ev

ie
w

 


 

P
ro

ac
ti

ve
ly

 u
se

 p
o

lic
ie

s 
in

 t
h

e 
C

o
u

n
ty

 D
u

rh
am

 p
la

n
 

d
o

cu
m

en
ts

 a
n

d
 n

at
io

n
al

 p
la

n
n

in
g

 g
u

id
an

ce
 t

o
 p

ro
te

ct
 

th
e 

ch
ar

ac
te

r 
an

d
 a

p
p

ea
ra

n
ce

 o
f 

th
e 

b
u

ild
in

g
s,

 t
h

e 
ar

ea
 

an
d

 it
s 

se
tt

in
g

; 


 

E
n

su
re

 t
h

at
 t

h
e 

d
es

ir
e 

to
 p

re
se

rv
e 

o
r 

en
h

an
ce

 t
h

e 

ch
ar

ac
te

r,
 a

p
p

ea
ra

n
ce

 a
n

d
 s

et
ti

n
g

 o
f 

th
e 

C
o

n
se

rv
at

io
n

 

A
re

a 
is

 c
le

ar
ly

 s
ta

te
d

 in
 t

h
e 

d
ev

el
o

p
m

en
t 

o
f 

n
e

w
 p

o
lic

y 

d
o

cu
m

e
n

ts
; 


 

P
re

p
ar

e
 a

 lo
ca

l l
is

t 
to

 e
n

su
re

 t
h

at
 t

h
e 

n
o

n
-d

es
ig

n
at

e
d

 

h
er

it
ag

e 
as

se
ts

 a
re

 p
re

se
rv

ed
 a

n
d

 p
ro

te
ct

e
d

 f
ro

m
 

in
ap

p
ro

p
ri

at
e 

al
te

ra
ti

o
n

s 
o

r 
ad

d
it

io
n

s 
w

h
ic

h
 m

ay
 h

ar
m

 

th
ei

r 
in

te
re

st
, c

h
ar

ac
te

r 
o

r 
se

tt
in

g
; 


 

U
n

d
er

ta
ke

 o
n

g
o

in
g

 r
ev

ie
w

 a
n

d
 p

ro
m

o
ti

o
n

 o
f 

th
e 

A
rt

ic
le

 

4
  D

ir
e

ct
io

n
s 

fo
r 

ch
an

g
es

 t
o

 w
in

d
o

w
s,

 d
o

o
rs

, 

ar
ch

it
ec

tu
ra

l d
et

ai
ls

, r
o

o
f 

m
at

e
ri

al
s 

an
d

 f
ea

tu
re

s 

(i
n

cl
u

d
in

g
 c

h
im

n
e

ys
, f

in
ia

ls
);

  


 

C
o

n
si

d
e

r 
th

e 
u

se
 o

f 
en

fo
rc

e
m

en
t 

p
o

w
er

s 
to

 a
d

d
re

ss
 a

n
y 

u
n

au
th

o
ri

se
d

 w
o

rk
s,

 a
n

d
 u

se
 r

eg
u

la
r 

m
o

n
it

o
ri

n
g

 t
o

 

h
ig

h
lig

h
t 

w
h

er
e 

su
ch

 u
n

au
th

o
ri

se
d

 w
o

rk
s 

h
as

 b
ee

n
 

u
n

d
er

ta
ke

; 


 

U
n

d
er

ta
ke

 p
er

io
d

ic
 p

h
o

to
g

ra
p

h
ic

 r
ev

ie
w

s 
o

f 
th

e 
ar

ea
 t

o
 

al
lo

w
 c

h
an

g
e 

to
 b

e 
m

o
n

it
o

re
d

 e
ff

ec
ti

ve
ly

 a
n

d
 p

ro
b

le
m

s 

to
 b

e 
h

ig
h

lig
h

te
d

/ r
es

o
lv

ed
; 


 

S
ee

k 
to

 w
o

rk
 w

it
h

 in
te

re
st

e
d

 g
ro

u
p

s 
to

 e
n

co
u

ra
g

e 

p
ar

ti
ci

p
at

io
n

 o
f 

th
e 

lo
ca

l c
o

m
m

u
n

it
y 

in
 t

h
e 

p
la

n
n

in
g

 

p
ro

ce
ss

; 


 

C
ar

ry
 o

u
t 

b
u

ild
in

g
 a

t 
ri

sk
 s

u
rv

ey
s 

an
d

 s
u

p
p

o
rt

 f
o

rm
al

 

ac
ti

o
n

 t
o

 e
n

su
re

 h
er

it
ag

e 
as

se
ts

 a
re

 r
et

ai
n

ed
; i

n
cl

u
d

in
g

 

w
h

er
e 

n
ec

es
sa

ry
 n

o
ti

fy
in

g
 b

u
ild

in
g

 o
w

n
er

s 
o

f 
re

p
ai

r 

w
o

rk
s 

re
q

u
ir

ed
 t

o
 t

h
ei

r 
p

ro
p

er
ti

es
.  


 

C
ar

ry
 o

u
t 

a 
st

re
e

t 
fu

rn
it

u
re

 a
u

d
it

 a
n

d
 u

p
d

at
e

 r
eg

u
la

rl
y;

 


 

C
ar

ry
 o

u
t 

a 
p

u
b

lic
 r

ea
lm

 a
u

d
it

 a
n

d
 u

p
d

at
e 

re
g

u
la

rl
y;

 


 

R
ai

se
 p

u
b

lic
 a

w
ar

en
es

s 
o

f 
th

e 
ch

ar
ac

te
r 

o
f 

th
e 

co
n

se
rv

at
io

n
 a

re
a,

 it
s 

m
an

ag
em

e
n

t 
an

d
 p

ro
te

ct
io

n
; 

A
rc

h
ae

o
lo

g
y 


 

T
h

e 
Fr

am
w

el
lg

at
e

 C
h

ar
ac

te
r 

A
re

a 
co

n
ta

in
s 

a 
ri

ch
 

ar
ch

ae
o

lo
g

ic
al

 r
es

o
u

rc
e

 a
s 

d
o

 e
xt

e
n

si
ve

 p
o

rt
io

n
s 

o
f 

th
e 

n
ei

g
h

b
o

u
ri

n
g

 c
h

ar
ac

te
r 

ar
ea

s.
 E

ve
n

 m
in

o
r 

g
ro

u
n

d
 

d
is

tu
rb

an
ce

 c
an

 h
av

e 
a 

si
g

n
if

ic
an

t 
im

p
ac

t 
o

n
 

ar
ch

ae
o

lo
g

y.
 L

ea
vi

n
g

 a
rc

h
ae

o
lo

g
ic

al
 d

e
p

o
si

ts
 in

 s
it

u
 is

 

g
en

er
al

ly
 t

h
e 

p
re

fe
rr

ed
 o

p
ti

o
n

 b
u

t 
w

h
er

e 
th

is
 is

 d
ee

m
ed

 

n
o

t 
to

 b
e 

p
o

ss
ib

le
 t

h
en

 a
 p

ro
g

ra
m

m
e

 o
f 

ex
ca

va
ti

o
n

, 

re
co

rd
in

g
, a

n
al

ys
is

 a
n

d
 r

ep
o

rt
in

g
 m

u
st

 b
e 

u
n

d
er

ta
ke

n
. 

A
 s

im
ila

r 
p

ro
ce

ss
 o

f 
in

ve
st

ig
at

io
n

 a
n

d
 a

n
al

yt
ic

al
 

re
co

rd
in

g
 s

h
o

u
ld

 b
e 

u
n

d
er

ta
ke

n
 b

o
th

 b
ef

o
re

 a
n

d
 d

u
ri

n
g
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E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

al
te

ra
ti

o
n

s 
to

 t
h

e 
fa

b
ri

c 
o

f 
h

is
to

ri
c 

b
u

ild
in

g
s 

an
d

 

st
ru

ct
u

re
s.

 T
h

e 
ar

ch
ae

o
lo

g
y 

o
f 

th
e 

ci
ty

 h
as

 b
ee

n
 li

tt
le

 

ex
p

lo
re

d
 in

 c
o

m
p

ar
is

o
n

 w
it

h
 t

h
at

 o
f 

o
th

er
 u

rb
an

 

ce
n

tr
es

. I
t 

is
 e

ss
en

ti
al

 t
h

at
 a

n
y 

ar
ch

ae
o

lo
g

ic
al

 

in
ve

st
ig

at
io

n
s 

ta
ke

 f
u

ll 
ac

co
u

n
t 

o
f 

an
d

 a
s 

fa
r 

as
 p

o
ss

ib
le

 

ad
d

re
ss

 t
h

e 
re

se
ar

ch
 p

ri
o

ri
ti

es
 s

et
 o

u
t 

in
 t

h
e 

N
o

rt
h

ea
st

 

R
eg

io
n

al
 R

es
ea

rc
h

 F
ra

m
ew

o
rk

 f
o

r 
th

e 
H

is
to

ri
c 

E
n

vi
ro

n
m

en
t 

(P
et

ts
 &

 G
er

ra
rd

 2
0

0
6

 a
n

d
 u

p
d

at
es

).
  

P
a

r
t
 
2

 

A
yk

le
y 

H
ea

d
s 

S
u

b
-C

h
ar

ac
te

r 
A

re
a 


 

S
ee

k 
to

 e
n

co
u

ra
g

e 
th

e 
p

re
se

rv
at

io
n

, s
tr

u
ct

u
ra

l 

co
n

so
lid

at
io

n
, a

n
d

 a
p

p
ro

p
ri

at
e 

re
p

ai
r 

to
 s

ec
ti

o
n

s 
o

f 

d
is

ti
n

ct
iv

e 
st

o
n

e 
w

al
ls

 a
n

d
 t

h
e 

lis
te

d
 b

at
tl

em
en

t 
to

 

W
h

ar
to

n
 P

ar
k 

w
h

er
e 

re
q

u
ir

ed
 a

n
d

 s
tr

o
n

g
ly

 r
es

is
t 

co
m

p
le

te
 r

em
o

va
l; 


 

S
ee

k 
to

 e
n

co
u

ra
g

e 
th

e 
re

te
n

ti
o

n
 o

f 
th

e 
h

is
to

ri
c 

st
o

n
e

 

fl
ag

s 
an

d
 s

to
n

e
 s

te
p

s 
in

 W
h

ar
to

n
 P

ar
k 

an
d

 

im
p

ro
ve

m
en

ts
 t

o
 t

h
e 

e
xi

st
in

g
 s

u
rf

ac
e 

tr
ea

tm
en

ts
 a

n
d

 

fl
o

o
rs

ca
p

es
 w

h
er

e
 o

p
p

o
rt

u
n

it
ie

s 
ar

is
e.

 P
ro

m
o

te
 w

o
rk

s 

th
at

 c
o

n
fo

rm
 t

o
 b

es
t 

p
ra

ct
ic

e 
ar

e 
ca

rr
ie

d
 o

u
t 

to
 a

 h
ig

h
 

st
an

d
ar

d
, a

s 
th

e 
co

n
d

it
io

n
/m

at
er

ia
ls

 o
f 

so
m

e 
o

f 
th

e 

p
re

se
n

t 
su

rf
ac

es
 u

n
d

er
m

in
es

 t
h

e 
o

ve
ra

ll 
q

u
al

it
y 

o
f 

th
e 

h
is

to
ri

c 
en

vi
ro

n
m

en
t;

 


 

S
ee

k 
to

 e
n

su
re

 t
h

at
 a

ll 
d

ev
el

o
p

m
en

t 
re

sp
ec

ts
 t

h
e 

im
p

o
rt

an
t 

vi
ew

s 
w

it
h

in
, i

n
to

 a
n

d
 f

ro
m

 t
h

is
 p

ar
t 

o
f 

th
e 

C
o

n
se

rv
at

io
n

 A
re

a.
 In

 p
ar

ti
cu

la
r 

o
u

ts
ta

n
d

in
g

 f
ra

m
ed

 

vi
ew

s 
fr

o
m

 t
h

e 
B

at
tl

em
en

ts
 a

t 
W

h
ar

to
n

 P
ar

k 
o

f 
th

e 

V
ia

d
u

ct
, t

h
e 

C
at

h
ed

ra
l a

n
d

 c
it

y 
ce

n
tr

e
, a

n
d

 g
lim

p
se

s 
o

f 

th
e 

O
b

el
is

k 
fr

o
m

 t
h

e 
p

ar
k 

el
se

w
h

er
e;

 


 

C
o

n
ti

n
u

e 
to

 p
ro

te
ct

 t
h

e 
tr

ee
s 

an
d

 v
eg

et
at

io
n

 in
 

W
h

ar
to

n
 P

ar
k,

 t
h

e 
m

at
u

re
 t

re
e

s 
al

o
n

g
 N

o
rt

h
 R

o
ad

 a
n

d
 

b
el

ts
 o

f 
tr

ee
s 

o
n

 t
h

e 
st

at
io

n
 b

o
u

n
d

ar
y 

an
d

 a
lo

n
g

 

Fr
am

w
el

lg
at

e
 P

et
h

, t
h

ro
u

g
h

 t
h

e 
T

o
w

n
 a

n
d

 C
o

u
n

tr
y 

P
la

n
n

in
g

 A
ct

 1
9

9
0

. S
ig

n
if

ic
an

t 
tr

ee
s 

w
it

h
 h

ig
h

 a
m

en
it

y 

va
lu

e
 c

an
 b

e 
p

ro
te

ct
ed

 in
d

iv
id

u
al

ly
 b

y 
p

la
ci

n
g

 a
 T

re
e

 

P
re

se
rv

at
io

n
 O

rd
er

; 


 

S
ee

k 
to

 e
n

co
u

ra
g

e 
th

e 
co

n
ti

n
u

ed
 r

ep
ai

r 
an

d
 r

es
to

ra
ti

o
n

 

o
f 

th
e 

lis
te

d
 S

t 
C

u
th

b
er

t 
C

h
u

rc
h

 s
to

n
e

 w
al

ls
 a

n
d

 

ly
ch

g
at

e 
an

d
 o

th
er

 s
tr

u
ct

u
re

s 
an

d
 e

n
su

re
 t

h
at

 t
h

e 

se
tt

in
g

 a
n

d
 a

rc
h

it
ec

tu
ra

l q
u

al
it

y 
o

f 
th

e 
b

u
ild

in
g

 is
 n

o
t 

co
m

p
ro

m
is

ed
 b

y 
an

y 
ch

an
g

es
 in

 t
h

e 
fu

tu
re

; 


 

P
re

p
ar

e 
a 

lo
ca

l l
is

t 
o

f 
b

u
ild

in
g

s 
o

f 
ar

ch
it

ec
tu

ra
l/h

is
to

ri
c 

va
lu

e
 t

o
 e

n
su

re
 t

h
at

 t
h

e 
n

o
n

-d
es

ig
n

at
ed

 h
er

it
ag

e 
as

se
ts

 

ar
e 

p
re

se
rv

ed
 a

n
d

 p
ro

te
ct

ed
 f

ro
m

 in
ap

p
ro

p
ri

at
e 

al
te

ra
ti

o
n

s 
o

r 
ad

d
it

io
n

s 
w

h
ic

h
 m

ay
 h

ar
m

 t
h

ei
r 

in
te

re
st

, 

ch
ar

ac
te

r 
o

r 
se

tt
in

g
; 


 

E
n

co
u

ra
g

e 
th

e 
re

te
n

ti
o

n
 o

f 
th

e 
D

L
I M

u
se

u
m

 b
u

ild
in

g
 

an
d

 g
ro

u
n

d
s 

an
d

 e
n

su
re

 t
h

e 
ar

ch
it

ec
tu

ra
l q

u
al

it
y 

o
f 

th
e 

b
u

ild
in

g
 is

 n
o

t 
co

m
p

ro
m

is
ed

 b
y 

an
y 

n
ew

 d
ev

el
o

p
m

en
t.

 

T
h

e 
la
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n
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l d

es
ig

n
e

d
 s

p
ac

es
, h

ig
h

 

q
u

al
it

y 
p

u
b

lic
 r
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 p
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 d
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 p
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n
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 f
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 t
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l d
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 b
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s.
 

P
la

ce
 a

n
 e

m
p

h
as

is
 o

n
 t

h
e 

n
ee

d
 t

o
 k

ee
p

 t
h

es
e 

el
em

en
ts

 

in
 g

o
o

d
 r
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 t
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b
ac

k 
st

re
e

ts
 

in
 a

n
d

 t
ak

e 
u

p
 t

o
o

 m
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 d
ev

el
o

p
m

en
t 

ri
g

h
ts

 f
o

r 
a 

p
re

sc
ri

b
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ra
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w
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n
d

 

co
n

tr
ib
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h
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u
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h
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h
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p
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n
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g
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d

 c
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o

f 
u

se
 o

f 
a 

h
is

to
ri

c 
b

u
ild

in
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 t
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 b
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d
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d
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d
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h
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b
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g

 c
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m
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o
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o
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t 
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y 
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l c
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g
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 d
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m
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h
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o
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n

d
 b
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g
 p
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p
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f 

u
n
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g
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ra
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n
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ar
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u
n

d
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n
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n
d
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ie
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 c
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 p
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f 
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o
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ra
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 d
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d
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 b
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ra
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d
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n
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b
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n
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b
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n
d

 s
ig

n
if

ic
an

ce
. W

it
h

in
 t

h
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ra
ti

o
n

s 
an

d
 

ex
te

n
si

o
n

s 
ca

n
 n

o
rm

al
ly

 b
e 

ca
rr

ie
d

 o
u

t 
w

it
h

o
u

t 
p

la
n

n
in

g
 

p
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p
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p
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P
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p
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 r
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p
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 p
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t.

 U
si

n
g

 t
h

e 

p
ro

vi
si

o
n

s 
o

f 
A

rt
ic

le
 4

 o
f 

th
e 

G
P

D
O

 b
ri

n
g

s 
ce

rt
ai

n
 t

yp
es

 o
f 

d
ev

el
o

p
m

en
t 

b
ac

k 
u

n
d

er
 t

h
e 

co
n

tr
o

l o
f 

a
 lo

ca
l p
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 p
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 b
e 

co
n

si
d
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n
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 c
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e 
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y 
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 p
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 c
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d
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b
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in

g
s 

in
 t

h
e 

co
n

se
rv

at
io

n
 a

re
a.
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h
a
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r 
A
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a
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 F
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m
w

e
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T
h
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llo
w
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w

o
rk
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u
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ed
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h
e 
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D
ir

e
ct

io
n
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p

p
ro

ve
d

 o
n
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9

th
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u
ly
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0
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n
d
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o
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al
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la

n
n

in
g

 

P
er

m
is

si
o

n
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o

w
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u
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ed

 f
o

r 
th

e 
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llo
w

in
g
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T
h

e 
en

la
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en
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p
ro

ve
m

en
t 

o
r 

o
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er
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er

at
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n
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f 
a 

d
w
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g
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o
u
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h
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e 
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p
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t 

o
f 
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e 
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t,
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p
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m
en
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o
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o

n
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n
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h
w
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o

p
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e 
e.

g
. t

h
e 
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g
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g
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w
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d

o
w
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d
 d
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o
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; 


 

A
n

y 
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o

n
 t

o
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o

o
f 

o
f 

a 
d

w
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g
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o
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h
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w
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p
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. c
h
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g
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 r

o
o
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m
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e
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u
x 

w
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o

w
s 
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d

 d
o
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o
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n
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r 
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n
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n
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a 
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 d
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h

 f
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; 
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n
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r 
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ra
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n
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f 

b
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u
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p
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n
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p
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h
ic

h
 

fr
o

n
ts

 a
 h

ig
h

w
ay

, o
r 

o
p
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e;
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p
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n

ti
n
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r 
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w
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p
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 c
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 p
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 c
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n
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 m
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n
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 p
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 d
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 f
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n
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 f
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b
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b
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 f
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 c
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 d
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 f
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 f
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 c
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 d
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at
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b
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 c
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 d
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b
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 p
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 f
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ra
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 d
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 r

u
ra

l f
ee

l. 
T

h
e 

tr
ee

s 
al

o
n

g
 t

h
e 

b
o

u
n

d
ar

y 
to

 

th
e 

te
n

n
is

 c
o

u
rt

s 
ar

e 
im

p
o

rt
an

t 
in

 t
h

e 
to

w
n

sc
ap

e.
 

O
u

th
o

u
se

 b
u

ild
in

g
s 

an
d

 a
rt

 w
o

rk
 a

re
 o

f 
g

o
o

d
 q

u
al

it
y;

 


 

T
h

e 
av

en
u

e
 o

f 
tr

ee
s 

an
d

 v
eg

et
at

io
n

 a
lo

n
g

 F
re

e
m

an
s 

P
la

ce
 

p
ro

vi
d

e
s 

a 
se

n
se

 o
f 

en
cl

o
su

re
, g

o
o

d
 s

cr
ee

n
in

g
 a

n
d

 a
 g

re
en

 

an
d

 le
af

y 
fe

el
; 


 

V
er

y 
at

tr
ac

ti
ve

 v
ie

w
s 

ac
ro

ss
 T

h
e 

S
an

d
s 

lo
o

ki
n

g
 t

o
w

ar
d

s 

th
e 

ri
ve

r 
an

d
 t

o
 t

h
e 

to
w

n
; 


 

A
tt

ra
ct

iv
e 

vi
ew

 o
f 

th
e 

ke
y 

fo
ca

l p
o

in
ts

 o
f 

th
e 

ch
u

rc
h

 

st
e

ep
le

 t
o

 t
h

e 
U

n
it

ed
 R

ef
o

rm
 C

h
u

rc
h

, C
ro

o
k 

H
al

l a
n

d
 

R
ad

is
so

n
; 


 

V
er

y 
at

tr
ac

ti
ve

 r
iv

er
 f

ro
n

ta
g

e 
w

it
h

 w
ild

 f
lo

w
er

s 
an

d
 

g
ra

ss
es

; 


 

T
h

e 
S

an
d

s 
is

 a
 w

o
n

d
er

fu
l o

p
en

 e
xp

an
se

 o
f 

co
m

m
o

n
 la

n
d

 

an
d

 o
p

en
 c

u
t 

g
ra

ss
la

n
d

; 


 

T
h

e 
S

an
d

s 
p

ro
vi

d
e

s 
fr

ee
 a

cc
es

s 
an

d
 o

p
en

 s
p

ac
e 

fo
r 

lo
ca

l 

p
eo

p
le

 a
n

d
 t

h
e 

w
h

o
le

 o
f 

th
e 

co
m

m
u

n
it

y,
 u

se
d

 p
ar

ti
cu

la
rl

y 

b
y 

d
o

g
 w

al
ke

rs
, r

es
id

en
ts

 w
al

ki
n

g
/s

h
o

rt
cu

t,
 c

h
ild

re
n

’s
 

in
fo

rm
al

 p
la

y 
an

d
 a

ct
iv

it
ie

s 
su

ch
 a

s 
th

e 
ci

rc
u

s,
 f

u
n

fa
ir

, 

ev
en

ts
; 


 

T
h

e 
ce

m
et

e
ry

 is
 a

 v
er

y 
at

tr
ac

ti
ve

 s
em

i w
ild

 s
p

ac
e,

 f
u

ll 
o

f 

m
at

u
re

 t
re

es
, h

ed
g

es
, s

h
ru

b
s 

an
d

 w
ild

fl
o

w
er

s;
 


 

T
h

e 
ce

m
et

e
ry

 is
 a

 w
ild

lif
e 

h
av

en
, f

u
ll 

o
f 

b
ir

d
s,

 b
at

s,
 r

ab
b

it
s,

 

fo
xe

s 
an

d
 s

m
al

l m
am

m
al

s;
 


 

T
h

e 
fo

rm
er

 c
h

ap
e

l i
s 

a 
m

o
d

e
st

 p
le

as
an

t 
b

u
ild

in
g

 o
f 

ar
ch

it
ec

tu
ra

l w
o

rt
h

, a
 h

er
it

ag
e 

as
se

t,
 it

 s
it

s 
w

el
l i

n
 t

h
e 

sl
ig

h
tl

y 
o

ve
rg

ro
w

n
 s

lo
p

in
g

 s
it

e;
 


 

T
h

e 
g

ra
ve

st
o

n
e

s 
an

d
 t

h
e 

st
o

n
e

 w
al

ls
 a

n
d

 p
ie

rs
 a

t 
th

e 
fr

o
n

t 

o
f 

th
e 

si
te

 a
re

 a
tt

ra
ct

iv
e 

an
d

 o
f 

h
is

to
ri

c 
m

er
it

. 

N
eg

at
iv

e 
A

sp
ec

ts
 


 

T
h

e 
d

em
o

lit
io

n
 o

n
 t

h
e 

o
ld

 m
ill

, m
ill

 r
ac

e
 a

n
d

 t
h

e 
re

m
o

va
l 

o
f 

eq
u

ip
m

en
t 

is
 d

is
ap

p
o

in
ti

n
g

 –
 p

o
ss

ib
ly

 o
f 

h
is

to
ri

c 
an

d
 

ar
ch

ae
o

lo
g

ic
al

 in
te

re
st

. B
el

o
w

 g
ro

u
n

d
 e

sp
ec

ia
lly

 m
ay

 b
e 

o
f 

im
p

o
rt

an
ce

; 


 

A
lt

h
o

u
g

h
 t

h
e 

ic
e

 r
in

k 
w

as
 n

o
t 

ve
ry

 a
es

th
et

ic
, i

t 
w

as
 a

n
 

h
o

n
es

t,
 f

u
n

ct
io

n
al

 b
u

ild
in

g
 t

h
at

 h
as

 b
ec

o
m

e 
‘p

ar
t 

o
f 

D
u

rh
am

’ –
 T

h
e 

D
u

rh
am

 W
as

p
s 

p
la

ye
d

 h
er

e.
 T

h
is

 b
u

ild
in

g
 

w
ill

 b
e 

a 
lo

ss
 t

o
 D

u
rh

am
 C

it
y;

 


 

Is
 it

s 
re

p
la

ce
m

en
t 

lik
el

y 
to

 b
e 

an
 im

p
ro

ve
m

en
t?

 D
o

es
 it

 

em
b

ra
ce

 t
h

e 
ri

ve
r?

 Is
 t

h
e 

sc
al

e 
ap

p
ro

p
ri

at
e?

 D
o

es
 it

 li
n

k 
in

 

w
it

h
 t

h
e 

W
al

ke
rg

at
e

 d
ev

el
o

p
m

en
t?

; 


 

W
al

ke
rg

at
e

 r
ea

r 
w

al
l i

s 
ex

ce
ss

iv
e 

in
 h

ei
g

h
t 

an
d

 is
 r

at
h

er
 

u
n

at
tr

ac
ti

ve
 a

n
d

 u
n

w
el

co
m

in
g

; 


 

T
h

e 
ex

is
te

n
ce

 o
f 

th
e 

lif
t 

o
p

p
o

si
te

 t
h

e 
co

ac
h

 d
ro

p
 o

ff
 is

 

p
o

o
rl

y 
si

g
n

ed
. (

T
h

er
e 

ar
e 

n
o

 s
ig

n
s 

in
 M

ill
en

n
iu

m
 P

la
ce

).
 

A
cc

es
s 

to
 t

h
e 

lif
t 

n
ea

re
r 

th
e 

co
ac

h
/c

ar
 p

ar
k 

m
ea

n
s 

w
al

ki
n

g
 

am
o

n
g

 t
h

e 
ca

rs
 in

 t
h

e 
W

al
ke

rg
at

e
 m

u
lt

i-
st

o
re

y 
ca

r 
p

ar
k.
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E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

In
cl

u
si

ve
 d

es
ig

n
 is

 im
p

o
rt

an
t 

to
 m

ax
im

is
e 

th
e 

in
d

ep
en

d
en

ce
 o

f 
u

se
rs

; 


 

T
h

e 
ri

ve
rb

an
ks

 s
o

m
et

im
e

s 
su

ff
e

r 
fr

o
m

 li
tt

er
 a

n
d

 c
an

 b
e 

u
n

si
g

h
tl

y;
 


 

Fl
o

o
d

in
g

 c
an

 b
e 

an
 is

su
e

, l
an

d
 w

it
h

in
 f

lo
o

d
p

la
in

; 


 

M
ilb

u
rn

g
at

e
 B

ri
d

g
e 

is
 r

at
h

er
 o

p
p

re
ss

iv
e,

 w
it

h
 n

o
is

e 
an

d
 

fu
m

es
 f

ro
m

 t
ra

ff
ic

. S
ta

n
d

in
g

 u
n

d
er

 t
h

e 
b

ri
d

g
e 

it
 is

 q
u

it
e 

a 

sh
ad

y 
an

d
 u

n
w

el
co

m
in

g
 e

n
vi

ro
n

m
en

t;
 


 

P
at

h
w

ay
 d

es
ir

e 
lin

e 
fr

o
m

 t
h

e 
ca

r 
p

ar
k 

th
ro

u
g

h
 t

h
e 

tr
ee

s 
to

 

th
e 

sp
o

rt
s 

ce
n

tr
e 

is
 ju

st
 a

 r
o

u
g

h
 t

ra
ck

; 


 

T
h

er
e 

ap
p

ea
rs

 t
o

 b
e 

n
o

 p
ed

es
tr

ia
n

 a
cc

e
ss

 t
o

 t
h

e 
sc

h
o

o
l 

fr
o

m
 P

ro
vi

d
e

n
ce

 R
o

w
; 


 

T
h

e 
ca

r 
p

ar
k 

ar
ea

 o
n

 t
h

e 
co

rn
er

 is
 u

n
at

tr
ac

ti
ve

, s
cr

u
ff

y,
 

p
o

o
r 

su
rf

ac
e,

 m
ix

tu
re

 o
f 

si
g

n
s,

 a
n

d
 b

o
u

n
d

ar
y 

tr
ea

tm
en

ts
 

es
p

ec
ia

lly
 t

h
e 

b
o

ar
d

 f
en

ce
; 


 

T
h

er
e 

is
 n

o
 p

av
em

en
t 

fr
o

m
 P

ro
vi

d
e

n
ce

 R
o

w
 a

lo
n

g
 

Fr
ee

m
an

s 
P

la
ce

 t
o

 t
h

e 
sp

o
rt

s 
ce

n
tr

e,
 c

an
 b

e 
a 

lit
tl

e 

d
an

g
er

o
u

s 
to

 c
ro

ss
; 


 

M
ix

tu
re

 o
f 

S
ix

th
 F

o
rm

 C
o

lle
g

e 
b

u
ild

in
g

s,
 o

ri
g

in
al

 a
tt

ra
ct

iv
e 

19
13

 S
ch

o
o

l B
u

ild
in

g
 is

 r
at

h
er

 s
w

am
p

ed
 a

t 
th

e 
fr

o
n

t 
b

y 

n
ew

 b
u

ild
in

g
s,

 m
ix

tu
re

 o
f 

st
yl

es
 a

n
d

 s
ca

le
; 


 

A
 li

tt
le

 o
p

en
 in

 t
h

e 
ce

n
tr

al
 s

ec
ti

o
n

 o
f 

th
e 

S
ix

th
 f

o
rm

 

C
o

lle
g

e,
 lo

ts
 o

f 
h

ar
d

 s
u

rf
ac

in
g

 a
n

d
 g

ra
ss

 a
 li

tt
le

 w
in

d
sw

ep
t;

 


 

L
ar

g
e 

se
rv

ic
e

 lo
rr

ie
s 

u
si

n
g

 r
o

ad
s 

to
 t

h
e 

re
ar

 o
f 

W
al

ke
rg

at
e

, 

co
n

fl
ic

t 
w

it
h

 p
ed

es
tr

ia
n

s;
 


 

T
h

e 
te

n
n

is
 c

o
u

rt
s 

d
o

n
’t

 a
p

p
ea

r 
to

 b
e 

u
se

d
 v

er
y 

m
u

ch
, 

sh
am

e 
th

ey
 a

re
 n

o
t 

ac
ce

ss
ib

le
 t

o
 t

h
e 

p
u

b
lic

; 


 

T
h

e 
fl

at
s 

at
 T

h
e 

S
an

d
s 

ar
e 

a 
ra

th
er

 p
la

in
 a

n
d

 u
n

at
tr

ac
ti

ve
 

g
ro

u
p

 o
f 

b
u

ild
in

g
s,

 o
ve

rl
ar

g
e 

in
 s

ca
le

 a
n

d
 p

o
o

r 
in

 m
as

si
n

g
, 

p
o

o
r 

m
at

e
ri

al
s,

 n
o

t 
p

ar
ti

cu
la

rl
y 

d
is

ti
n

ct
iv

e;
 


 

T
h

e 
lif

e
 b

u
o

y 
al

o
n

g
 t

h
e 

ri
ve

r 
h

as
 b

ee
n

 r
em

o
ve

d
 a

n
d

 t
h

er
e 

is
 t

h
e 

o
d

d
 p

ie
ce

 o
f 

lit
te

r 
al

o
n

g
 t

h
e 

ri
ve

r 
b

an
k;

 


 

T
h

e 
ca

r 
p

ar
k 

su
rf

ac
in

g
 is

 in
 p

o
o

r 
co

n
d

it
io

n
, r

o
u

g
h

 

ag
g

re
g

at
e

, b
ro

ke
n

 t
ar

m
ac

ad
am

. U
n

ev
en

 t
o

 w
al

k 
o

n
; 


 

T
h

er
e 

is
 a

 c
o

n
si

d
er

ab
le

 a
m

o
u

n
t 

o
f 

ca
r 

p
ar

ki
n

g
 a

lo
n

g
 t

h
e 

fr
o

n
ta

g
e 

to
 t

h
e 

fl
at

s/
ca

r 
p

ar
k.

 S
lig

h
tl

y 
d

et
ra

ct
s 

fr
o

m
 t

h
e 

am
b

ie
n

ce
 o

f 
th

e 
ar

ea
; 


 

T
h

er
e 

is
 a

 c
o

n
si

d
er

ab
le

 a
m

o
u

n
t 

o
f 

tr
af

fi
c 

w
it

h
in

 t
h

is
 a

re
a,

 

es
p

ec
ia

lly
 a

t 
th

e 
ju

n
ct

io
n

. V
er

y 
b

u
sy

 w
it

h
 c

ar
s 

an
d

 c
o

ac
h

es
 

h
ea

d
in

g
 f

ro
m

 a
n

d
 t

o
 t

h
e 

ca
r 

p
ar

ks
 a

n
d

 c
o

ac
h

 p
ar

k;
 


 

T
h

er
e 

is
 b

it
 o

f 
va

n
d

al
is

m
 a

t 
th

e 
ch

ap
el

, o
d

d
 b

it
 o

f 
g

ra
ff

it
i 

an
d

 d
o

o
r 

lo
ck

 h
as

 b
ee

n
 d

am
ag

ed
; 


 

T
h

e 
ce

m
et

e
ry

 is
 a

 li
tt

le
 t

o
o

 w
ild

 in
 p

la
ce

s 
an

d
 m

ay
 b

e 
a 

lit
tl

e 
u

n
w

el
co

m
in

g
 e

sp
ec

ia
lly

 a
t 

n
ig

h
t 

b
u

t 
th

is
 is

 g
o

o
d

 f
o

r 

w
ild

lif
e.
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A
p

p
e
n

d
ix

 4
 –

 P
u

b
lic

 C
o

m
m

e
n

ts
 

G
e

n
er

al
 C

o
m

m
en

ts
 


 

A
tt

ra
ct

iv
e 

fl
at

 r
iv

er
si

d
e

 f
ro

n
ta

g
e,

 li
g

h
t 

an
d

 a
ir

y,
 w

it
h

 a
n

 

o
u

ts
ta

n
d

in
g

 o
u

tl
o

o
k.

 T
h

is
 is

 a
n

 in
te

re
st

in
g

 r
iv

er
si

d
e 

si
te

 

w
h

ic
h

 w
o

u
ld

 s
ee

m
 t

o
 b

e 
u

n
d

er
u

se
d

, t
h

e 
ex

is
ti

n
g

 ic
e 

ri
n

k 

d
o

es
 n

o
t 

em
b

ra
ce

 t
h

e 
ri

ve
r.

 T
h

e 
ca

r 
an

d
 c

o
ac

h
 p

ar
k,

 s
it

 

q
u

ie
tl

y,
 b

u
t 

d
o

 n
o

t 
m

ak
e 

th
e 

m
o

st
 o

f 
th

is
 a

tt
ra

ct
iv

e 

se
tt

in
g

. P
ed

es
tr

ia
n

 r
o

u
te

s 
al

o
n

g
 t

h
e 

ri
ve

r 
b

an
ks

 a
re

 li
m

it
e

d
 

an
d

 t
h

er
e 

ar
e 

g
re

at
 o

p
p

o
rt

u
n

it
ie

s 
to

 im
p

ro
ve

 li
n

ka
g

es
 w

it
h

 

o
th

er
 f

o
o

tp
at

h
 r

o
u

te
s,

 c
re

at
in

g
 c

ir
cu

la
r 

w
al

ks
 f

o
r 

vi
si

to
rs

, 

to
u

ri
st

s 
an

d
 r

es
id

en
ts

. P
en

n
yf

er
ry

 B
ri

d
g

e 
is

 a
 p

ar
ti

cu
la

rl
y 

at
tr

ac
ti

ve
 p

ie
ce

 o
f 

en
g

in
ee

ri
n

g
/a

rc
h

it
ec

tu
re

 a
n

d
 a

 f
o

ca
l 

p
o

in
t 

w
h

ic
h

 p
ro

vi
d

e
s 

a 
fa

b
u

lo
u

s 
lin

k 
w

it
h

 t
h

e 
n

o
rt

h
 s

id
e

 o
f 

th
e 

ri
ve

r;
 


 

T
h

e 
fi

rs
t 

ex
p

er
ie

n
ce

 o
f 

D
u

rh
am

 f
o

r 
m

an
y 

to
u

ri
st

s 
is

 

d
is

em
b

ar
ki

n
g

 t
h

ei
r 

co
ac

h
. M

an
y 

vi
si

to
rs

 a
re

 e
ld

er
ly

 a
n

d
 a

re
 

g
re

e
te

d
 b

y 
th

e 
d

au
n

ti
n

g
 s

ig
h

t 
o

f 
st

e
ep

 s
te

p
s 

u
p

 t
o

 

M
ill

en
n

iu
m

 P
la

ce
, a

n
d

 p
ro

b
ab

ly
 d

o
n

’t
 s

p
o

t 
th

e 
d

is
cr

ee
t 

n
o

ti
ce

 a
b

o
u

t 
th

e 
lif

t.
 T

h
e 

ar
ea

 is
 a

ls
o

 d
ra

b
. T

h
e 

ca
r 

an
d

 

co
ac

h
 p

ar
k 

ar
ea

 w
el

l d
es

ig
n

e
d

 a
n

d
 e

xt
re

m
el

y 
w

el
l 

la
n

d
sc

ap
ed

 w
it

h
in

 a
n

d
 a

ro
u

n
d

 t
h

e 
si

te
, a

 g
o

o
d

 e
xa

m
p

le
 o

f 

b
es

t 
p

ra
ct

ic
e;

 


 

T
h

is
 is

 a
n

 im
p

o
rt

an
t 

ce
n

tr
al

 b
lo

ck
 o

f 
p

u
b

lic
 f

ac
ili

ti
es

 in
 t

h
e 

h
ea

rt
 o

f 
th

e 
ci

ty
 c

en
tr

e
 w

el
l c

o
n

n
ec

te
d

 b
y 

fo
o

tp
at

h
s/

ca
r 

p
ar

ks
 a

n
d

 c
lo

se
 t

o
 b

u
s 

ro
u

te
s 

an
d

 c
ar

 p
ar

ks
. T

h
e 

n
ew

 

S
w

im
m

in
g

 P
o

o
l/

S
p

o
rt

s 
C

en
tr

e 
is

 a
 w

el
l t

h
o

u
g

h
t 

o
u

t 
an

d
 

d
es

ig
n

e
d

 p
ie

ce
 o

f 
ar

ch
it

ec
tu

re
 t

h
at

 in
cl

u
d

es
 a

 s
tr

o
n

g
 

sc
u

lp
tu

ra
l e

le
m

en
t 

at
 t

h
e 

fr
o

n
t 

w
it

h
 im

p
re

ss
iv

e 
et

ch
ed

 

g
la

ss
 w

in
d

o
w

 a
n

d
 p

le
as

in
g

 c
u

rv
in

g
 r

ai
lin

g
 b

o
u

n
d

ar
y.

 A
 

w
o

n
d

er
fu

l f
ac

ili
ty

 f
o

r 
al

l m
em

b
er

s 
o

f 
th

e 
p

u
b

lic
. T

h
e 

S
ix

th
 

Fo
rm

 C
o

lle
g

e 
g

ro
u

n
d

s 
p

ro
vi

d
e 

an
 a

tt
ra

ct
iv

e 
se

tt
in

g
 f

o
r 

th
e 

P
o

o
l a

n
d

 t
h

e 
m

ix
 o

f 
C

o
lle

g
e 

b
u

ild
in

g
s.

 T
h

er
e 

ar
e 

a 
fi

n
e 

g
ro

u
p

 o
f 

tr
ee

s 
to

 t
h

e 
re

ar
 t

h
at

 f
o

rm
 a

 p
ar

ti
cu

la
rl

y 

im
p

re
ss

iv
e 

b
ac

kd
ro

p
 a

n
d

 s
ky

lin
e 

e
ff

ec
t.

 T
h

e 
tr

ee
s 

ar
o

u
n

d
 

th
e 

T
en

n
is

 c
o

u
rt

s 
ar

e 
al

so
 im

p
o

rt
an

t 
an

d
 a

lo
n

g
 F

re
e

m
an

s 

P
la

ce
. T

h
e 

C
o

lle
g

e 
b

u
ild

in
g

s 
is

 a
n

 e
cl

ec
ti

c 
m

ix
 o

f 
b

u
ild

in
g

s,
 

sa
d

ly
 t

h
e 

at
tr

ac
ti

ve
 o

ri
g

in
al

 1
9

13
 im

p
re

ss
iv

e 
fr

o
n

ta
g

e 
h

as
 

b
ee

n
 s

w
am

p
ed

 b
y 

n
ew

 a
d

d
it

io
n

s;
 


 

T
h

e 
ca

r 
p

ar
k 

o
n

 t
h

e 
co

rn
er

 a
lt

h
o

u
g

h
 s

it
s 

q
u

ie
tl

y 
is

 a
n

 

u
n

at
tr

ac
ti

ve
 s

p
ac

e
, c

lu
tt

er
ed

 w
it

h
 s

ig
n

s,
 b

ar
ri

er
s 

an
d

 

d
if

fe
re

n
t 

fe
n

ci
n

g
. T

h
er

e 
ar

e 
g

o
o

d
 d

ev
el

o
p

m
en

t 

o
p

p
o

rt
u

n
it

ie
s 

to
 p

ro
vi

d
e

 a
n

 a
tt

ra
ct

iv
e 

co
rn

er
 b

u
ild

in
g

 t
h

at
 

fr
o

n
ts

 o
n

to
 T

h
e 

S
an

d
s 

an
d

 h
as

 c
o

m
m

an
d

in
g

 v
ie

w
s 

o
f 

th
e 

ri
ve

r;
 


 

T
h

e 
S

an
d

s 
is

 a
 v

er
y 

at
tr

ac
ti

ve
 u

n
iq

u
e

 a
re

a 
o

f 
o

p
en

 s
p

ac
e,

 

co
n

si
st

in
g

 o
f 

w
el

l-
m

ai
n

ta
in

ed
 m

o
w

ed
 g

ra
ss

la
n

d
 a

d
ja

ce
n

t 

to
 t

h
e 

b
an

ks
 o

f 
th

e 
ri

ve
r 

W
ea

r.
 T

h
e 

co
m

m
o

n
 la

n
d

 is
 

m
an

ag
ed

 b
y 

th
e 

Fr
ee

m
en

 t
o

 t
h

e 
C

it
y 

o
f 

D
u

rh
am

 a
n

d
 is

 

u
se

d
 a

t 
p

re
se

n
t 

fo
r 

in
fo

rm
al

 a
ct

iv
it

ie
s 

su
ch

 a
s 

d
o

g
 w

al
ki

n
g

, 

ac
ce

ss
 t

o
 t

h
e 

ri
ve

r 
an

d
 in

fo
rm

al
 p

la
y.

 T
h

e 
Fr

ee
m

en
 g

ra
n

t 

p
er

m
is

si
o

n
 f

o
r 

m
o

re
 o

rg
an

is
ed

 a
ct

iv
it

ie
s 

su
ch

 a
s 

fu
n

fa
ir

s,
 

ci
rc

u
se

s 
an

d
 e

d
u

ca
ti

o
n

al
 e

ve
n

ts
. T

h
e 

ri
ve

r 
fr

o
n

ta
g

e 
to

 t
h

e 

R
iv

er
 W

ea
r 

is
 p

ar
ti

cu
la

rl
y 

at
tr

ac
ti

ve
 w

it
h

 t
h

e 
w

ild
fl

o
w

er
s 

an
d

 g
ra

ss
es

 a
n

d
 o

p
en

 v
ie

w
s.

 V
ie

w
s 

d
o

w
n

 t
h

e 
ri

ve
r,

 a
cr

o
ss

 

th
e 

ri
ve

r 
to

 C
ro

o
k 

H
al

l a
n

d
 a

cr
o

ss
 T

h
e 

S
an

d
s 

in
 a

ll 
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2
6

0
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 

d
ir

e
ct

io
n

s 
ar

e 
su

p
er

b
. S

t 
N

ic
h

o
la

s 
ce

m
et

er
y 

is
 a

 c
h

ar
m

in
g

 

se
m

i w
ild

 g
ra

ve
ya

rd
 w

h
ic

h
 s

u
rp

ri
se

s 
an

d
 d

el
ig

h
ts

 w
it

h
 t

h
e 

fo
rm

er
 m

o
rg

u
e/

ch
ap

el
 p

er
ch

ed
 h

al
f 

w
ay

 u
p

 t
h

e 
sl

o
p

e,
 it

 

h
as

 a
 f

ai
rl

y 
ee

ri
e 

ap
p

ea
ra

n
ce

 a
n

d
 is

 d
ar

k 
an

d
 a

 li
tt

le
 

u
n

w
el

co
m

in
g

 b
u

t 
is

 g
en

er
al

ly
 g

o
o

d
 f

o
r 

w
ild

lif
e

; 


 

T
h

e 
S

an
d

s 
fl

at
 d

ev
el

o
p

m
en

t 
an

d
 t

h
e 

u
n

ev
en

 s
u

rf
ac

e
d

 c
ar

 

p
ar

k 
at

 t
h

e 
fr

o
n

t 
sl

ig
h

tl
y 

le
ts

 t
h

e 
ar

ea
 d

o
w

n
 b

u
t 

fo
rt

u
n

at
e

ly
 

th
is

 is
 a

 s
m

al
l p

ar
t 

o
f 

a 
va

st
 e

xp
an

se
.  

S
u

g
g

es
ti

o
n

s 


 

A
 r

iv
er

si
d

e
 w

al
k 

an
d

 li
n

ke
d

 o
p

en
 s

p
ac

es
 f

ro
m

 t
h

e 

co
ac

h
/c

ar
 p

ar
k 

to
 jo

in
 t

h
e 

ex
is

ti
n

g
 p

at
h

 ju
st

 u
p

st
re

am
 o

f 

Fr
am

w
el

lg
at

e
 B

ri
d

g
e 

an
d

 t
o

w
ar

d
s 

T
h

e 
S

an
d

s 
sh

o
u

ld
 b

e 

p
ar

t 
o

f 
th

e 
n

ew
 d

ev
el

o
p

m
en

t;
 


 

T
h

e 
re

p
la

ce
m

en
t 

to
 t

h
e 

ic
e 

ri
n

k,
 s

h
o

u
ld

 e
m

b
ra

ce
 t

h
e 

ri
ve

r,
 

b
e 

ap
p

ro
p

ri
at

e 
in

 s
ca

le
, a

n
d

 li
n

k 
in

 w
it

h
 t

h
e 

W
al

ke
rg

at
e

 

d
ev

el
o

p
m

en
t;

 


 

A
 m

o
re

 p
ro

m
in

en
t 

si
g

n
 in

d
ic

at
in

g
 t

h
e 

lif
t 

is
 n

ee
d

ed
 w

it
h

in
 

th
e 

W
al

ke
rg

at
e

 D
ev

el
o

p
m

en
t;

 


 

S
ea

ti
n

g
 r

eq
u

ir
ed

 a
lo

n
g

 r
iv

er
 f

ro
n

ta
g

e 
fa

ci
n

g
 w

es
t 

fo
r 

ev
en

in
g

 li
g

h
t;

 


 

In
fo

rm
at

io
n

 b
o

ar
d

s 
o

n
 t

h
e 

h
is

to
ry

 o
f 

th
e 

si
te

 li
n

ke
d

 w
it

h
 

ci
rc

u
la

r 
w

al
ks

; 


 

T
h

er
e 

is
 w

h
at

 a
p

p
ea

rs
 t

o
 b

e 
a 

g
en

er
at

o
r,

 p
re

su
m

ab
ly

 

d
ri

ve
n

 f
ro

m
 t

h
e 

m
ill

 r
ac

e,
 v

is
ib

le
 o

n
 t

h
e 

m
ill

 s
it

e 
– 

co
u

ld
 it

, 

o
r 

a 
m

o
d

er
n

 o
n

e,
 n

o
t 

b
e 

u
se

d
 t

o
 g

en
er

at
e

 e
le

ct
ri

ci
ty

?;
 


 

C
ar

 s
p

ac
es

 s
h

o
u

ld
 b

e 
re

m
o

ve
d

 t
o

 im
p

ro
ve

 a
cc

e
ss

ib
ili

ty
 a

n
d

 

vi
si

b
ili

ty
 o

f 
P

en
n

yf
e

rr
y 

b
ri

d
g

e;
 


 

T
h

e 
te

n
n

is
 c

o
u

rt
s 

co
u

ld
 b

e 
o

p
en

ed
 t

o
 t

h
e 

g
en

er
al

 p
u

b
lic

 

o
u

t 
o

f 
sc

h
o

o
l h

o
u

rs
. T

h
er

e 
co

u
ld

 b
e 

a 
p

u
tt

in
g

 g
re

en
 in

 p
ar

t 

o
f 

th
e 

g
ro

u
n

d
s.

 B
o

th
 c

o
u

ld
 b

e 
m

an
ag

ed
 f

ro
m

 t
h

e 

sw
im

m
in

g
 p

o
o

l;
 


 

O
p

en
 t

h
e 

g
at

e
 t

o
 p

ro
vi

d
e 

p
ed

es
tr

ia
n

 a
cc

es
s 

to
 t

h
e 

sc
h

o
o

l 

fr
o

m
 P

ro
vi

d
e

n
ce

 R
o

w
; 


 

T
h

er
e 

ar
e 

g
o

o
d

 d
ev

el
o

p
m

en
t 

o
p

p
o

rt
u

n
it

ie
s 

o
f 

th
e 

ca
r 

p
ar

k 

si
te

 t
o

 p
ro

vi
d

e
 a

n
 a

tt
ra

ct
iv

e 
co

rn
er

 b
u

ild
in

g
 t

h
at

 f
ro

n
ts

 

o
n

to
 T

h
e 

S
an

d
s 

an
d

 h
as

 c
o

m
m

an
d

in
g

 v
ie

w
s 

o
f 

th
e 

ri
ve

r;
 


 

M
o

re
 p

la
n

ti
n

g
 w

it
h

in
 t

h
e 

S
ix

th
 F

o
rm

 C
o

lle
g

e 
si

te
 a

) t
o

 

sc
re

e
n

 b
ac

k 
o

f 
th

e 
S

p
o

rt
s 

C
en

tr
e 

a
n

d
 b

) t
o

 r
ed

u
ce

 t
h

e 

im
p

ac
t 

o
f 

th
e 

w
in

d
sw

ep
t 

fr
o

n
ta

g
e 

to
 t

h
e 

S
ix

th
 F

o
rm

 

C
o

lle
g

e;
 


 

R
em

o
va

l i
f 

p
o

ss
ib

le
 o

f 
th

e 
19

6
0

’s
 a

d
d

it
io

n
 n

ex
t 

to
 t

h
e 

m
ai

n
 

b
u

ild
in

g
 S

ch
o

o
l f

ro
n

ta
g

e,
 o

p
en

 u
p

 t
h

e 
o

ri
g

in
al

 1
9

13
 

at
tr

ac
ti

ve
 e

n
tr

an
ce

; 


 

C
re

at
e 

a 
ra

is
ed

 p
at

h
w

ay
 b

et
w

ee
n

 t
h

e 
ca

r 
p

ar
k 

an
d

 

S
w

im
m

in
g

 P
o

o
l f

o
llo

w
in

g
 t

h
e 

d
es

ir
e 

lin
e

; 


 

G
re

e
n

 s
p

ac
e 

in
 f

ro
n

t 
o

f 
th

e 
S

p
o

rt
s 

C
en

tr
e 

sh
o

u
ld

 id
e

al
ly

 b
e 

o
p

en
 t

o
 t

h
e 

p
u

b
lic

, p
ic

n
ic

 a
re

as
 e

tc
. 


 

R
es

u
rf

ac
e 

th
e 

ca
r 

p
ar

k 
at

 t
h

e 
fr

o
n

t 
w

it
h

 a
 t

ar
m

ac
 w

it
h

 a
n

 

ag
g

re
g

at
e

 m
ix

; 
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2
6

1
 

A
p

p
e
n

d
ix

 4
 –

 P
u

b
lic

 C
o

m
m

e
n

ts
 


 

R
ep

la
ce

 t
h

e 
lif

e
b

u
o

y 
n

e
ar

 t
h

e 
ri

ve
r 

fr
o

n
ta

g
e,

 c
o

ac
h

 p
ar

k 

en
d

; 


 

A
n

 a
d

d
it

io
n

al
 b

in
 m

ay
 h

el
p

 a
lo

n
g

 r
iv

er
 f

ro
n

ta
g

e 
es

p
ec

ia
lly

 

w
it

h
 f

is
h

er
m

en
; 


 

G
ro

w
 c

lim
b

er
s 

at
 t

h
e 

fl
at

 d
ev

el
o

p
m

en
t 

o
r 

b
et

te
r 

sc
re

e
n

in
g

 

at
 t

h
e 

fr
o

n
ta

g
e;

 


 

K
ee

p
 o

n
 t

o
p

 o
f 

an
y 

va
n

d
al

is
m

 t
o

 t
h

e 
ch

ap
el

 t
o

 d
is

co
u

ra
g

e 

fu
rt

h
er

 p
ro

b
le

m
s;

 


 

O
d

d
 a

p
p

ro
p

ri
at

e 
lig

h
t 

w
it

h
in

 t
h

e 
ce

m
et

er
y 

m
ay

 h
el

p
 t

o
 

m
ak

e 
th

e 
p

la
ce

 s
ee

m
 le

ss
 e

e
ri

e.
 

S
u

b
 
C

h
a

r
a

c
t
e

r
 
A

r
e

a
 
5

:
 
C

l
a

y
p

a
t
h

 

P
o

si
ti

ve
 A

sp
ec

ts
 


 

T
h

e 
to

p
o

g
ra

p
h

y 
o

f 
th

e 
ar

ea
, v

er
y 

h
ill

y 
w

it
h

 C
la

yp
at

h
 o

n
 a

 

ri
d

g
e 

ad
d

s 
to

 t
h

e 
to

w
n

sc
ap

e,
 p

ro
vi

d
in

g
 a

n
 in

te
re

st
in

g
 

cu
rv

in
g

 a
n

d
 s

lo
p

in
g

 s
tr

ee
ts

ca
p

e
; 


 

T
h

er
e 

ar
e 

ex
ce

lle
n

t 
vi

ew
s 

o
f 

th
e 

to
w

n
sc

ap
e;

 r
o

o
fs

ca
p

e,
 

ch
u

rc
h

 s
p

ir
e

s,
 C

ro
o

k 
H

al
l a

n
d

 V
ia

d
u

ct
; 


 

C
la

yp
at

h
 is

 a
n

 a
tt

ra
ct

iv
e 

st
re

e
t 

o
f 

G
eo

rg
ia

n
, V

ic
to

ri
an

 

co
tt

ag
es

 a
n

d
 h

o
u

se
s,

 p
ro

vi
d

in
g

 a
 c

h
ar

m
in

g
 a

n
d

 in
te

re
st

in
g

 

st
re

e
ts

ce
n

e;
 


 

S
im

p
le

 m
o

d
e

st
 V

ic
to

ri
an

 t
e

rr
ac

e
d

 h
o

u
se

s 
in

 W
an

le
ss

 

T
er

ra
ce

 a
n

d
 F

in
n

ey
 T

er
ra

ce
 p

ro
vi

d
e

s 
at

tr
ac

ti
ve

 in
d

u
st

ri
al

 

h
is

to
ry

 o
f 

19
th

 c
en

tu
ry

 D
u

rh
am

; 


 

T
h

is
 is

 a
 r

es
id

en
ti

al
 a

re
a 

an
d

 p
ro

vi
d

e
s 

a 
‘L

iv
in

g
 L

u
n

g
’ t

o
 t

h
e 

ci
ty

 c
e

n
tr

e
 w

h
er

e 
lo

ca
l p

eo
p

le
 li

ve
, s

h
o

p
, w

o
rk

 a
n

d
 s

p
en

d
 

th
ei

r 
ti

m
e;

 


 

M
o

d
er

n
 a

rc
h

it
ec

tu
re

 in
 F

in
n

ey
 C

o
u

rt
 w

o
rk

s 
w

el
l a

n
d

 f
it

s 
in

 

w
it

h
 t

h
e 

u
rb

an
 g

ra
in

, m
ay

b
e 

le
ss

 s
u

cc
e

ss
fu

l a
t 

P
ro

vi
d

e
n

ce
 

R
o

w
 d

u
e 

to
 h

ei
g

h
t/

sc
al

e 
o

n
 t

o
p

 e
m

b
an

km
en

t;
 


 

In
te

re
st

in
g

 b
ac

k 
ya

rd
s 

an
d

 v
en

n
el

s 
w

it
h

in
 C

la
yp

at
h

, g
re

at
 

o
p

p
o

rt
u

n
it

ie
s;

 


 

T
h

e 
C

o
p

p
er

 B
ee

ch
 a

n
d

 t
h

e
 r

ea
r 

g
ar

d
en

s 
to

 F
in

n
ey

 T
er

ra
ce

 

ar
e 

d
el

ig
h

tf
u

l, 
ad

d
 t

o
 t

h
e 

st
re

e
ts

ce
n

e.
 M

o
d

es
t 

g
ar

d
en

s 
to

 

ar
ti

sa
n

 h
o

u
se

s;
 


 

P
ro

vi
d

e
n

ce
 H

o
u

se
 d

at
e

s 
b

ac
k 

to
 1

8
10

 a
n

d
 is

 a
 lo

ve
ly

 

G
e

o
rg

ia
n

 p
ro

p
er

ty
 w

it
h

 im
p

re
ss

iv
e 

g
ar

d
en

; 


 

T
h

e 
G

al
a 

T
h

ea
tr

e 
h

as
 a

 u
n

if
o

rm
ed

, c
o

h
er

en
t,

 d
ra

m
at

ic
 

d
es

ig
n

. I
ts

 d
ra

m
at

ic
 f

ro
n

t 
fa

ça
d

e 
an

d
 e

n
tr

an
ce

 is
 v

er
y 

p
le

as
in

g
; 


 

T
h

e 
L

ib
ra

ry
 B

u
ild

in
g

 is
 s

yn
o

n
ym

o
u

s 
w

it
h

 a
 s

o
lid

 c
it

y 
w

al
l 

fr
o

m
 s

o
m

e 
el

ev
at

io
n

s 
an

d
 h

as
 a

n
 a

tt
ra

ct
iv

e 
si

m
p

lic
it

y;
 


 

S
o

m
e 

g
o

o
d

 q
u

al
it

y 
co

n
te

m
p

o
ra

ry
 d

es
ig

n
 t

o
 m

ar
k 

th
e 

M
ill

en
n

iu
m

; 


 

M
ill

en
n

iu
m

 P
la

ce
 a

n
d

 W
al

ke
rg

at
e

 a
re

 lo
ca

te
d

 o
n

 s
tr

o
n

g
 

d
es

ir
e 

lin
es

 a
n

d
 r

o
u

te
s 

fr
o

m
 t

h
e 

ca
r 

p
ar

k,
 c

o
ac

h
 p

ar
k,

 

ri
ve

rs
id

e
, s

p
o

rt
s 

ce
n

tr
e 

an
d

 h
o

te
l, 

th
is

 p
ro

vi
d

e
s 

g
o

o
d

 li
n

ks
 

to
 C

la
yp

at
h

 a
n

d
 t

h
e 

M
ar

ke
t 

P
la

ce
, b

u
t 

co
u

ld
 b

e 

st
re

n
g

th
en

ed
; 
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E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 


 

S
o

m
e 

g
o

o
d

 m
ix

ed
 u

se
s 

b
et

w
ee

n
 c

o
m

p
le

xe
s,

 t
h

ea
tr

e,
 

lib
ra

ry
, o

ff
ic

es
, a

p
ar

tm
en

ts
, b

ar
s 

an
d

 r
es

ta
u

ra
n

ts
; 


 

T
h

e 
L

ib
ra

ry
, T

h
ea

tr
e 

an
d

 C
in

e
m

a 
p

ro
vi

d
e

 e
xc

e
lle

n
t 

fa
ci

lit
ie

s;
 


 

G
o

o
d

 v
ie

w
s 

o
f 

th
e 

ri
ve

r 
an

d
 t

o
w

n
sc

ap
e 

ar
e 

av
ai

la
b

le
, b

u
t 

n
ee

d
 t

o
 b

e 
e

xp
lo

it
ed

; 


 

T
h

e 
re

-o
p

en
in

g
 o

f 
th

e 
U

n
it

ed
 R

ef
o

rm
ed

 C
h

u
rc

h
 a

s 
a 

ch
u

rc
h

/c
o

m
m

u
n

it
y 

fa
ci

lit
y 

is
 g

o
o

d
; 


 

T
h

e 
P

re
m

ie
r 

In
n

 s
ee

m
s 

p
o

p
u

la
r 

an
d

 a
 k

ey
 f

o
ca

l p
o

in
t 

ev
en

 

th
o

u
g

h
 s

o
m

e 
g

u
es

ts
 h

av
e 

d
is

tu
rb

ed
 n

ig
h

t 
sl

ee
p

s,
 d

u
e

 t
o

 

n
o

is
e 

fr
o

m
 W

al
ke

rg
at

e;
 


 

C
la

yp
at

h
 is

 o
n

e 
o

f 
th

e 
o

ld
es

t 
ro

u
te

s 
in

to
 t

h
e 

ci
ty

, w
it

h
 

so
m

e 
fa

sc
in

at
in

g
 h

is
to

ri
c 

b
u

ild
in

g
s;

 


 

T
h

e 
n

ew
 b

u
s 

sh
el

te
r 

o
n

 C
la

yp
at

h
 p

ro
vi

d
e

s 
se

at
s 

an
d

 is
 a

 

g
o

o
d

 f
ac

ili
ty

; 


 

C
yc

le
 s

ta
n

d
 f

ac
ili

ti
es

 w
it

h
in

 M
ill

en
n

iu
m

 P
la

ce
 a

n
d

 s
lip

 r
o

ad
 

ar
e 

fa
ir

ly
 w

el
l u

se
d

; 


 

G
o

o
d

 s
ig

n
ag

e 
w

it
h

 f
in

g
er

 p
o

in
ts

, m
ap

 a
n

d
 in

fo
rm

at
io

n
 

b
o

ar
d

s;
 


 

V
er

y 
at

tr
ac

ti
ve

 a
n

d
 v

ar
ie

d
 t

o
p

o
g

ra
p

h
y 

w
it

h
 h

id
d

en
 

sn
ic

ke
ts

 le
ad

in
g

 t
o

 t
h

e 
b

o
tt

o
m

 o
f 

H
ill

cr
es

t 
an

d
 W

ea
r 

V
ie

w
; 


 

K
ep

ie
r 

T
er

ra
ce

, n
o

rt
h

 a
n

d
 s

o
u

th
, a

re
 a

tt
ra

ct
iv

e 
V

ic
to

ri
an

 

re
n

d
er

ed
 a

n
d

 s
to

n
e

 t
er

ra
ce

 h
o

u
se

s 
o

f 
to

w
n

sc
ap

e 
m

er
it

. 

O
ld

 b
ri

ck
 w

al
ls

 o
f 

so
m

e 
h

is
to

ri
c 

m
er

it
 a

n
d

 t
o

w
n

sc
ap

e 

va
lu

e
; 


 

T
h

e 
ar

ea
 is

 v
er

y 
co

n
ve

n
ie

n
t 

fo
r 

th
e 

C
it

y 
an

d
 is

 p
o

p
u

la
r 

w
it

h
 

re
si

d
en

ts
; 


 

T
h

e 
ar

ea
 f

ee
ls

 s
af

e
 a

n
d

 f
ri

en
d

ly
 a

re
a 

(a
p

ar
t 

fr
o

m
 t

h
e 

se
m

i 

d
er

el
ic

t 
si

te
 o

f 
K

ep
ie

r 
C

o
u

rt
; 


 

S
o

m
e 

d
es

ir
ab

le
 r

es
id

en
ti

al
 p

ro
p

er
ti

es
 f

o
r 

fa
m

ili
es

; 


 

M
an

y 
o

f 
th

e 
h

o
u

se
s 

h
av

e
 s

p
le

n
d

id
 v

ie
w

s 
ac

ro
ss

 t
h

e 
R

iv
er

 

W
ea

r 
va

lle
y 

to
w

ar
d

s 
A

yk
le

y 
H

ea
d

s,
 t

h
e 

V
ia

d
u

ct
, t

h
e 

S
ta

ti
o

n
; 


 

P
o

te
n

ti
al

ly
 a

 d
el

ig
h

tf
u

l g
re

e
n

, i
m

p
o

rt
an

t 
o

p
en

 s
p

ac
e 

an
d

 

g
re

e
n

 lu
n

g
; 


 

G
o

o
d

 p
at

h
w

ay
s 

an
d

 r
o

u
te

 li
n

ka
g

es
 t

h
ro

u
g

h
 t

h
e 

si
te

 t
o

 

o
th

er
 a

re
as

; 


 

O
u

ts
ta

n
d

in
g

 v
ie

w
s 

in
 t

h
e 

st
re

e
ts

ca
p

e 
d

o
w

n
 a

n
d

 u
p

 

C
la

yp
at

h
, e

sp
ec

ia
lly

 t
o

w
ar

d
s 

th
e 

M
ar

ke
t 

P
la

ce
 a

n
d

 S
t 

N
ic

h
o

la
s 

C
h

u
rc

h
. S

u
p

er
b

 e
le

va
te

d
 t

o
w

n
sc

ap
e 

vi
ew

s 
o

n
 t

h
e 

ri
d

g
e 

o
ve

rl
o

o
ki

n
g

 t
h

e 
to

w
n

, C
as

tl
e,

 C
at

h
ed

ra
l, 

al
th

o
u

g
h

 

m
o

st
 a

re
 f

ro
m

 p
ri

va
te

 p
ro

p
er

ty
; 


 

V
er

y 
at

tr
ac

ti
ve

 G
eo

rg
ia

n
 s

ty
le

 s
tr

ee
t 

in
 L

ea
ze

s 
P

la
ce

, 

o
ri

g
in

al
 f

ro
n

ta
g

es
 h

av
e 

e
le

g
an

ce
 a

n
d

 a
re

 q
u

it
e

 u
p

lif
ti

n
g

. 

A
rc

h
it

ec
tu

ra
l d

et
ai

ls
, r

ai
lin

g
s,

 r
iv

er
 c

o
b

b
le

s 
le

ft
 in

ta
ct

; 
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A
p

p
e
n

d
ix
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 –
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u

b
lic

 C
o

m
m

e
n

ts
 


 

T
h

e 
cu

rv
in

g
 t

o
w

n
sc

ap
e 

in
 C

la
yp

at
h

 w
it

h
 t

h
e 

ta
ll 

th
re

e
 

st
o

re
y 

b
u

ild
in

g
s 

an
d

 s
tr

o
n

g
 b

u
ild

in
g

 li
n

e 
is

 a
n

 a
tt

ra
ct

iv
e 

en
tr

an
ce

 a
n

d
 r

o
u

te
 in

to
 t

h
e 

M
ar

ke
t 

P
la

ce
; 


 

S
o

m
e 

o
f 

th
e 

sh
o

p
 f

ro
n

ts
 in

 C
la

yp
at

h
 a

re
 q

u
it

e
 a

tt
ra

ct
iv

e 

an
d

 u
n

d
er

st
at

e
d

; 


 

T
h

e 
fl

o
o

rs
ca

p
e 

su
rf

ac
in

g
 in

 C
la

yp
at

h
, L

ea
ze

s 
P

la
ce

, 

M
o

o
d

y'
s 

Y
ar

d
 c

o
n

si
st

 o
f 

n
at

u
ra

l m
at

e
ri

al
s,

 Y
o

rk
st

o
n

e
 f

la
g

s,
 

ri
ve

r 
co

b
b

le
s,

 s
to

n
e

 k
er

b
s 

an
d

 g
ra

n
it

e 
se

tt
s.

 H
is

to
ri

c 

fl
o

o
rs

ca
p

e 
o

f 
so

m
e 

im
p

o
rt

an
ce

 t
h

at
 a

d
d

s 
to

 t
h

e 
o

ve
ra

ll 

ch
ar

ac
te

r;
 


 

T
h

e 
ro

o
fs

 o
f 

th
e 

va
ri

et
y 

o
f 

b
u

ild
in

g
s 

in
 C

la
yp

at
h

 a
n

d
 y

ar
d

s 

b
eh

in
d

 p
ro

vi
d

e
s 

in
te

re
st

in
g

 m
ix

ed
 r

o
o

fs
ca

p
e 

o
f 

d
if

fe
re

n
t 

h
ei

g
h

t 
b

u
ild

in
g

s,
 m

at
er

ia
ls

 a
n

d
 c

h
im

n
e

ys
, t

h
e 

to
p

o
g

ra
p

h
y 

ad
d

s 
to

 t
h

is
; 


 

T
h

e 
b

ac
ky

ar
d

s,
 c

o
u

rt
s,

 c
u

l-
d

e-
sa

cs
 a

re
 h

is
to

ri
c 

sp
ac

e
s 

o
f 

so
m

e 
si

g
n

if
ic

an
ce

 a
n

d
 a

d
d

 t
o

 t
h

e 
o

ve
ra

ll 
to

w
n

sc
ap

e 
an

d
 

u
rb

an
 g

ra
in

; 


 

T
in

kl
er

’s
 L

an
e

 t
o

 t
h

e 
re

ar
 b

o
u

n
d

ar
y 

o
f 

th
e 

ar
ea

 is
 a

n
 

in
ti

m
at

e
 a

tt
ra

ct
iv

e 
h

is
to

ri
c 

ro
u

te
, t

h
e 

fl
o

o
rs

ca
p

e 
is

 

p
ar

ti
cu

la
rl

y 
n

o
te

w
o

rt
h

y;
 


 

T
re

e
s 

w
it

h
in

 a
n

d
 o

n
 t

h
e 

ed
g

e 
o

f 
L

ea
ze

s 
H

o
u

se
 a

re
 q

u
it

e 

d
el

ig
h

tf
u

l a
n

d
 e

n
cl

o
se

 L
ea

ze
s 

C
o

u
rt

 a
t 

th
e 

en
tr

an
ce

 a
n

d
 

p
ro

vi
d

e
 a

 f
in

e 
b

o
u

n
d

ar
y 

to
 L

ea
ze

s 
R

o
ad

; 


 

L
ea

ze
s 

C
o

u
rt

 d
ev

el
o

p
m

en
t 

is
 q

u
it

e 
su

rp
ri

si
n

g
 a

n
d

 

so
m

eh
o

w
 f

it
s 

in
to

 t
h

e 
to

w
n

sc
ap

e,
 t

h
e 

la
yo

u
t,

 in
 a

 t
er

ra
ce

, 

th
e 

p
ro

xi
m

it
y 

o
f 

th
e 

g
ar

ag
e 

co
u

rt
s 

an
d

 t
h

e 
su

rf
ac

in
g

 a
d

d
 

to
 t

h
e 

ex
p

er
ie

n
ce

; 


 

 V
er

y 
in

te
re

st
in

g
 t

o
p

o
g

ra
p

h
y 

th
ro

u
g

h
o

u
t;

 


 

S
ig

n
if

ic
an

t 
h

is
to

ri
ca

l r
o

u
te

 in
to

 t
h

e 
ci

ty
, M

ed
ie

va
l r

o
u

te
 t

o
 

C
la

yp
at

h
 e

n
tr

an
ce

; 


 

B
u

ild
in

g
s 

o
f 

h
is

to
ri

c 
va

lu
e

, f
o

r 
ex

am
p

le
 Q

u
ak

er
 m

ee
ti

n
g

 

ro
o

m
 a

n
d

 g
ra

ve
ya

rd
, L

ib
ra

ry
, B

lu
e

 C
o

at
 S

ch
o

o
l;

 

N
eg

at
iv

e 
A

sp
ec

ts
 


 

G
o

o
d

 Y
ea

rs
 Y

ar
d

 in
 C

la
yp

at
h

 is
 p

o
o

rl
y 

m
ai

n
ta

in
ed

 a
n

d
 in

 

b
ad

 c
o

n
d

it
io

n
; 


 

C
la

yp
at

h
 h

as
 a

 c
o

n
si

d
er

ab
le

 a
m

o
u

n
t 

o
f 

tr
af

fi
c,

 c
ar

s 
sp

ee
d

 

es
p

ec
ia

lly
 a

t 
n

ig
h

t,
 d

if
fi

cu
lt

 t
o

 c
ro

ss
, p

o
ss

ib
ly

 it
 s

h
o

u
ld

 b
e 

o
n

e 
w

ay
; 


 

T
ak

es
 t

im
e

 t
o

 c
ro

ss
 a

t 
b

u
sy

 ju
n

ct
io

n
 f

o
r 

p
ed

es
tr

ia
n

s;
 


 

T
o

o
 m

an
y 

p
ro

p
er

ti
es

 o
cc

u
p

ie
d

 b
y 

st
u

d
en

ts
; 


 

u
P

V
C

, m
o

d
e

rn
 c

as
em

en
t 

w
in

d
o

w
s 

an
d

 d
o

o
rs

 a
re

 

in
cr

ea
si

n
g

ly
 c

o
m

m
o

n
, e

n
cr

o
ac

h
in

g
 o

n
 a

re
as

 o
ri

g
in

al
 

ch
ar

ac
te

r;
 


 

R
o

ad
 a

n
d

 p
av

em
en

t 
su

rf
ac

in
g

 n
ee

d
s 

at
te

n
ti

o
n

 in
 W

an
le

ss
 

T
er

ra
ce

; 


 

R
u

th
 F

ir
st

 H
o

u
se

, f
as

ci
a 

b
o

ar
d

s 
an

d
 a

d
ve

rt
is

em
en

ts
 a

 li
tt

le
 

ex
ce

ss
iv

e;
 


 

B
in

s 
an

d
 r

u
b

b
is

h
 in

 W
an

le
ss

 T
er

ra
ce

 a
re

 a
n

 e
ye

so
re

; 
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e
n
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a
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d
 D
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L
im

it
e

d
 c

yc
le

 r
o

u
te

s 
w

it
h

in
 t

h
e 

ar
ea

; 


 

C
o

ac
h

es
 a

n
d

 lo
rr

ie
s 

h
av

in
g

 a
n

 im
p

ac
t 

o
n

 t
h

e 
h

is
to

ri
c 

p
ro

p
er

ti
es

 in
 C

la
yp

at
h

 f
ro

m
 v

ib
ra

ti
o

n
s;

 


 

M
ill

en
n

iu
m

 P
la

ce
 is

 u
n

w
el

co
m

in
g

- 
it

 is
 a

 d
ra

u
g

h
ty

, b
ar

re
n

, 

co
lo

u
rl

es
s 

ar
ea

, s
o

m
ew

h
er

e 
yo

u
 w

o
u

ld
 p

as
s 

th
ro

u
g

h
 

q
u

ic
kl

y.
 L

ac
ks

 a
ct

iv
it

y 
w

it
h

in
 t

h
e 

sq
u

ar
e;

 


 

U
n

im
ag

in
at

iv
e 

fl
o

o
rs

ca
p

e,
 s

tr
ee

t 
fu

rn
it

u
re

 a
n

d
 p

u
b

lic
 

re
al

m
 a

re
 p

o
o

r;
 


 

It
 h

as
 a

n
 a

tt
ra

ct
iv

e,
 h

ig
h

 q
u

al
it

y,
 li

b
ra

ry
 a

n
d

 t
h

ea
tr

e,
 b

u
t 

in
ac

ti
ve

 f
ro

n
ta

g
es

 d
ea

d
en

 t
h

e 
en

vi
ro

n
m

en
t.

 A
t 

w
ee

ke
n

d
s 

th
e 

sq
u

ar
e 

st
ill

 m
an

ag
es

 t
o

 f
ee

l l
ik

e 
an

 a
re

a 
d

ev
o

te
d

 t
o

 

d
ri

n
ki

n
g

 a
n

d
 n

ig
h

tl
if

e
 r

at
h

er
 t

h
an

 c
u

lt
u

re
; 


 

A
 g

re
at

 d
ea

l o
f 

ch
ew

in
g

 g
u

m
 o

n
 t

h
e 

p
av

em
en

t;
 


 

T
h

e 
M

ill
en

n
iu

m
 P

la
ce

 n
o

ti
ce

 b
o

ar
d

 is
 n

ev
er

 u
p

 t
o

 d
at

e
; 


 

B
ro

ke
n

 f
la

g
s 

h
av

e 
b

ee
n

 r
ep

la
ce

d
 b

y 
ta

rm
ac

, l
o

o
ks

 p
o

o
r;

 


 

N
o

 t
o

u
ri

st
 in

fo
rm

at
io

n
 o

ff
ic

e 
(r

ec
e

n
tl

y 
cl

o
se

d
),

 it
 w

as
 a

 

ve
ry

 p
o

p
u

la
r 

an
d

 k
ey

 f
o

ca
l p

o
in

t;
 


 

W
al

ke
rg

at
e

 is
 o

f 
th

e 
sa

m
e 

co
n

te
m

p
o

ra
ry

 d
es

ig
n

 a
n

d
 is

 

su
cc

e
ss

fu
l t

o
 a

 p
o

in
t,

 b
u

t 
so

m
e 

o
f 

th
e 

sp
ac

es
 a

ro
u

n
d

 a
re

 

p
o

o
rl

y 
lo

ca
te

d
, u

n
d

er
u

se
d

 a
n

d
 w

as
te

d
; 


 

C
h

an
g

es
 in

 le
ve

ls
 a

d
d

 in
te

re
st

, b
u

t 
ca

n
 b

e 
a 

h
az

ar
d

 f
o

r 

p
ed

es
tr

ia
n

s;
 


 

T
o

o
 m

an
y 

u
n

im
ag

in
at

iv
e 

ch
ai

n
 o

u
tl

et
s/

 b
ar

s 
an

d
 

re
st

au
ra

n
ts

 c
o

n
g

re
g

at
ed

 t
o

g
et

h
er

, d
ea

d
 d

u
ri

n
g

 d
ay

 b
u

t 

ro
w

d
y 

at
 n

ig
h

t;
 


 

P
re

m
ie

r 
In

n
 g

u
es

ts
 a

n
d

 a
p

ar
tm

en
t 

o
w

n
er

s 
ar

e 
fr

eq
u

e
n

tl
y 

d
is

tu
rb

ed
 b

y 
n

o
is

e 
fr

o
m

 M
ill

en
n

iu
m

 P
la

ce
 b

ar
s;

 


 

T
ra

ff
ic

 a
n

d
 t

ax
is

 in
 s

lip
 r

o
ad

 a
n

d
 C

la
yp

at
h

 a
t 

w
ee

ke
n

d
 

ev
en

in
g

s 
ca

n
 b

e 
q

u
it

e
 d

an
g

er
o

u
s;

 


 

W
al

ke
rg

at
e

 p
av

in
g

 h
as

 a
n

 a
n

yw
h

er
e 

en
vi

ro
n

m
en

t 
fe

el
; 


 

B
u

ild
in

g
s 

an
d

 w
es

t 
w

al
l e

n
d

s 
ab

ru
p

tl
y 

– 
la

rg
e 

w
al

l n
o

t 

in
te

g
ra

te
d

 w
el

l i
n

to
 t

h
e 

to
w

n
 o

r 
st

ep
p

ed
 d

o
w

n
. V

ie
w

s 
o

f 

ri
ve

r 
n

o
t 

ex
p

lo
it

ed
, a

lt
h

o
u

g
h

 ic
e

 r
in

k 
is

 p
ar

tl
y 

in
 t

h
e 

w
ay

; 


 

D
if

fi
cu

lt
y 

to
 s

p
o

t 
lif

ts
, n

o
t 

w
el

l s
ig

n
p

o
st

e
d

; 


 

C
la

yp
at

h
 w

as
 o

n
ce

 a
 t

h
ri

vi
n

g
 a

re
a 

w
it

h
 in

d
iv

id
u

al
 s

h
o

p
s.

 It
 

w
as

 c
u

t 
o

ff
 f

ro
m

 t
h

e 
ci

ty
 b

y 
th

e 
th

ro
u

g
h

 r
o

ad
 in

 t
h

e 
19

6
0

s;
 

th
is

 a
n

d
 t

h
e 

cr
ea

ti
o

n
 o

f 
T

h
e 

G
at

es
 S

h
o

p
p

in
g

 C
en

tr
e

 a
n

d
 

H
ig

h
 S

tr
ee

t 
sh

o
p

p
in

g
 c

en
tr

e 
al

o
n

g
 w

it
h

 d
ra

co
n

ia
n

 p
ar

ki
n

g
 

re
st

ri
ct

io
n

s 
h

av
e 

fo
rc

ed
 t

h
em

 o
u

t 
o

f 
b

u
si

n
es

s;
 


 

T
h

e 
u

n
o

cc
u

p
ie

d
 s

h
o

p
s,

 c
in

em
a 

an
d

 o
ff

ic
es

, a
lo

n
g

 w
it

h
 t

h
e 

ex
te

n
si

ve
ly

 p
at

ch
ed

 f
o

o
tp

at
h

 g
iv

e 
C

la
yp

at
h

 a
n

 u
n

ca
re

d
 f

o
r 

ap
p

ea
ra

n
ce

; 


 

T
ra

ff
ic

 a
n

d
 t

ax
is

 a
t 

w
ee

ke
n

d
 e

ve
n

in
g

s 
is

 a
 h

az
ar

d
; 


 

D
ila

p
id

at
e

d
 b

u
ild

in
g

s 
e.

g
. t

h
ea

tr
e 

an
d

 c
in

em
a,

 a
re

 in
 a

 

p
o

o
r 

st
at

e 
an

d
 p

ro
vi

d
e

 a
 p

o
o

r 
im

ag
e.

 In
 n

ee
d

 o
f 

re
st

o
ra

ti
o

n
; 
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2
6

5
 

A
p

p
e
n

d
ix

 4
 –

 P
u

b
lic

 C
o

m
m

e
n

ts
 


 

K
ep

ie
r 

C
o

u
rt

 is
 a

n
 u

n
at

tr
ac

ti
ve

 g
ro

u
p

 o
f 

in
co

n
g

ru
o

u
s 

b
u

ild
in

g
s,

 v
er

y 
p

o
o

r 
in

 t
h

e 
to

w
n

sc
ap

e.
 T

h
e 

C
o

u
rt

 w
as

 o
n

ce
 

a 
th

ri
vi

n
g

 m
u

lt
i-

cu
lt

u
ra

l c
o

m
m

u
n

it
y 

o
f 

p
o

st
 g

ra
d

u
at

e 

st
u

d
en

ts
 a

n
d

 t
h

ei
r 

fa
m

ili
es

 b
e

fo
re

 t
h

e 
si

te
 w

as
 s

o
ld

 a
n

d
 

al
lo

w
ed

 t
o

 d
et

er
io

ra
te

; 


 

B
o

ar
d

ed
 u

p
 s

it
e 

lo
o

ks
 u

n
in

vi
ti

n
g

 a
n

d
 u

n
w

el
co

m
in

g
, a

 b
lo

t 

in
 t

h
e 

st
re

e
ts

ce
n

e;
 


 

S
q

u
at

te
rs

 a
re

 p
o

ss
ib

ly
 li

vi
n

g
 in

 K
ep

ie
r 

C
o

u
rt

, p
o

ss
ib

ili
ty

 o
f 

it
 b

ei
n

g
 v

an
d

al
is

ed
; 


 

T
h

e 
st

yl
e 

o
f 

th
e 

n
ew

 L
-s

h
ap

ed
 c

o
n

te
m

p
o

ra
ry

 h
o

u
se

, N
o

 3
 

W
ea

r 
V

ie
w

 d
o

es
 n

o
t 

fi
t 

w
it

h
 t

h
e 

re
st

 o
f 

th
e 

ar
ea

, n
ei

th
er

 

d
o

es
 it

 p
ic

k 
u

p
 a

n
y 

d
is

ti
n

ct
iv

e 
fe

at
u

re
s,

 m
at

er
ia

ls
 e

tc
. i

n
 

th
e 

lo
ca

l c
o

n
te

xt
;  


 

R
ea

r 
el

ev
at

io
n

 a
n

d
 s

p
ac

e 
to

 t
h

e 
r/

o
 T

h
e 

C
h

ai
n

s 
is

 la
rg

e,
 

o
p

p
re

ss
iv

e 
in

 s
ca

le
 a

n
d

 d
es

ig
n

 a
n

d
 v

er
y 

o
p

en
. N

o
 

b
o

u
n

d
ar

y 
tr

ea
tm

en
t 

to
 s

o
ft

 t
h

e 
sh

ee
r 

si
ze

 a
n

d
 p

la
in

 

el
ev

at
io

n
; 


 

G
ar

ag
e 

co
u

rt
s 

in
 B

ak
eh

o
u

se
 L

an
e

 a
 li

tt
le

 u
n

at
tr

ac
ti

ve
 in

 

th
e 

st
re

e
ts

ce
n

e;
 


 

T
h

e 
o

p
en

 s
p

ac
e 

an
d

 p
la

y 
eq

u
ip

m
en

t 
is

 a
 li

tt
le

 p
la

in
 a

n
d

 

u
ti

lit
ar

ia
n

; 


 

T
er

ra
ce

 a
n

d
 o

ld
er

 h
o

u
si

n
g

 h
as

 s
o

m
et

im
es

 a
 m

ix
 o

f 
p

o
o

r 

ex
te

n
si

o
n

s 
an

d
 a

 w
in

d
o

w
 a

n
d

 d
o

o
r 

al
te

ra
ti

o
n

, U
P

V
C

 h
as

 

b
ee

n
 in

tr
o

d
u

ce
d

; 


 

P
av

em
en

ts
 a

 m
ix

tu
re

 o
f 

ta
rm

ac
ad

am
 a

n
d

 c
o

n
cr

et
e

 f
la

g
s,

 

m
ix

ed
; 


 

T
ra

ff
ic

 n
o

is
e 

an
d

 f
u

m
es

 in
 C

la
yp

at
h

, e
sp

ec
ia

lly
 a

t 
th

e 
b

u
sy

 

T
 ju

n
ct

io
n

 w
it

h
 P

ro
vi

d
e

n
ce

 R
o

w
; 


 

T
ax

is
 in

 C
la

yp
at

h
 a

t 
th

e 
w

ee
ke

n
d

s 
in

 t
h

e 
ev

en
in

g
, q

u
e

u
e

s 

an
d

 n
o

is
e 

an
d

 s
p

ee
d

; 


 

D
ru

n
ke

n
 r

ev
el

le
rs

 a
t 

w
ee

ke
n

d
 w

al
ki

n
g

 d
o

w
n

 C
la

yp
at

h
, 

n
o

is
e 

/l
it

te
r 

et
c.

 


 

C
o

n
d

it
io

n
 o

f 
so

m
e 

o
f 

th
e 

p
ro

p
er

ti
es

 in
 C

la
yp

at
h

, n
ee

d
in

g
 

re
p

ai
n

ti
n

g
, r

ep
ai

rs
, n

ew
 f

as
ci

as
; 


 

S
o

m
e 

o
f 

th
e 

b
ac

kl
an

d
 n

ew
 d

e
ve

lo
p

m
en

t 
is

 p
o

o
r 

q
u

al
it

y 

an
d

 n
o

t 
lo

ca
lly

 d
is

ti
n

ct
iv

e 
e

.g
. B

lu
e

 C
o

at
, B

el
le

vu
e 

C
o

u
rt

; 


 

S
u

rf
ac

in
g

 o
f 

so
m

e 
o

f 
th

e 
ya

rd
s 

i.e
. B

lu
e 

C
o

at
 C

o
u

rt
, 

co
n

si
st

s 
o

f 
la

rg
e 

ar
ea

s 
o

f 
ta

rm
ac

, n
o

t 
lo

ca
lly

 d
is

ti
n

ct
iv

e 
o

r 

p
ar

ti
cu

la
rl

y 
at

tr
ac

ti
ve

; 


 

N
ew

 d
ev

el
o

p
m

en
t/

h
o

u
si

n
g

 f
ro

n
ti

n
g

 N
o

 7
5-

79
 C

la
yp

at
h

 n
o

t 

p
ar

ti
cu

la
rl

y 
h

ig
h

 q
u

al
it

y 
o

r 
at

tr
ac

ti
ve

 b
ri

ck
/d

et
ai

l, 
lo

st
 

o
p

p
o

rt
u

n
it

y;
 


 

S
tu

d
en

t 
ac

co
m

m
o

d
at

io
n

 p
ro

lif
er

at
in

g
 in

, n
o

is
e 

an
d

 

d
is

tu
rb

an
ce

; 


 

L
o

ss
 o

f 
so

m
e 

ke
y 

fe
at

u
re

s 
in

 s
o

m
e 

o
f 

th
e 

p
ro

p
er

ti
es

, 

fr
ag

m
en

ti
n

g
 t

h
e 

to
w

n
sc

ap
e;

 


 

P
o

o
r 

si
g

n
ag

e 
is

 p
o

o
r 

to
 c

it
y 

ce
n

tr
e;

 


 

M
o

o
d

y'
sY

ar
d

 h
as

 u
n

at
tr

ac
ti

ve
 b

in
s 

an
d

 p
o

o
r 

su
rf

ac
in

g
; 
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E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 


 

V
ie

w
 o

f 
th

e 
o

p
p

o
si

te
 s

id
e 

o
f 

C
la

yp
at

h
 le

ts
 d

o
w

n
 t

h
e 

st
re

e
ts

ce
n

e 
e

.g
. K

w
ik

-F
it

 a
n

d
 t

h
e 

S
n

o
o

ke
r 

C
lu

b
. 

G
e

n
er

al
 C

o
m

m
en

ts
 


 

T
h

is
 is

 a
 v

er
y 

h
is

to
ri

c 
ro

u
te

 in
to

 D
u

rh
am

 C
it

y 
w

it
h

 

in
te

re
st

in
g

 G
eo

rg
ia

n
/V

ic
to

ri
an

 b
u

ild
in

g
s 

an
d

 h
is

to
ri

c 

re
fe

re
n

ce
s 

th
at

 a
re

 s
ad

ly
 lo

st
 o

n
 v

is
it

o
rs

. C
la

yp
at

h
 is

 a
 

d
el

ig
h

tf
u

l c
u

rv
in

g
 s

tr
ee

t 
th

at
 s

lo
p

es
 f

ai
rl

y 
st

e
ep

ly
 d

o
w

n
 t

o
 

th
e 

M
ar

ke
t 

P
la

ce
; 


 

It
 is

 a
 v

ib
ra

n
t,

 li
ve

ly
 a

n
d

 b
u

st
lin

g
 p

la
ce

, a
lt

h
o

u
g

h
 p

ar
ke

d
 

ca
rs

 a
n

d
 t

ra
ff

ic
 d

o
 im

p
ac

t 
o

n
 n

o
is

e 
an

d
 f

u
m

es
 le

ve
ls

; 


 

P
ro

vi
d

e
n

ce
 R

o
w

 is
 a

n
 in

te
re

st
in

g
 v

ar
ie

d
 s

tr
ee

t 
th

at
 w

in
d

s 

st
e

ep
ly

 a
n

d
 h

as
 a

 n
u

m
b

er
 o

f 
su

rp
ri

se
s,

 m
ai

n
ly

 T
h

e 
S

an
d

s,
 

ce
m

et
er

y 
at

 t
h

e 
en

d
.  


 

T
h

e 
at

tr
ac

ti
ve

 S
ix

th
 F

o
rm

 C
o

lle
g

e 
fo

rm
er

 s
ch

o
o

l b
u

ild
in

g
s 

an
d

 t
h

e 
el

ev
at

ed
 a

p
ar

tm
en

ts
 o

f 
F

in
n

ey
 C

o
u

rt
 n

o
te

d
; 


 

W
an

le
ss

 T
er

ra
ce

 p
ro

vi
d

es
 t

ig
h

t,
 u

n
if

o
rm

 V
ic

to
ri

an
 h

o
u

si
n

g
, 

q
u

it
e 

in
ti

m
at

e 
an

d
 in

vi
ti

n
g

, w
h

ile
 F

in
n

ey
 T

er
ra

ce
 p

ro
vi

d
e

s 

in
te

re
st

in
g

 m
o

d
er

n
 a

rc
h

it
e

ct
u

re
, a

 k
ey

 t
re

e
 (

C
o

p
p

er
 

B
ee

ch
) i

n
 t

h
e 

to
w

n
sc

ap
e 

an
d

 s
o

m
e 

d
el

ig
h

tf
u

l r
ea

r 
g

ar
d

en
s;

 


 

V
ie

w
s 

th
ro

u
g

h
o

u
t 

ar
e 

in
te

re
st

in
g

 o
f 

st
re

et
sc

ap
e,

 r
o

o
fs

ca
p

e 

an
d

 t
o

w
n

/c
o

u
n

tr
y 

b
ey

o
n

d
; 


 

D
es

p
it

e 
th

e 
q

u
al

it
y 

o
f 

so
m

e 
o

f 
th

e 
b

u
ild

in
g

s,
 t

h
is

 is
 a

 v
er

y 

si
g

n
if

ic
an

t 
ce

n
tr

e 
in

 D
u

rh
am

 a
n

d
 d

o
es

 n
o

t 
p

ro
vi

d
e 

th
e 

b
es

t 

im
p

re
ss

io
n

 o
r 

at
m

o
sp

h
e

re
 f

o
r 

vi
si

to
rs

 a
rr

iv
in

g
 b

y 
co

ac
h

 o
r 

ca
r 

w
h

o
 h

av
e 

co
m

e 
to

 s
ee

 a
 h

is
to

ri
c 

ca
th

ed
ra

l c
it

y.
 T

h
e 

co
m

b
in

at
io

n
 o

f 
a 

st
e

ri
le

 d
ay

 t
im

e 
d

ev
el

o
p

m
en

t 

W
al

ke
rg

at
e

 a
n

d
 t

h
e 

b
le

ak
 e

n
vi

ro
n

m
en

t 
o

f 
M

ill
en

n
iu

m
 

P
la

ce
 is

 n
o

t 
w

el
co

m
in

g
; 


 

T
h

e 
n

ig
h

t 
ti

m
e 

ec
o

n
o

m
y 

at
tr

ac
ts

 h
o

ar
d

s 
o

f 

d
ri

n
ke

rs
/r

ev
el

le
rs

 g
en

er
at

e
d

 in
 W

al
ke

rg
at

e
 le

ak
in

g
 in

to
 

M
ill

en
n

iu
m

 P
la

ce
 a

n
d

 C
la

yp
at

h
, w

it
h

 li
n

es
 o

f 
ta

xi
s 

an
d

 

ex
ce

ss
iv

e 
n

o
is

e 
is

 q
u

it
e 

in
ti

m
id

at
in

g
 f

o
r 

vi
si

to
rs

, f
am

ili
es

 

vi
si

ti
n

g
 t

h
e 

th
ea

tr
e,

 s
ta

yi
n

g
 in

 D
u

rh
am

. I
t 

is
 a

ls
o

 d
if

fi
cu

lt
 

fo
r 

re
si

d
en

ts
 t

o
 c

o
p

e 
w

it
h

 d
is

tu
rb

ed
 s

le
ep

; 


 

C
la

yp
at

h
 is

 a
 v

ib
ra

n
t 

st
re

et
 d

es
p

it
e 

so
m

e 
o

f 
th

e 
u

n
ca

re
d

 

fo
r 

an
d

 d
ila

p
id

at
e

d
 b

u
ild

in
g

s.
 T

h
er

e 
ar

e 
g

re
at

 

o
p

p
o

rt
u

n
it

ie
s 

h
er

e 
fo

r 
re

st
o

ra
ti

o
n

 o
r 

re
d

ev
el

o
p

m
en

t 
w

it
h

 

ap
p

ro
p

ri
at

e 
sc

h
em

es
 o

f 
m

ix
e

d
 u

se
s;

 


 

T
h

is
 is

 a
 v

er
y 

p
le

as
an

t 
re

si
d

en
ti

al
 a

re
a,

 n
ea

r 
to

 t
h

e 
ci

ty
 

ce
n

tr
e 

w
it

h
 p

ar
ti

cu
la

rl
y 

in
te

re
st

in
g

 t
o

p
o

g
ra

p
h

y 
an

d
 s

u
p

er
b

 

vi
ew

s 
o

u
t 

ac
ro

ss
 t

h
e 

to
w

n
 t

o
 t

h
e 

co
u

n
tr

ys
id

e
 b

ey
o

n
d

. T
h

e 

re
si

d
en

ti
al

 a
re

a 
h

as
 a

 q
u

ie
t,

 s
af

e
 f

e
el

 a
n

d
 t

h
e 

va
ri

at
io

n
 in

 

h
o

u
si

n
g

 p
ro

vi
d

es
 a

 m
ix

ed
 c

o
m

m
u

n
it

y 
w

it
h

 f
am

ily
 

d
et

ac
h

ed
 h

o
m

es
, t

er
ra

ce
 c

o
tt

ag
es

 a
n

d
 b

u
n

g
al

o
w

s.
 T

h
e 

ar
ea

 is
 id

e
al

 f
o

r 
re

si
d

en
ts

, b
u

t 
th

er
e 

is
 a

 s
lo

w
 

en
cr

o
ac

h
m

en
t 

o
f 

st
u

d
en

t 
re

n
ta

ls
 in

to
 t

h
e 

ar
ea

. I
t 

is
 

im
p

o
rt

an
t 

th
at

 e
ve

ry
 e

ff
o

rt
 s

h
o

u
ld

 b
e 

m
ad

e 
to

 p
ro

te
ct

 t
h

is
 

ar
ea

 f
ro

m
 m

o
re

 b
u

ys
 t

o
 le

ts
. T

h
e 

m
ix

tu
re

 o
f 

b
u

ild
in

g
s 

w
it

h
in

 t
h

e 
ar

ea
 p

ro
vi

d
e

s 
at

 t
im

es
 a

 r
at

h
er

 e
cl

ec
ti

c,
 

co
n

fu
si

n
g

 a
n

d
 d

is
o

rd
er

ly
 t

o
w

n
sc

ap
e/

st
re

e
ts

ce
n

e,
 d

u
e

 t
o

 

th
e 

d
if

fe
re

n
t 

h
o

u
se

 t
yp

es
, d

ei
g

n
s,

 s
ty

le
 a

n
d

 s
ca

le
 o

f 

ar
ch

it
ec

tu
re

. B
ak

eh
o

u
se

 L
an

e
 is

 a
 g

o
o

d
 e

xa
m

p
le

 o
f 

th
is

, a
s 
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7
 

A
p

p
e
n

d
ix

 4
 –

 P
u

b
lic

 C
o

m
m

e
n

ts
 

th
e 

in
co

n
g

ru
o

u
s 

b
ac

k 
to

 ‘T
h

e 
C

h
ai

n
s’

 is
 lo

ca
te

d
 o

p
p

o
si

te
 

th
e 

at
tr

ac
ti

ve
 f

ro
n

ta
g

e 
o

f 
K

ep
ie

r 
H

ei
g

h
ts

 a
n

d
 t

h
e 

g
ar

ag
e 

b
lo

ck
s 

o
p

p
o

si
te

 K
ep

ie
r 

T
er

ra
ce

. I
t 

is
 im

p
o

rt
an

t 
in

 t
h

e 

fu
tu

re
 t

h
at

 a
tt

e
n

ti
o

n
 is

 p
ai

d
 t

o
 t

h
e 

lo
ca

l c
o

n
te

xt
, u

rb
an

 

g
ra

in
 a

n
d

 p
ri

n
ci

p
le

s 
o

f 
u

rb
an

 d
es

ig
n

 a
n

d
 c

o
n

se
rv

at
io

n
; 


 

T
h

is
 is

 a
 v

er
y 

h
is

to
ri

c 
ro

u
te

 in
to

 D
u

rh
am

 C
it

y 
w

it
h

 

in
te

re
st

in
g

 G
eo

rg
ia

n
/V

ic
to

ri
an

 b
u

ild
in

g
s 

an
d

 h
is

to
ri

c 

re
fe

re
n

ce
s 

th
at

 a
re

 s
ad

ly
 lo

st
 o

n
 v

is
it

o
rs

. C
la

yp
at

h
 is

 a
 

d
el

ig
h

tf
u

l c
u

rv
in

g
 s

tr
ee

t 
th

at
 s

lo
p

es
 f

ai
rl

y 
st

e
ep

ly
 d

o
w

n
 t

o
 

th
e 

M
ar

ke
t 

P
la

ce
. I

t 
is

 a
 v

ib
ra

n
t,

 li
ve

ly
 a

n
d

 b
u

st
lin

g
 p

la
ce

, 

w
it

h
 m

an
y 

in
te

re
st

in
g

 a
n

d
 v

ar
ie

d
 c

o
m

m
er

ci
al

 p
re

m
is

es
. 

S
ad

ly
 p

ar
ke

d
 c

ar
s 

an
d

 t
ra

ff
ic

 d
o

 im
p

ac
t 

o
n

 t
h

e 
ex

p
er

ie
n

ce
, 

n
o

is
e 

an
d

 f
u

m
es

 le
ve

ls
 a

re
 h

ig
h

 e
sp

ec
ia

lly
 a

t 
th

e 
b

u
sy

 T
 

ju
n

ct
io

n
. T

h
e 

re
ar

 y
ar

d
s,

 c
o

u
rt

ya
rd

s 
an

d
 v

en
n

el
s 

o
ff

 

C
la

yp
at

h
 p

ro
vi

d
e

 a
n

 in
te

re
st

in
g

 v
ar

ie
d

 t
o

w
n

sc
ap

e 

p
ro

vi
d

in
g

 a
 n

u
m

b
er

 o
f 

su
rp

ri
se

s,
 in

ti
m

at
e

 c
o

u
rt

ya
rd

s,
 

d
el

ig
h

tf
u

l e
le

va
te

d
 g

ar
d

en
s,

 la
n

d
m

ar
k 

ch
ap

el
s 

an
d

 t
h

e 

Q
u

ak
er

s 
b

u
ri

al
 g

ro
u

n
d

, a
 r

ic
h

 t
ap

es
tr

y 
o

f 
h

is
to

ri
c 

as
se

ts
. 

L
ea

ze
s 

P
la

ce
 p

ro
vi

d
e

s 
an

 a
tt

ra
ct

iv
e 

el
eg

an
t 

st
re

et
 w

it
h

 

u
n

if
o

rm
 G

e
o

rg
ia

n
 h

o
u

si
n

g
, f

ro
n

ta
g

es
, r

ai
lin

g
s,

 q
u

it
e 

in
ti

m
at

e
 a

n
d

 in
vi

ti
n

g
, w

h
ile

 L
ea

ze
s 

C
o

u
rt

 p
ro

vi
d

e
s 

in
te

re
st

in
g

 m
o

d
er

n
 a

rc
h

it
e

ct
u

re
, w

it
h

 k
e

y 
tr

ee
s 

o
ve

rh
an

g
in

g
 t

h
e 

st
re

et
 a

n
d

 s
o

m
e 

at
tr

ac
ti

ve
 r

ea
r 

an
d

 f
ro

n
t 

g
ar

d
en

s.
 V

ie
w

s 
th

ro
u

g
h

o
u

t 
ar

e 
in

te
re

st
in

g
 o

f 
st

re
et

sc
ap

e,
 

el
ev

at
ed

 v
ie

w
s 

o
f 

th
e 

ro
o

fs
ca

p
e,

 c
as

tl
e,

 c
at

h
ed

ra
l a

n
d

 

to
w

n
/c

o
u

n
tr

y 
b

ey
o

n
d

. I
n

 r
ec

en
t 

ye
ar

s 
th

e 
p

ro
lif

er
at

io
n

 o
f 

st
u

d
en

t 
ac

co
m

m
o

d
at

io
n

 h
as

 t
h

re
at

en
ed

 t
h

e 
ch

ar
ac

te
r 

o
f 

th
e 

ar
ea

. C
u

rr
en

t 
co

n
ce

rn
s 

ar
e 

th
at

 t
h

e 
vi

ew
s 

o
f 

lo
ca

l 

re
si

d
en

ts
 w

ill
 b

e
co

m
e 

m
ar

g
in

al
iz

ed
 a

n
d

 t
h

ei
r 

o
p

in
io

n
s 

u
n

d
er

m
in

ed
 b

y 
th

e 
d

em
an

d
s 

o
f 

la
n

d
lo

rd
s.

 L
o

ca
l r

es
id

en
ts

 

vi
ew

 t
h

ei
r 

ro
le

 a
s 

g
u

ar
d

ia
n

s 
fo

r 
th

e 
ar

ea
, e

n
su

ri
n

g
 t

h
e 

ar
ea

 

co
n

ti
n

u
es

 t
o

 b
e

 a
 v

ib
ra

n
t 

‘li
vi

n
g

’ p
ar

t 
o

f 
th

e 
ci

ty
. 

S
u

g
g

es
ti

o
n

s 


 

Im
p

ro
ve

 G
o

o
d

 Y
ea

rs
 Y

ar
d

, s
u

rf
ac

in
g

, i
m

p
ro

ve
m

en
ts

 t
o

 t
h

e 

fa
b

ri
c,

 f
e

n
es

tr
at

io
n

, s
m

al
l e

xt
e

n
si

o
n

 a
t 

re
ar

; 


 

E
xp

lo
re

 o
p

p
o

rt
u

n
it

ie
s 

o
f 

in
tr

o
d

u
ci

n
g

 c
yc

le
 p

at
h

s 
an

d
 a

 o
n

e 

w
ay

 s
ys

te
m

; 


 

Im
p

ro
ve

 t
h

e 
su

rf
ac

in
g

 o
f 

ro
ad

s 
an

d
 p

av
em

en
ts

 in
 W

an
le

ss
 

T
er

ra
ce

; 


 

R
ed

u
ce

 o
r 

re
m

o
ve

 t
h

e 
ad

ve
rt

is
em

en
ts

/c
o

m
m

er
ci

al
 

si
g

n
ag

e 
to

 R
u

th
 F

ir
st

 H
o

u
se

; 


 

A
rt

ic
le

 4
 D

ir
ec

ti
o

n
 o

n
 s

o
m

e 
o

f 
th

e 
st

re
et

s 
to

 p
ro

te
ct

 t
h

e 

to
w

n
sc

ap
e/

fe
at

u
re

s 
i.e

. o
ri

g
in

al
 d

o
o

rs
 a

n
d

 w
in

d
o

w
s;

 


 

C
o

n
tr

o
l a

n
d

 c
o

lle
ct

 b
in

s/
ru

b
b

is
h

 a
t 

th
e 

en
d

 o
f 

te
rm

, m
o

re
 

co
lle

ct
io

n
s;

 


 

B
es

t 
ke

p
t 

st
re

et
 a

w
ar

d
, e

n
co

u
ra

g
e 

la
n

d
lo

rd
s.

 P
la

q
u

e
/m

u
ra

l 

m
o

re
 p

ro
m

in
en

t 
o

n
 t

h
e 

R
u

th
 F

ir
st

 H
o

u
se

; 


 

E
xt

e
n

d
 t

h
e 

ti
m

e 
fo

r 
th

e 
g

re
e

n
 m

an
 a

t 
th

e 
p

ed
es

tr
ia

n
 

cr
o

ss
in

g
; 


 

P
ro

vi
d

e
 le

af
le

t 
ill

u
st

ra
ti

n
g

 w
al

ki
n

g
 r

o
u

te
s 

w
it

h
in

 t
h

is
 a

re
a 

et
c.
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8
 

E
n

v
ir
o

n
m

e
n
t 

a
n

d
 D

e
s
ig

n
 


 

S
o

m
e 

g
re

e
n

er
y 

/s
h

ru
b

s/
fl

o
w

er
s 

in
 M

ill
en

n
iu

m
 P

la
ce

 a
n

d
 

W
al

ke
rg

at
e

. I
vy

 o
r 

al
te

rn
at

iv
e 

cl
im

b
er

s 
co

u
ld

 b
e 

u
se

d
 o

n
 

re
ar

 w
al

ls
 e

sp
ec

ia
lly

 la
rg

e 
w

al
ls

 t
o

 F
re

e
m

an
s 

P
la

ce
, t

o
 

so
ft

e
n

 t
h

e 
en

vi
ro

n
m

en
t 

an
d

 in
tr

o
d

u
ce

 c
o

lo
u

r;
 


 

T
h

e 
p

ri
m

ar
y 

im
p

o
rt

an
ce

 o
f 

th
is

 s
it

e 
is

 t
o

 p
ro

vi
d

e
 a

 g
o

o
d

 

fi
rs

t 
im

p
re

ss
io

n
 f

o
r 

vi
si

to
rs

; 


 

M
o

re
 a

ct
iv

e 
fr

o
n

ta
g

es
 o

n
to

 M
ill

en
n

iu
m

 P
la

ce
, n

o
t 

ju
st

 

o
ff

ic
es

 a
n

d
 w

o
rk

sp
ac

e 
to

 le
t,

 m
ix

ed
 v

ib
ra

n
t 

u
se

s;
 


 

V
er

y 
im

p
o

rt
an

t 
in

tr
o

d
u

ce
 e

it
h

er
 t

re
e

s 
o

r 
a 

b
u

ild
in

g
 t

o
 

re
d

u
ce

 t
h

e 
w

in
d

 in
 M

ill
en

n
iu

m
 P

la
ce

, c
u

rr
en

tl
y 

w
in

d
sw

ep
t 

an
d

 in
h

o
sp

it
ab

le
; 


 

L
ea

k 
o

u
t 

u
se

s 
in

to
 s

p
ac

e 
i.e

. m
o

re
 c

af
é

s,
 r

es
ta

u
ra

n
ts

 a
n

d
 a

 

fl
o

w
er

 k
io

sk
; 


 

P
le

as
e 

re
tu

rn
 t

h
e 

to
u

ri
st

 in
fo

rm
at

io
n

 c
e

n
tr

e 
to

 t
h

is
 s

it
e,

 

th
is

 is
 a

n
 im

p
o

rt
an

t 
se

rv
ic

e
 a

n
d

 s
ti

m
u

la
te

s 
th

e 
to

u
ri

st
 

ec
o

n
o

m
y;

 


 

N
ee

d
 t

o
 lo

w
er

 r
en

ts
 t

o
 e

n
co

u
ra

g
e 

m
o

re
 in

d
ep

en
d

en
t 

b
u

si
n

es
se

s 
et

c.
 


 

P
ro

vi
d

e
 m

o
re

 c
o

lo
u

r 
an

d
 v

ib
ra

n
cy

, e
.g

. g
o

o
d

 q
u

al
it

y 

co
lo

u
re

d
 u

m
b

re
lla

s 
an

d
 a

w
n

in
g

s;
 


 

P
o

ss
ib

le
 f

o
u

n
ta

in
 o

r 
fo

ca
l p

o
in

t;
 


 

D
es

ig
n

 b
ri

ef
 o

n
 p

u
b

lic
 r

ea
lm

 a
n

d
 p

av
in

g
, r

em
o

ve
 b

la
n

d
 a

n
d

 

ex
ce

ss
iv

e 
ar

ea
s 

o
f 

h
ar

ve
st

 c
o

lo
u

re
d

 T
eg

u
la

; 


 

C
le

an
 u

p
 t

h
e 

ch
ew

in
g

 g
u

m
; 


 

E
n

su
re

 M
ill

en
n

iu
m

 P
la

ce
 (G

al
a 

T
h

ea
tr

e)
 n

o
ti

ce
s 

ar
e 

u
p

 t
o

 

d
at

e
; 


 

M
ak

e 
th

e 
ex

is
te

n
ce

 o
f 

lif
ts

 f
ro

m
 W

al
ke

rg
at

e
 t

o
 M

ill
en

n
iu

m
 

P
la

ce
 m

o
re

 o
b

vi
o

u
s;

 


 

M
o

re
 c

o
n

tr
o

ls
 o

n
 o

p
en

in
g

 h
o

u
rs

 o
n

 b
ar

s 
an

d
 n

ig
h

t 
cl

u
b

s;
 


 

R
el

ay
 t

h
e 

fo
o

tp
at

h
s 

o
n

 C
la

yp
at

h
; 


 

R
es

to
re

 t
h

e 
o

ld
 c

in
em

a 
in

 C
la

yp
at

h
, p

er
h

ap
s 

tw
o

 o
r 

m
o

re
 

sc
re

e
n

s 
– 

it
 w

o
u

ld
 c

re
at

e 
m

o
re

 c
in

em
a 

se
at

s 
th

an
 t

h
e 

o
n

es
 

in
 t

h
e 

G
al

a 
ci

n
em

as
; 


 

R
ed

ev
el

o
p

 p
o

o
r 

19
6

0
’s

 b
u

ild
in

g
 M

O
T

 g
ar

ag
e,

 p
ro

vi
d

e 

m
ix

ed
 u

se
s 

an
d

 d
ev

el
o

p
 p

o
o

r 
u

n
at

tr
ac

ti
ve

 b
ac

k 
S

er
vi

ce
 

Y
ar

d
s;

 


 

P
er

m
it

 s
h

o
rt

 s
ta

y 
p

ar
ki

n
g

 (f
re

e
 d

is
c 

p
ar

ki
n

g
) o

n
 s

o
u

th
 s

id
e

 

C
la

yp
at

h
 a

n
d

 b
u

si
n

es
s 

ra
te

 h
o

lid
ay

 a
n

d
 o

r 
re

d
u

ce
d

 r
en

t 
to

 

en
co

u
ra

g
e 

b
u

si
n

es
se

s 
b

ac
k 

to
 C

la
yp

at
h

; 


 

L
ig

h
ti

n
g

 c
o

u
ld

 b
e 

im
p

ro
ve

d
, c

u
rr

en
tl

y 
ve

ry
 p

o
o

r 
at

 n
ig

h
t 

an
d

 d
o

es
 n

o
 f

av
o

u
rs

 f
o

r 
th

e 
sp

ac
e;

 


 

T
o

 c
re

at
e 
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FOREWORD 
The sustainable management of the historic environment depends on 
sound principles, clear policies and guidance based on those principles, 
and the quality of decisions that stem from their consistent application. 
We need a clear, over-arching philosophical framework of what 
conservation means at the beginning of the 21st century; and to distil 
current good practice in casework, given the impending reform of 
legislation and the need for more integrated practice. 

These Principles, Policies and Guidance for the sustainable 
management of the historic environment have been developed through
extensive debate and consultation, both within English Heritage and wit
colleagues in the historic environment sector and beyond. Our main 
purpose in producing the Principles, Policies and Guidance is to strengthe
the credibility and consistency of decisions taken and advice given by 
English Heritage staff, improving our accountability by setting out the 
framework within which we will make judgements on casework. 
Our success will also be measured by the extent to which this 
document is taken up more widely in the sector. 

Over time, and in conjunction with legislative reform and 
improving capacity in the sector, we hope that the document will help 
to create a progressive framework for managing change in the historic 
environment that is clear in purpose and sustainable in its application – 
constructive conservation. 

 
h 

n 

Lord Bruce-Lockhart 

Chairman 
English Heritage 
April 2008 
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OVERVIEW
 

Using this document 

1	 English Heritage sets out in this document a logical approach to making 
decisions and offering guidance about all aspects of England’s historic 
environment. This will help us to ensure consistency in carrying out our 
role as the Government’s statutory advisor on the historic environment. 

2	 As the Introduction (pages13-16) explains, we have avoided using the 
terminology of current heritage designations. Instead, we have adopted the 
term ‘place’ for any part of the historic environment that can be perceived 
as having a distinct identity. 

3	 The Conservation Principles (pages 19-24) provide a comprehensive 
framework for the sustainable management of the historic environment, 
under six headlines: 
Principle 1: The historic environment is a shared resource 
Principle 2: Everyone should be able to participate in sustaining the 

historic environment 
Principle 3: Understanding the significance of places is vital 
Principle 4: Significant places should be managed to sustain their values 
Principle 5: Decisions about change must be reasonable, transparent 

and consistent 
Principle 6: Documenting and learning from decisions is essential 

4	 We define conservation (under Principle 4.2) as the process of managing 
change to a significant place in its setting in ways that will best sustain its 
heritage values, while recognising opportunities to reveal or reinforce those 
values for present and future generations. 

5	 Understanding the values (pages 27-32) describes a range of heritage values, 
arranged in four groups, which may be attached to places. These are: 
• Evidential value: the potential of a place to yield evidence about past 

human activity. 
• Historical value: the ways in which past people, events and aspects of life 

can be connected through a place to the present – it tends to be illustrative 
or associative. 

• Aesthetic value: the ways in which people draw sensory and intellectual 
stimulation from a place. 

• Communal value: the meanings of a place for the people who relate to it, 
or for whom it figures in their collective experience or memory. 
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6 Assessing heritage significance (pages 35-40) sets out a process for assessing 
the heritage significance of a place: 
• Understand the fabric and evolution of the place 
• Identify who values the place, and why they do so 
• Relate identified heritage values to the fabric of the place 
• Consider the relative importance of those identified values 
• Consider the contribution of associated objects and collections 
• Consider the contribution made by setting and context 
• Compare the place with other places sharing similar values 
• Articulate the significance of the place. 

7	 Managing change to significant places (pages 43-48) explains how to apply 
the Principles in making decisions about change to significant places by: 
• Establishing whether there is sufficient information to understand the 

impacts of potential change 
• Considering the effects on authenticity and integrity  
• Taking account of sustainability 
• Considering the potential reversibility of changes 
• Comparing options and making the decision 
• Applying mitigation 
• Monitoring and evaluating outcomes. 

8	 English Heritage Conservation Policies and Guidance (pages 51-63), a series 
of Policies specific to some common kinds of action, followed by associated 
Guidance on their interpretation. While some of these policies have a close 
relationship to particular principles, it is important that they are interpreted in 
the context of the Principles as a whole. These policies, which English Heritage 
will follow, are that: 

9	 The conservation of significant places is founded on appropriate routine 
management and maintenance. 

10	 Periodic renewal of elements of a significant place, intended or inherent in the 
design, is normally desirable unless any harm caused to heritage values would 
not be recovered over time. 

11 Repair necessary to sustain the heritage values of a significant place is normally 
desirable if: 
a. there is sufficient information comprehensively to understand the impact 

of the proposals on the significance of the place; and 
b. the long term consequences of the proposals can, from experience, 

be demonstrated to be benign, or the proposals are designed not to 
prejudice alternative solutions in the future; and 

c.	 the proposals are designed to avoid or minimise harm, if actions necessary 
to sustain particular heritage values tend to conflict. 
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12	 Intervention in significant places primarily to increase knowledge of the past 
involving material loss of evidential values, should normally be acceptable if: 
a. preservation in situ is not reasonably practicable; or 
b. it is demonstrated that the potential increase in knowledge 

• cannot be achieved using non-destructive techniques; and 
• is unlikely to be achieved at another place whose destruction is 

inevitable; and 
• is predicted decisively to outweigh the loss of the primary resource. 

This policy most commonly applies to research excavation. 

13	 Restoration to a significant place should normally be acceptable if: 
a. the heritage values of the elements that would be restored decisively 

outweigh the values of those that would be lost; 
b. the work proposed is justified by compelling evidence of the evolution 

of the place, and is executed in accordance with that evidence; 
c.	 the form in which the place currently exists is not the result of an 

historically-significant event; 
d. the work proposed respects previous forms of the place; 
e. the maintenance implications of the proposed restoration are considered 

to be sustainable; 

14	 New work or alteration to a significant place should normally be 
acceptable if: 
a. there is sufficient information comprehensively to understand the impacts 

of the proposal on the significance of the place; 
b. the proposal would not materially harm the values of the place, which, 

where appropriate, would be reinforced or further revealed; 
c.	 the proposals aspire to a quality of design and execution which may be 

valued now and in the future; 
d. the long-term consequences of the proposals can, from experience, 

be demonstrated to be benign, or the proposals are designed not to 
prejudice alternative solutions in the future. 
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15 Changes which would harm the heritage values of a significant place should 
be unacceptable unless: 
a. the changes are demonstrably necessary either to make the place 

sustainable, or to meet an overriding public policy objective or need; 
b. there is no reasonably practicable alternative means of doing so without 

harm; 
c.	 that harm has been reduced to the minimum consistent with achieving 

the objective; 
d. it has been demonstrated that the predicted public benefit decisively 

outweighs the harm to the values of the place, considering: 
• its comparative significance, 
• the impact on that significance, and 
• the benefits to the place itself and/or the wider community or society 

as a whole. 

16	 Enabling development to secure the future of a significant place should be 
unacceptable unless: 
a. it will not materially harm the heritage values of the place or its setting 
b. it avoids detrimental fragmentation of management of the place; 
c.	 it will secure the long term future of the place and, where applicable, 

its continued use for a sympathetic purpose; 
d. it is necessary to resolve problems arising from the inherent needs of 

the place, rather than the circumstances of the present owner, or the 
purchase price paid; 

e. sufficient subsidy is not available from any other source; 
f.	 it is demonstrated that the amount of enabling development is the 

minimum necessary to secure the future of the place, and that its form 
minimises harm to other public interests; 

g. the public benefit of securing the future of the heritage asset through 
such enabling development decisively outweighs the disbenefits of 
breaching other public policies. 

17	 We conclude with a general statement about Applying the Principles (page 67), 
acknowledging that the cultural and natural heritage values of significant places, 
including those reflected in landscape designations, should be managed in 
parallel, fostering close working relationships between cultural and natural 
heritage interests. Finally, we provide a set of key Definitions (pages 71-72). 
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INTRODUCTION
 

Aims 

18	 The historic environment is central to England’s cultural heritage and sense 
of identity, and hence a resource that should be sustained for the benefit of 
present and future generations. English Heritage’s aim in this document is to 
set out a logical approach to making decisions and offering guidance about 
all aspects of the historic environment, and for reconciling its protection with 
the economic and social needs and aspirations of the people who live in it. 

19	 The Conservation Principles, Policies and Guidance are primarily intended to 
help us to ensure consistency of approach in carrying out our role as the 
Government’s statutory advisor on the historic environment in England. 
Specifically, they make a contribution to addressing the challenges of 
modernising heritage protection by proposing an integrated approach to 
making decisions, based on a common process. The Principles look forward 
to the consolidated framework of heritage protection proposed in the 
White Paper Heritage Protection for the 21st Century (March 2007), but their 
application is not dependent upon it. 

20	 The Principles will inform English Heritage’s approach to the management of 
the historic environment as a whole, including the community engagement, 
learning and access issues addressed under Principle 2. The Policies and 
Guidance will specifically guide our staff in applying the Principles to English 
Heritage’s role in the development process, and in managing the historic sites 
in our care. We hope, of course, that, like all our guidance, the Principles will 
also be read and used by local authorities, property owners, developers, 
and their advisers. In due course, the Principles, Policies and Guidance will 
be supported by further, more detailed guidance about particular types of 
proposal or place, and current English Heritage guidance will make specific 
reference to them as it is updated. 

Terms and concepts 

21	 The practice of recognising, formally protecting and conserving particular 
aspects of the historic environment has developed along parallel paths, 
trodden by different professional disciplines. The lack of a common, ‘high level’ 
terminology has been a barrier to articulating common principles, and using 
them to develop a more integrated approach. We have therefore deliberately 
avoided the specialised terminology of current law and public policy relating 
to heritage designations, such as ‘listed building’ and ‘scheduled monument’. 
We use the word ‘place’ as a proxy for any part of the historic environment, 
including under the ground or sea, that people (not least practitioners) 
perceive as having a distinct identity, although recognising that there is 
no ideal term to cover everything from a shipwreck to a landscape. 
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22 The term ‘place’ goes beyond physical form, to involve all the characteristics 
that can contribute to a ‘sense of place’. It embraces the idea that places, 
of any size from a bollard to a building, an historic area, a town, or a region, 
need to be understood and managed at different levels for different purposes; 
and that a particular geographical location can form part of several overlapping 
‘places’ defined by different characteristics. Similarly, we have stretched the 
concept of ‘fabric’, commonly used to describe the material from which a 
building is constructed, to include all the material substance of places, including 
geology, archaeological deposits, structures and buildings, and the flora growing 
in and upon them. ‘Designation’ embraces any formal recognition of heritage 
value, including registration, listing, scheduling and inscription. 

23	 Our approach anticipates the proposed consolidation of national cultural 
heritage protection and, more importantly, avoids the suggestion that the 
Principles are concerned only with places that meet the particular thresholds 
of significance necessary for formal international, national or local designation. 
Beyond heritage designations, in the wider framework of environmental 
management and spatial planning, an understanding of the heritage values 
a place may have for its owners, the local community and wider communities 
of interest should be seen as the basis for making sound decisions about 
its future. 

24	 Sustainable management of a place begins with understanding and defining 
how, why, and to what extent it has cultural and natural heritage values: in sum, 
its significance. Communicating that significance to everyone concerned with 
a place, particularly those whose actions may affect it, is then essential if all are 
to act in awareness of its heritage values. Only through understanding the 
significance of a place is it possible to assess how the qualities that people 
value are vulnerable to harm or loss. That understanding should then provide 
the basis for developing and implementing management strategies (including 
maintenance, cyclical renewal and repair) that will best sustain the heritage 
values of the place in its setting. Every conservation decision should be based 
on an understanding of its likely impact on the significance of the fabric and 
other aspects of the place concerned. 
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25	 Our definition of conservation includes the objective of sustaining heritage 
values. In managing significant places, ‘to preserve’, even accepting its 
established legal definition of ‘to do no harm’, is only one aspect of what 
is needed to sustain heritage values. The concept of conservation area 
designation, with its requirement ‘to preserve or enhance’, also recognises 
the potential for beneficial change to significant places, to reveal and reinforce 
value. ‘To sustain’ embraces both preservation and enhancement to the extent 
that the values of a place allow. Considered change offers the potential to 
enhance and add value to places, as well as generating the need to protect 
their established heritage values. It is the means by which each generation 
aspires to enrich the historic environment. 

Relationship to other policy documents 

26	 Planning Policy Statement 1 Delivering Sustainable Development (2005) includes 
the explicit objective of ‘protecting and enhancing the natural and historic 
environment’.1 In these Principles, Policies and Guidance, we provide detailed 
guidance on sustaining the historic environment within the framework of 
established government policy. In particular, the document distils from Planning 
Policy Guidance note (PPG) 15 Planning and the Historic Environment (1994) 
and PPG16 Archaeology and Planning (1990) those general principles which are 
applicable to the historic environment as a whole. It also provides a structure 
within which other current English Heritage policy and guidance should be 
applied. The Policies and Guidance will be updated to refer to and reflect new 
heritage legislation and government policy as they emerge, and in the light of 
experience in use. 

27	 At the international level,2 the Principles reflect many of the presumptions 
of the World Heritage Convention, with its call to give all natural and cultural 
heritage a function in the life of communities. The Principles are consistent 
with the Granada Convention on the protection of the architectural heritage, 
and the Valletta Convention on the protection of the archaeological heritage, 
both ratified by the United Kingdom. The European Landscape Convention, 
also ratified by the United Kingdom, has been influential, not least for its 
definition of a landscape as ‘an area, as perceived by people…’, and its 
references to the need to consider sustaining cultural values in managing all 
landscapes, as well as the importance of public engagement in that process. 

1	 See paragraphs 5, 17-18 

2	 Convention concerning the Protection of the World Cultural and Natural Heritage (UNESCO, 1972) 
Convention for the Protection of the Architectural Heritage of Europe (Granada: Council of Europe, 1985, ETS 121) 
European convention on the Protection of the Archaeological Heritage (Valletta: Council of Europe, 1992, ETS 143) 
European Landscape Convention (Florence: Council of Europe, 2000, ETS 176) 
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Correlation with current and proposed legislation 

28	 The White Paper Heritage Protection for the 21st Century (March 2007) 
proposed a single national Register of historic buildings and sites of special 
architectural, historic or archaeological interest, which will include all those places 
currently on the statutory list of buildings of special architectural or historic 
interest and the schedule of monuments, the non-statutory registers of historic 
parks and gardens and of battlefields, and World Heritage Sites (although the 
latter are designated internationally). ‘Historic asset’ is the proposed shorthand 
for registered places, although marine ‘historic assets’ will remain outside this 
system. Conservation areas will continue to be designated at local level, 
alongside non-statutory local designations, and much of the archaeological 
resource will continue to be managed by policy, rather than designation. 

29	 In the proposed new national system of cultural heritage protection, ‘reasons 
for designation’ will set out why each ‘historic asset’ is above the threshold 
for designation for its ‘architectural, historic or archaeological interest’. 
Grounds for designation will necessarily be confined to specific values under 
these headings, directly related to published selection criteria. The statutory 
basis of designation will, however, be sufficiently broad to embrace the range 
of values which the Principles identify as desirable to take into account in the 
management of significant places. 

Equalities impact assessment 
Public bodies are legally required to ensure that their plans, policies and 
activities do not unfairly discriminate against a group protected by equalities 
legislation. It is the responsibility of those public bodies for whom we 
provide advice to ensure that that they have conducted any relevant Equalities 
Impact Assessment that may be required when implementing the advice of 
English Heritage. 
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PRINCIPLE 1
 

1	 The historic environment is a shared resource 

1.1	 Our environment contains a unique and dynamic record of human 
activity. It has been shaped by people responding to the surroundings 
they inherit, and embodies the aspirations, skills and investment of 
successive generations. 

1.2	 People value this historic environment as part of their cultural and 
natural heritage. It reflects the knowledge, beliefs and traditions of 
diverse communities. It gives distinctiveness, meaning and quality to 
the places in which we live, providing a sense of continuity and a 
source of identity. It is a social and economic asset and a resource 
for learning and enjoyment. 

1.3	 Each generation should therefore shape and sustain the historic 
environment in ways that allow people to use, enjoy and benefit 
from it, without compromising the ability of future generations to 
do the same. 

1.4	 Heritage values represent a public interest in places, regardless of 
ownership. The use of law, public policy and public investment is 
justified to protect that public interest. 

1.5	 Advice and assistance should be available from public sources to 
help owners sustain the heritage in their stewardship. 
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PRINCIPLE 2
 

2 Everyone should be able to participate in sustaining the 
historic environment 

2.1	 Everyone should have the opportunity to contribute his or her 
knowledge of the value of places, and to participate in decisions about 
their future, by means that are accessible, inclusive and informed. 

2.2	 Learning is central to sustaining the historic environment. It raises 
people’s awareness and understanding of their heritage, including the 
varied ways in which its values are perceived by different generations 
and communities. It encourages informed and active participation in 
caring for the historic environment. 

2.3	 Experts should use their knowledge and skills to encourage and 
enable others to learn about, value and care for the historic 
environment. They play a crucial role in discerning, communicating 
and sustaining the established values of places, and in helping 
people to refine and articulate the values they attach to places. 

2.4	 It is essential to develop, maintain and pass on the specialist 
knowledge and skills necessary to sustain the historic environment. 
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PRINCIPLE 3
 

3	 Understanding the significance of places is vital 

3.1	 Any fixed part of the historic environment with a distinctive identity 
perceived by people can be considered a place. 

3.2	 The significance of a place embraces all the diverse cultural and 
natural heritage values that people associate with it, or which prompt 
them to respond to it. These values tend to grow in strength and 
complexity over time, as understanding deepens and people’s 
perceptions of a place evolve. 

3.3	 In order to identify the significance of a place, it is necessary first 
to understand its fabric, and how and why it has changed over time; 
and then to consider: 
• who values the place, and why they do so 
• how those values relate to its fabric 
• their relative importance  
• whether associated objects contribute to them 
• the contribution made by the setting and context of the place 
• how the place compares with others sharing similar values. 

3.4	 Understanding and articulating the values and significance of a place 
is necessary to inform decisions about its future. The degree of 
significance determines what, if any, protection, including statutory 
designation, is appropriate under law and policy. 
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4 Significant places should be managed to sustain their values 

4.1	 Change in the historic environment is inevitable, caused by natural 
processes, the wear and tear of use, and people’s responses to social, 
economic and technological change. 

4.2	 Conservation is the process of managing change to a significant 
place in its setting in ways that will best sustain its heritage values, 
while recognising opportunities to reveal or reinforce those values 
for present and future generations. 

4.3	 Conservation is achieved by all concerned with a significant 
place sharing an understanding of its significance, and using that 
understanding to: 
• judge how its heritage values are vulnerable to change 
• take the actions and impose the constraints necessary to sustain, 

reveal and reinforce those values 
• mediate between conservation options, if action to sustain one 

heritage value could conflict with action to sustain another  
• ensure that the place retains its authenticity – those attributes 

and elements which most truthfully reflect and embody the 
heritage values attached to it. 

4.4	 Action taken to counter harmful effects of natural change, or to 
minimise the risk of disaster, should be timely, proportionate to the 
severity and likelihood of identified consequences, and sustainable. 

4.5	 Intervention may be justified if it increases understanding of the 
past, reveals or reinforces particular heritage values of a place, or is 
necessary to sustain those values for present and future generations, 
so long as any resulting harm is decisively outweighed by the benefits. 

4.6	 New work should aspire to a quality of design and execution which 
may be valued both now and in the future. This neither implies nor 
precludes working in traditional or new ways, but should respect the 
significance of a place in its setting. 
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PRINCIPLE 5
 

5	 Decisions about change must be reasonable, 
transparent and consistent 

5.1	 Decisions about change in the historic environment demand the 
application of expertise, experience and judgement, in a consistent, 
transparent process guided by public policy. 

5.2	 The range and depth of understanding, assessment and public 
engagement should be sufficient to inform and justify the decision 
to be made, but efficient in the use of resources. Proportionality 
should govern the exercise of statutory controls. 

5.3	 Potential conflict between sustaining heritage values of a place and 
other important public interests should be minimised by seeking the 
least harmful means of accommodating those interests. 

5.4	 If conflict cannot be avoided, the weight given to heritage values in 
making the decision should be proportionate to the significance of 
the place and the impact of the proposed change on that significance. 
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PRINCIPLE 6
 

6 Documenting and learning from decisions is essential 

6.1	 Accessible records of the justification for decisions and the actions 
that follow them are crucial to maintaining a cumulative account of 
what has happened to a significant place, and understanding how and 
why its significance may have been altered. 

6.2	 Managers of significant places should monitor and regularly evaluate 
the effects of change and responses to it, and use the results to 
inform future decisions. Public bodies similarly should monitor and 
respond to the effects on the historic environment of their policies 
and programmes. 

6.3	 If all or part of a significant place will be lost, whether as a result 
of decision or inevitable natural process, its potential to yield 
information about the past should be realised. This requires 
investigation and analysis, followed by archiving and dissemination 
of the results, all at a level that reflects its significance. 

6.4	 Where such loss is the direct result of human intervention, the costs 
of this work should be borne by those who benefit from the change, 
or whose role it is to initiate such change in the public interest. 
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UNDERSTANDING HERITAGE VALUES
 

Preamble 

30	 People may value a place for many reasons beyond utility or personal 
association: for its distinctive architecture or landscape, the story it can tell 
about its past, its connection with notable people or events, its landform, flora 
and fauna, because they find it beautiful or inspiring, or for its role as a focus of 
a community. These are examples of cultural and natural heritage values in the 
historic environment that people want to enjoy and sustain for the benefit of 
present and future generations, at every level from the ‘familiar and cherished 
local scene’3 to the nationally or internationally significant place. 

31	 Many heritage values are recognised by the statutory designation and 
regulation of significant places, where a particular value, such as ‘architectural 
or historic interest’ or ‘scientific interest’, is judged to be ‘special’, that is above 
a defined threshold of importance. Designation necessarily requires the 
assessment of the importance of specific heritage values of a place; but 
decisions about its day-to-day management should take account of all the 
values that contribute to its significance. Moreover, the significance of a 
place should influence decisions about its future, whether or not it is has 
statutory designation. 

32	 Although most places of heritage value are used, or are capable of being 
used, for some practical purpose, the relationship between their utility and 
their heritage values can range from mutual support (in the normal situation 
of use justifying appropriate maintenance) to conflict. Places with heritage 
values can generate wider social and economic (‘instrumental’) benefits, for 
example as a learning or recreational resource, or as a generator of tourism 
or inward economic investment, although their potential to do so is affected 
by external factors, such as ease of access. Utility and market values, and 
instrumental benefits, are different from heritage values in nature and effect. 

33	 This section is intended to prompt comprehensive thought about the range 
of inter-related heritage values that may be attached to a place. The high level 
values range from evidential, which is dependent on the inherited fabric of the 
place, through historical and aesthetic, to communal values which derive from 
people’s identification with the place. 

34	 Some values can be appreciated simply as a spontaneous, although culturally 
influenced, response; but people’s experience of all heritage values tends to 
be enhanced by specific knowledge about the place. 

3 PPG 15, Planning and the historic environment (1994), para 1.1. 

27 578



UNDERSTANDING HERITAGE VALUES
 

Evidential value 

35	 Evidential value derives from the potential of a place to yield evidence about 
past human activity. 

36	 Physical remains of past human activity are the primary source of evidence 
about the substance and evolution of places, and of the people and cultures 
that made them. These remains are part of a record of the past that begins 
with traces of early humans and continues to be created and destroyed. 
Their evidential value is proportionate to their potential to contribute to 
people’s understanding of the past. 

37	 In the absence of written records, the material record, particularly archaeological 
deposits, provides the only source of evidence about the distant past. Age is 
therefore a strong indicator of relative evidential value, but is not paramount, 
since the material record is the primary source of evidence about poorly-
documented aspects of any period. Geology, landforms, species and habitats 
similarly have value as sources of information about the evolution of the planet 
and life upon it. 

38	 Evidential value derives from the physical remains or genetic lines that have 
been inherited from the past. The ability to understand and interpret the 
evidence tends to be diminished in proportion to the extent of its removal 
or replacement. 

Historical value 

39	 Historical value derives from the ways in which past people, events and 
aspects of life can be connected through a place to the present. It tends 
to be illustrative or associative. 

40	 The idea of illustrating aspects of history or prehistory – the perception of 
a place as a link between past and present people – is different from purely 
evidential value. Illustration depends on visibility in a way that evidential value 
(for example, of buried remains) does not. Places with illustrative value will 
normally also have evidential value, but it may be of a different order of 
importance. An historic building that is one of many similar examples may 
provide little unique evidence about the past, although each illustrates the 
intentions of its creators equally well. However, their distribution, like that 
of planned landscapes, may be of considerable evidential value, as well as 
demonstrating, for instance, the distinctiveness of regions and aspects of 
their social organisation. 
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41	 Illustrative value has the power to aid interpretation of the past through 
making connections with, and providing insights into, past communities and 
their activities through shared experience of a place. The illustrative value 
of places tends to be greater if they incorporate the first, or only surviving, 
example of an innovation of consequence, whether related to design, 
technology or social organisation. The concept is similarly applicable to the 
natural heritage values of a place, for example geological strata visible in an 
exposure, the survival of veteran trees, or the observable interdependence 
of species in a particular habitat. Illustrative value is often described in relation 
to the subject illustrated, for example, a structural system or a machine might 
be said to have ‘technological value’. 

42	 Association with a notable family, person, event, or movement gives historical 
value a particular resonance. Being at the place where something momentous 
happened can increase and intensify understanding through linking historical 
accounts of events with the place where they happened – provided, of course, 
that the place still retains some semblance of its appearance at the time. 
The way in which an individual built or furnished their house, or made a 
garden, often provides insight into their personality, or demonstrates their 
political or cultural affiliations. It can suggest aspects of their character and 
motivation that extend, or even contradict, what they or others wrote, or 
are recorded as having said, at the time, and so also provide evidential value. 

43	 Many buildings and landscapes are associated with the development of other 
aspects of cultural heritage, such as literature, art, music or film. Recognition 
of such associative values tends in turn to inform people’s responses to these 
places. Associative value also attaches to places closely connected with the 
work of people who have made important discoveries or advances in thought 
about the natural world. 

44	 The historical value of places depends upon both sound identification and 
direct experience of fabric or landscape that has survived from the past, but 
is not as easily diminished by change or partial replacement as evidential value. 
The authenticity of a place indeed often lies in visible evidence of change as 
a result of people responding to changing circumstances. Historical values are 
harmed only to the extent that adaptation has obliterated or concealed them, 
although completeness does tend to strengthen illustrative value. 
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45 The use and appropriate management of a place for its original purpose, for 
example as a place of recreation or worship, or, like a watermill, as a machine, 
illustrates the relationship between design and function, and so may make a 
major contribution to its historical values. If so, cessation of that activity will 
diminish those values and, in the case of some specialised landscapes and 
buildings, may essentially destroy them. Conversely, abandonment, as of, for 
example, a medieval village site, may illustrate important historical events.4 

Aesthetic value 

46	 Aesthetic value derives from the ways in which people draw sensory and 
intellectual stimulation from a place. 

47	 Aesthetic values can be the result of the conscious design of a place, including 
artistic endeavour. Equally, they can be the seemingly fortuitous outcome of 
the way in which a place has evolved and been used over time. Many places 
combine these two aspects – for example, where the qualities of an already 
attractive landscape have been reinforced by artifice – while others may inspire 
awe or fear. Aesthetic values tend to be specific to a time and cultural context, 
but appreciation of them is not culturally exclusive. 

48	 Design value relates primarily to the aesthetic qualities generated by the 
conscious design of a building, structure or landscape as a whole. It embraces 
composition (form, proportions, massing, silhouette, views and vistas, circulation) 
and usually materials or planting, decoration or detailing, and craftsmanship. 
It may extend to an intellectual programme governing the design (for example, 
a building as an expression of the Holy Trinity), and the choice or influence of 
sources from which it was derived. It may be attributed to a known patron, 
architect, designer, gardener or craftsman (and so have associational value), 
or be a mature product of a vernacular tradition of building or land 
management. Strong indicators of importance are quality of design and 
execution, and innovation, particularly if influential. 

49 Sustaining design value tends to depend on appropriate stewardship to maintain 
the integrity of a designed concept, be it landscape, architecture, or structure. 

50 It can be useful to draw a distinction between design created through detailed 
instructions (such as architectural drawings) and the direct creation of a work of 
art by a designer who is also in significant part the craftsman. The value of the 
artwork is proportionate to the extent that it remains the actual product of the 
artist’s hand. While the difference between design and ‘artistic’ value can be clear-
cut, for example statues on pedestals (artistic value) in a formal garden (design 
value), it is often far less so, as with repetitive ornament on a medieval building. 

4 For guidance on the restoration on ruins see para 133, on alterations to sustain use, para 154. 
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51	 Some aesthetic values are not substantially the product of formal design, 
but develop more or less fortuitously over time, as the result of a succession 
of responses within a particular cultural framework. They include, for example, 
the seemingly organic form of an urban or rural landscape; the relationship 
of vernacular buildings and structures and their materials to their setting; or a 
harmonious, expressive or dramatic quality in the juxtaposition of vernacular or 
industrial buildings and spaces. Design in accordance with Picturesque theory 
is best considered a design value. 

52	 Aesthetic value resulting from the action of nature on human works, 
particularly the enhancement of the appearance of a place by the passage 
of time (‘the patina of age’), may overlie the values of a conscious design. 
It may simply add to the range and depth of values, the significance, of the 
whole; but on occasion may be in conflict with some of them, for example, 
when physical damage is caused by vegetation charmingly rooting in masonry. 

53	 While aesthetic values may be related to the age of a place, they may also 
(apart from artistic value) be amenable to restoration and enhancement. 
This reality is reflected both in the definition of conservation areas (areas 
whose ‘character or appearance it is desirable to preserve or enhance’) 
and in current practice in the conservation of historic landscapes. 

Communal value 

54	 Communal value derives from the meanings of a place for the people who 
relate to it, or for whom it figures in their collective experience or memory. 
Communal values are closely bound up with historical (particularly associative) 
and aesthetic values, but tend to have additional and specific aspects. 

55	 Commemorative and symbolic values reflect the meanings of a place for those 
who draw part of their identity from it, or have emotional links to it. The most 
obvious examples are war and other memorials raised by community effort, 
which consciously evoke past lives and events, but some buildings and places, 
such as the Palace of Westminster, can symbolise wider values. Such values 
tend to change over time, and are not always affirmative. Some places may 
be important for reminding us of uncomfortable events, attitudes or periods 
in England’s history. They are important aspects of collective memory and 
identity, places of remembrance whose meanings should not be forgotten. 
In some cases, that meaning can only be understood through information 
and interpretation, whereas, in others, the character of the place itself tells 
most of the story. 
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56 Social value is associated with places that people perceive as a source of identity, 
distinctiveness, social interaction and coherence. Some may be comparatively 
modest, acquiring communal significance through the passage of time as a 
result of a collective memory of stories linked to them. They tend to gain 
value through the resonance of past events in the present, providing reference 
points for a community’s identity or sense of itself. They may have fulfilled a 
community function that has generated a deeper attachment, or shaped some 
aspect of community behaviour or attitudes. Social value can also be expressed 
on a large scale, with great time-depth, through regional and national identity. 

57	 The social values of places are not always clearly recognised by those who share 
them, and may only be articulated when the future of a place is threatened. 
They may relate to an activity that is associated with the place, rather than 
with its physical fabric. The social value of a place may indeed have no direct 
relationship to any formal historical or aesthetic values that may have been 
ascribed to it. 

58	 Compared with other heritage values, social values tend to be less dependent 
on the survival of historic fabric. They may survive the replacement of the 
original physical structure, so long as its key social and cultural characteristics 
are maintained; and can be the popular driving force for the re-creation of lost 
(and often deliberately destroyed or desecrated) places with high symbolic 
value, although this is rare in England. 

59	 Spiritual value attached to places can emanate from the beliefs and teachings 
of an organised religion, or reflect past or present-day perceptions of the spirit 
of place. It includes the sense of inspiration and wonder that can arise from 
personal contact with places long revered, or newly revealed. 

60	 Spiritual value is often associated with places sanctified by longstanding 
veneration or worship, or wild places with few obvious signs of modern life. 
Their value is generally dependent on the perceived survival of the historic 
fabric or character of the place, and can be extremely sensitive to modest 
changes to that character, particularly to the activities that happen there. 
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Preamble 

61	 Understanding a place and assessing its significance demands the application 
of a systematic and consistent process, which is appropriate and proportionate 
in scope and depth to the decision to be made, or the purpose of the 
assessment. This section sets out such a process, which can be applied not 
only to places already acknowledged as significant, but also to those where the 
potential for change generates the need for assessment. Not all stages will be 
applicable to all places. 

Understand the fabric and evolution of the place 

62	 To identify the cultural and natural heritage values of a place, its history, fabric 
and character must first be understood. This should include its origins, how 
and why it has changed over time (and will continue to change if undisturbed), 
the form and condition of its constituent elements and materials, the technology 
of its construction, any habitats it provides, and comparison with similar places. 
Its history of ownership may be relevant, not only to its heritage values, but 
also to its current state. 

63	 The study of material remains alone will rarely provide sufficient 
understanding of a place. The information gained will need to be set in the 
context of knowledge of the social and cultural circumstances that produced 
the place. Documentation underpinning any existing statutory designations 
is also important. Historical and archaeological archives always help with 
understanding how and why the place has changed over time, as may personal 
recollections, which can be fundamental to identifying some historical and 
communal values. Published research frameworks may highlight particular 
aspects of evidential value or potential, but absence of evidence is not 
evidence of absence, especially of concealed or buried remains. 

64	 Historic Environment Records play a vital role in developing a comprehensive 
and dynamic information resource, both for understanding particular places 
and as a wider research tool. Key elements of documentation generated 
through understanding places, and making changes to significant places, should 
be copied to Historic Environment Records, as well as remaining accessible 
to everyone directly concerned with the place. 
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65 Extensive mapping, description, understanding and assessment – 
‘characterisation’ – can facilitate rapid analysis of large areas, both urban 
and rural. Its aim is to help people recognise how the past has shaped the 
present landscape, by identifying the distinctive historic elements of an area, 
and explaining past contexts of particular places within it.5 

Identify who values the place, and why they do so 

66	 To provide a sound basis for management, the people and communities 
who are likely to attach heritage values to a place should be identified, and 
the range of those values understood and articulated, not just those that may 
be a focus of contention. This involves engaging with owners, communities 
and specialists with a sufficient range of knowledge of the place, subject to 
the need for proportionality. 

67	 Different people and communities may attach different weight to the same 
heritage values of a place at the same time. Experience shows that judgements 
about heritage values, especially those relating to the recent past, tend to grow 
in strength and complexity over time, as people’s perceptions of a place evolve. 
It is therefore necessary to consider whether a place might be so valued in the 
future that it should be protected now. 

68	 Understanding the history of a place does not necessarily make it significant; 
but the process of investigation often generates and helps to define perceptions 
of heritage value. This may happen through physical or documentary 
discoveries, or dialogue; but equally may be prompted by the articulation 
of links between the qualities of a particular place and the evolution of 
the culture that produced it, or the events that happened there. 

5	 See Boundless Horizons: Historic Landscape Characterisation and Using Historic Landscape Characterisation (English Heritage, 
2004) and at a more detailed level, Guidance on conservation area appraisals (English Heritage, 2006). 
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Relate identified heritage values to the fabric of the place 

69	 An assessment of significance will normally need to identify how particular 
parts of a place and different periods in its evolution contribute to, or detract 
from, each identified strand of cultural and natural heritage value. This is 
current practice in statutory designation, in relation to those particular values 
that are the basis of selection. The most useful categories for differentiating 
between the components of a place (‘what’) are temporal (‘when’, often 
linked to ‘by whom’) and spatial (‘where’, ‘which part’, often linked to ‘why’). 
Understanding a place should produce a chronological sequence of varying 
precision, allowing its surviving elements to be ascribed to ‘phases’ in its 
evolution. Some phases are likely to be of greater significance than others, 
while some values, such as historical or communal, will apply to the place 
as a whole. For example: 

‘The evidential value and potential of Smith’s Hall lies primarily in the timber-framed elements 
of the medieval hall house and 16th century cross-wing, and to a moderate extent in the 18th 
century alterations and partial casing. The latter is, however, of high architectural value, marred 
by superficial 19th century accretions, but complemented by a study extension of c1970 by 
A Architect. The contemporary garden is an outstanding design, integrating framework, 
sculpture and planting. The building well illustrates a regionally typical pattern of development 
from a medieval core, and its historical value is enhanced by its association with the writer 
A Wordsmith who commissioned the study and garden. Since his death Smith’s Hall has 
developed as a creative writing centre and the focus of an annual literary festival’.6 

70	 In other cases, differentiation will be spatial, for example: 

‘The street block of the factory was designed by A N Other to demonstrate the architectural 
potential of the company’s terracotta; it is a bold and well-proportioned design which was 
followed by others in the district. Its architectural value is reinforced by the technological 
[ie illustrative historical] value of the fireproof construction of the floors using hollow pots. 
The rear block, although it followed soon afterwards, is by contrast architecturally entirely typical 
of its date and place. While of lesser architectural value, it and the other buildings on the site, 
each of which fulfilled a specific role in the manufacturing process, are collectively of high 
evidential and historical value.’ 

71	 In many cases, differentiation will be a combination of the spatial and the 
temporal. It will normally best be illustrated by maps or plans showing the 
age and relative significance of the components or character areas of a place. 
Where the assessment is prompted by potential change, it is important that 
elements that would be directly affected are addressed at an appropriate 
level of detail, but always in relation to the place as a whole. 

6 As a result of which it may also acquire social value over time. 
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Consider the relative importance of those identified values 

72	 It is normally desirable to sustain all the identified heritage values of a place, 
both cultural and natural; but on occasion, what is necessary to sustain some 
values will conflict with what is necessary to sustain others (paragraphs 91-92). 
If so, understanding the relative contribution of each identified heritage value 
to the overall value of the place – its significance – will be essential to objective 
decision-making. A balanced view is best arrived at through enabling all 
interested parties to appreciate their differing perspectives and priorities. 

73	 As the ‘Smith’s Hall’ example above demonstrates, some elements of a place 
may actually mar or conceal its significance. Identifying these is current good 
practice in statutory designation, both national and local, the latter through 
conservation area character appraisals. Eliminating or mitigating negative 
characteristics may help to reveal or reinforce heritage values of a place 
and thus its significance. 

Consider the contribution of associated objects and collections 

74	 Historically-associated objects can make a major contribution to the 
significance of a place, and association with the place can add heritage value 
to those objects. The range includes, but is not limited to, artefacts recovered 
through archaeological fieldwork, artworks and furnishings, collections, tools 
and machinery, and related archives, both historical and archaeological. 
The value of the whole is usually more than the sum of the parts, so that 
permanent separation devalues both place and objects. The contribution of 
such objects and archives, including evolving collections, should be articulated, 
even if they are currently held elsewhere, and regardless of whether their 
contribution falls within the scope of statutory protection. 

75	 Where places have been created around accumulated collections (for example, 
museums or libraries), the interior of a room or part of a garden has been 
designed as an entity (including a specific collection of furniture or sculpture, 
as well as fixed elements), or where an industrial building was designed around 
or to accommodate particular machinery, the relationship between the objects 
or elements and the place is fundamental to the significance of the place. 
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Consider the contribution made by setting and context 

76	 ‘Setting’ is an established concept that relates to the surroundings in which a 
place is experienced, its local context, embracing present and past relationships 
to the adjacent landscape. Definition of the setting of a significant place will 
normally be guided by the extent to which material change within it could 
affect (enhance or diminish) the place’s significance. 

77	 ‘Context’ embraces any relationship between a place and other places. It can 
be, for example, cultural, intellectual, spatial or functional, so any one place can 
have a multi-layered context. The range of contextual relationships of a place 
will normally emerge from an understanding of its origins and evolution. 
Understanding context is particularly relevant to assessing whether a place 
has greater value for being part of a larger entity, or sharing characteristics 
with other places. 

Compare the place with other places sharing similar values 

78	 Understanding the importance of a place by comparing it with other places 
that demonstrate similar values normally involves considering: 
• how strongly are the identified heritage values demonstrated or 

represented by the place, compared with those other places? 
• how do its values relate to statutory designation criteria, and any existing 

statutory designations of the place? 

79	 Designation at an international, national or local level is an indicator of 
the importance of particular value(s) of a place; but the absence of statutory 
designation does not necessarily imply lack of significance. Detailed research 
and analysis may reveal new evidence about any place, and designation criteria 
are reviewed from time to time. The heritage values of a place established 
through detailed study should therefore normally be compared with current 
selection criteria for designation or the application of protective policies. 
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80 Value-based judgements about elements of the historic environment have 
implications both for places and for everyone with an interest in them. 
Such judgements provide the basis for decisions about whether, or to what 
extent, a place should be conserved, rather than remade or replaced. 
Designation forms the basis of the statutory system of heritage protection. 
It may have important financial and other consequences for owners, while 
the refusal to designate may mean the loss of a place to which some people 
attached considerable significance. Consistency of judgement is therefore 
crucial to the public acceptability and fairness of the process. Detailed criteria 
for statutory designation, periodically updated,7 and a methodical articulation 
of how a particular place does or does not meet such criteria, make a major 
contribution to achieving that consistency. 

81	 The fact that a place does not meet current criteria for formal designation 
does not negate the values it may have to particular communities. Such values 
should be taken into account in making decisions about its future through the 
spatial planning system,8 or incentive schemes like Environmental Stewardship. 

Articulate the significance of the place 

82	 A ‘statement of significance’ of a place should be a summary of the cultural 
and natural heritage values currently attached to it and how they inter-relate, 
which distils the particular character of the place. It should explain the relative 
importance of the heritage values of the place (where appropriate, by reference 
to criteria for statutory designation), how they relate to its physical fabric, the 
extent of any uncertainty about its values (particularly in relation to potential 
for hidden or buried elements), and identify any tensions between potentially 
conflicting values. So far as possible, it should be agreed by all who have an 
interest in the place. The result should guide all decisions about material 
change to a significant place. 

83	 Assessments in support of a decision that a place passes the threshold for 
statutory designation for a particular value normally stand the test of time. 
However, the values of a place tend to extend beyond those which justify 
designation, and to grow in strength and complexity as time passes (Principle 
3.3). A statement of significance is an informed and inclusive judgement made 
on a particular set of data, applying prevailing perceptions of value, primarily 
to inform the management of a significant place. The statement will therefore 
need review in the light of new information, and periodically to reflect evolving 
perceptions of value (Principle 3.4). 

7	 Communities and Local Government Circular 01/2007, Revision to principles of selection for listing buildings complemented 
by detailed Selection Guides for particular building types produced by English Heritage, are a major step towards achieving 
this objective for listed buildings. 

8	 In line with the European Landscape Convention, Articles 5, 6. 
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Preamble 

84	 Conservation involves people managing change to a significant place in its 
setting, in ways that sustain, reveal or reinforce its cultural and natural heritage 
values (Principle 4.2). Conservation is not limited to physical intervention, 
for it includes such activities as the interpretation and sustainable use of places. 
It may simply involve maintaining the status quo, intervening only as necessary 
to counter the effects of growth and decay, but equally may be achieved 
through major interventions; it can be active as well as reactive. Change to a 
significant place is inevitable, if only as a result of the passage of time, but can 
be neutral or beneficial in its effect on heritage values. It is only harmful if 
(and to the extent that) significance is eroded. 

85	 The public interest in significant places is recognised through specific legislative 
and policy constraints on their owners, but there are few fiscal concessions to 
encourage conservation, and direct financial assistance is very limited. It is the 
potential of significant places to be used and enjoyed that generates value 
in the market or to a community, and so tends to motivate and enable their 
owners to exercise positive, informed stewardship. Very few significant places 
can be maintained at either public or private expense unless they are capable 
of some beneficial use; nor would it be desirable, even if it were practical, for 
most places that people value to become solely memorials of the past. 

86	 Keeping a significant place in use is likely to require continual adaptation and 
change; but, provided such interventions respect the values of the place, they 
will tend to benefit public (heritage) as well as private interests in it. Many 
places now valued as part of the historic environment exist because of past 
patronage and private investment, and the work of successive generations 
often contributes to their significance. Owners and managers of significant 
places should not be discouraged from adding further layers of potential future 
interest and value, provided that recognised heritage values are not eroded or 
compromised in the process. 

87	 The shared public and private interest in sustaining significant places in use 
demands mutual co-operation and respect between owners or managers and 
regulators. The best use for a significant place – its ‘optimum viable use’ 9 – is 
one that is both capable of sustaining the place and avoids or minimises harm 
to its values in its setting. It is not necessarily the most profitable use if that 
would entail greater harm than other viable uses. 

9 PPG 15, paragraph 3.9, in the context of listed buildings, but the principle is applicable to most significant places. 
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88 Decisions about change to significant places may be influenced by a range of 
interests. They may involve balancing the heritage value(s) of what exists now 
against the predicted benefits and disbenefits of the proposed intervention; 
that is to say, the public interest in the historic environment (which, if statutorily 
protected, is subject to a policy presumption in favour of preservation), with 
other, usually inter-related, public and private interests. There is rarely a single 
right answer, so adequate information and adopting a consistent, rigorous 
process are crucial to reaching publicly-justifiable decisions. 

Establish whether there is sufficient information 

89	 Understanding the impacts or consequences of proposed change should go 
beyond implications that are immediately apparent; for example, how much 
physical intervention would really be required to implement a proposal or 
a change of use? Specific investigation is often required, not only of ongoing 
processes of growth, change and decay, and other factors which may make 
the significance of the place vulnerable to harm or loss, but also of technical 
information about all the implications of a potential change, and often of the 
methods by which it would be achieved. 

90	 Having understood the scope of continuing or proposed change, sufficient 
information about the values of the elements of the place that would be 
affected is essential. The general process of assessing values and significance 
is addressed above (paragraphs 61-65). But detailed, targeted investigation 
and evaluation may be required, particularly of habitats, and of potential buried 
archaeological deposits or concealed structure, in order adequately to establish 
the contribution they make to the significance of the place. If required as 
part of a statutory process, such research must, however, be directly and 
proportionately related to the nature of proposal and its potential effects. 
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Consider the effects on authenticity and integrity 

91	 Evidential value, historical values and some aesthetic values, especially artistic 
ones, are dependent upon a place retaining (to varying degrees) the actual 
fabric that has been handed down from the past; but authenticity lies in 
whatever most truthfully reflects and embodies the values attached to the 
place (Principle 4.3). It can therefore relate to, for example, design or function, 
as well as fabric. Design values, particularly those associated with landscapes or 
buildings, may be harmed by losses resulting from disaster or physical decay, or 
through ill-considered alteration or accretion. Design value may be recoverable 
through repair or restoration, but perhaps at the expense of some evidential 
value. Keeping a large machine, like a water mill or boat lift, in use, may require 
replacement and modification of structural or moving parts which could be 
retained if it ceased to operate, producing a tension between authenticity of 
fabric and function. 

92	 The decision as to which value should prevail if all cannot be fully sustained 
always requires a comprehensive understanding of the range and relative 
importance of the heritage values involved (guided by the assessment of 
significance: paragraphs 82-83), and what is necessary (and possible) to sustain 
each of them. Retaining the authenticity of a place is not always achieved 
by retaining as much of the existing fabric as is technically possible. 

93	 A desire to retain authenticity tends to suggest that any deliberate change to a 
significant place should be distinguishable, that is, its extent should be discernible 
through inspection. The degree of distinction that is appropriate must take 
account of the aesthetic values of the place. In repair and restoration, a subtle 
difference between new and existing, comparable to that often adopted in the 
presentation of damaged paintings, is more likely to retain the coherence of the 
whole than jarring contrast. 

94	 Integrity (literally, ‘wholeness, honesty’) can apply, for example, to a structural 
system, a design concept, the way materials or plants are used, the character of 
a place, artistic creation, or functionality. Decisions about recovering any aspect 
of integrity that has been compromised must, like authenticity, depend upon a 
comprehensive understanding of the values of the place, particularly the values 
of what might be lost in the process. 

95	 Every place is unique in its combination of heritage values, so, while it is 
technically possible to relocate some structures, their significance tends to be 
diminished by separation from their historic location. There are exceptions, 
for example public sculpture not significantly associated with its current site, or  
moving a structure back from an eroding cliff edge, thus recovering its intended 
relationship with the landform. Relocated structures may also acquire new 
values in a new location. 
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Take account of sustainability 

96	 Significant places should be used and managed in ways that will, wherever 
possible, ensure that their significance can be appreciated by generations 
to come, an established aspect of stewardship. Sustaining the value of the 
historic environment as a whole depends also on creating in the present the 
heritage of the future, through changes that enhance and enrich the values 
of places. Both objectives involve the difficult task of anticipating the heritage 
values of future generations, as well as understanding those of our own. 

97	 Sustaining heritage values is likely to contribute to environmental sustainability, 
not least because much of the historic environment was designed for a 
comparatively low-energy economy. Many historic settlements and 
neighbourhoods, tending towards high density and mixed use, provide a model 
of sustainable development. Traditional landscape management patterns have 
been sustained over centuries. Many traditional buildings and building materials 
are durable, and perform well in terms of the energy needed to make and use 
them. Their removal and replacement would require a major reinvestment of 
energy and resources. 

98	 The re-use of sound materials derived from the place being repaired or altered 
is traditional practice and contributes to the sustainable use of energy and 
material resources. Mixing old and new materials in exposed situations, 
however, may be inadvisable. Maintaining demand for new traditional and local 
materials will also stimulate their continued or renewed production, and help 
to ensure a sustainable supply and the craft skills to utilise it. 

99	 The re-use of sound traditional materials recovered from alteration and 
demolition elsewhere can also contribute to sustainability, provided they are 
not derived from degrading other significant places primarily because of the 
value of their materials. 

Consider the potential reversibility of changes 

100	 In reality, our ability to judge the long-term impact of changes on the 
significance of a place is limited. Interventions may not perform as expected. 
As perceptions of significance evolve, future generations may not consider 
their effect on heritage values positive. It is therefore desirable that changes, 
for example those to improve energy efficiency in historic buildings, are capable 
of being reversed, in order not unduly to prejudice options for the future. 
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101	 However, places should not be rendered incapable of a sustainable use simply 
because of a reluctance to make modest, but irreversible, changes. It is also 
unreasonable to take the idea of reversibility to the point that intervention 
in significant places diminishes their aesthetic values by appearing contrived, 
awkward or ugly, in order to ensure that it can be undone. Unless of very 
short duration, crude and intrusive changes are certainly not justifiable 
simply because they are theoretically temporary or reversible, for they 
risk becoming permanent. 

Compare options and make the decision 

102	 Ideally, proposed changes will cause no harm to any of the values of the place, 
and the right decision will be obvious. In practice, however, there tend to be 
options for achieving the objective of proposed change, each of which will 
have different impacts on values. The predicted long-term or permanent 
consequences of proposals (in terms of degree, and whether positive, negative 
or neutral) on each of the identified heritage values of a place, and thus on 
the significance of the whole, should provide the reasoned basis for a decision, 
where necessary taking other interests into account. 

103	 Where there are options for the conservation management of change, or 
reconciling conservation and other interests, ‘heritage impact assessment’ 
can be used to compare the predicted effects of alternative courses of action 
(including taking no action) on the values of a place, in order to identify the 
optimum solution. The approach can be refined by weighting different values 
to reflect their relative importance for the place and its significance. Heritage 
impact assessment can be particularly useful if applied at the conceptual stage 
of a proposal, and refined at each successive step towards making a decision. 

Apply mitigation 

104	 If some negative impact or loss of fabric is unavoidable, mitigation should be 
considered to minimise harm. This will normally include making records and 
archiving parts of significant elements, including archaeological deposits, 
that will be removed or altered prior to and during the work, in accordance 
with Principles 6.3 and 6.4. A high quality of design of proposed interventions 
is not mitigation; it is essential in any significant place (Principle 4.6), 
regardless of any unavoidable harm. Mitigation should not be confused with 
compensation – non-essential benefits to other aspects of the place, or to 
other heritage interests. 
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Monitor and evaluate outcomes 

105	 Monitoring implementation helps to ensure that outcomes reflect expectations. 
If, despite prior investigation, the unexpected is revealed during implementation, 
proposals should, so far as is reasonably possible, be amended to minimise harm. 

106	 The management of significant places should include regular monitoring and 
evaluation of the effects of change, in accordance with Principles 6.1 and 6.2. 
This provides the basis for action to address ongoing change (including action 
by authorities to mitigate the effects of deliberate neglect). Outcomes of 
decisions can be compared with expectations, often revealing unanticipated 
consequences, and informing future policy and decisions. 

107	 Conservation management plans, regularly reviewed, can provide a sound 
framework for the management of significant places, particularly those in 
responsible long-term ownership. 
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Preamble 

108	 This section summarises the policies that will guide English Heritage in 
offering advice or making decisions about particular types of change affecting 
significant places. More than one type of change may of course be included 
in any particular proposal. English Heritage is primarily concerned with the 
effect of proposals on the heritage values of places, and its policies are 
framed accordingly. 

109	 While some of the policies have a close relationship to particular principles 
(for example ‘New work and alteration’ to Principle 4.6), it is important that 
all the policies are interpreted in the framework of the Principles as a whole. 

110	 Tension between conservation and other public policies usually arises from 
a perceived need to harm the heritage values of a place in order to achieve 
another important public policy objective, or to sustain the place itself 
(paragraph 150). The converse is ‘enabling development’ contrary to public 
policy, which is proposed in order to sustain a significant place (paragraph 
158). In both cases, it is important to keep a sense of proportion, and not 
automatically to assume that cultural or natural heritage values must prevail 
over all other public interests. Such tensions are usually best reconciled by 
integrating conservation with the other public interests through dialogue, 
based on mutual understanding and respect. 

Routine management and maintenance 

111	 The conservation of significant places is founded on appropriate routine 
management and maintenance. 

112	 The values of landscapes and buildings tend to be quickly obscured or lost if 
long-standing management and maintenance regimes are discontinued. Such 
regimes are often closely linked to historic design, function and stewardship, 
and dependent on traditional processes and materials. Since most habitats in 
England are the result of long-established land management practices, sustaining 
their ecosystems can depend upon continuing those practices. Reinstating a 
lapsed regime can help to recover both cultural and natural heritage values. 

113	 Regular monitoring should inform continual improvement of planned 
maintenance and identify the need for periodic repair or renewal at an early 
stage. If a permanent solution to identified problems is not immediately 
possible, temporary works should be undertaken to prevent the problems 
from escalating. Temporary solutions should be effective, timely and reversible. 
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Periodic renewal 

114	 Periodic renewal of elements of a significant place, intended or inherent in 
the design, is normally desirable unless any harm caused to heritage values 
would not be recovered over time. 

115	 Periodic renewal, such as re-covering roofs, differs from maintenance in that 
it occurs on a longer cycle, is usually more drastic in nature and often has a 
greater visual impact. It involves the temporary loss of certain heritage values, 
such as the aesthetic value of the patina of age on an old roof covering, or the 
value of a dying tree as a habitat for invertebrates; but these values are likely 
to return within the next cycle, provided the replacement is physically and 
visually compatible (normally ‘like for like’, to the extent that this is sustainable). 
By contrast, the consequence of not undertaking periodic renewal is normally 
more extensive loss of both fabric and heritage values. 

116	 The justification required for periodic renewal will normally be that the fabric 
concerned is becoming incapable of fulfilling its intended functions through 
more limited intervention; and additionally, in the case of landscapes, that 
succession planting cannot achieve the objective in a less drastic way. Harm 
to values that will normally be recovered during the next cycle can, in most 
cases, be discounted, but potential permanent harm cannot be ignored in 
making the decision. 

Repair 

117	 Repair necessary to sustain the heritage values of a significant place is 
normally desirable if: 
a.	 there is sufficient information comprehensively to understand the 

impacts of the proposals on the significance of the place; and 
b.	 the long term consequences of the proposals can, from experience, 

be demonstrated to be benign, or the proposals are designed not to 
prejudice alternative solutions in the future; and 

c.	 the proposals are designed to avoid or minimise harm, if actions 
necessary to sustain particular heritage values tend to conflict. 

118	 It is important to look beyond the immediate need for action, to understand 
the reasons for the need for repair and plan for the long-term consequences 
of inevitable change and decay. While sufficient work should be undertaken to 
achieve a lasting repair, the extent of the repair should normally be limited to 
what is reasonably necessary to make failing elements sound and capable of 
continuing to fulfil their intended functions. 
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119	 The use of materials or techniques with a lifespan that is predictable from 
past performance, and which are close matches for those being repaired 
or replaced, tends to carry a low risk of future harm or premature failure. 
By contrast, the longer term effects of using materials or techniques that 
are innovative and relatively untested are much less certain. Not all historic 
building materials or techniques were durable – iron cramps in masonry, 
or un-galvanised steel windows, for example, are both subject to corrosion. 
Some structural failures are the inevitable, if slowly developing, consequences 
of the original method of construction. Once failure occurs, stabilising the 
structure depends on addressing the underlying causes of the problem, 
not perpetuating inherent faults. 

120	 The use of original materials and techniques for repair can sometimes destroy 
more of the original fabric, and any decoration it carries, than the introduction 
of reinforcing or superficially protective modern materials. These may offer 
the optimum conservation solution if they allow more significant original fabric 
to be retained. In historic landscapes, planting may need to utilise alternative 
species, to resist disease or the effects of climate change. Before making 
decisions, it is essential to understand all the heritage values of the elements 
concerned, and to consider the longer term, as well as the immediate, 
conservation objectives. 

121	 Sometimes, the action necessary to sustain or reinforce one heritage value can 
be incompatible with the actions necessary to sustain others. Understanding 
the range, inter-relationships and relative importance of the heritage values 
associated with a place should establish priorities for reconciling or balancing 
such tensions. While every reasonable effort should be made to avoid or 
minimise potential conflict, contrived solutions requiring intensive maintenance 
are likely to be difficult to sustain. 
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Intervention to increase knowledge of the past 

122	 Intervention in significant places primarily to increase knowledge of the past, 
involving material loss of evidential values, should normally be acceptable if: 
a.	 preservation in situ is not reasonably practicable; or 
b.	 it is demonstrated that the potential increase in knowledge 

• cannot be achieved using non-destructive techniques; and 
• is unlikely to be achieved at another place whose destruction is 

inevitable; and 
• is predicted decisively to outweigh the loss of the primary resource. 

If acceptable, an intervention demands: 
c.	 a skilled team, with the resources to implement a project design based 

on explicit research objectives; 
d. funded arrangements for the subsequent conservation and public deposit 

of the site archive, and for appropriate analysis and dissemination of the 
results within a set timetable; 

e.	 a strategy to ensure that other elements and values of the place are not 
prejudiced by the work, whether at the time or subsequently, including 
conservation of any elements left exposed. 

123	 The historic environment provides a unique record of past human activity, 
but differs from written archives in that ‘reading’ some parts of it can only be 
achieved through the destruction of the primary record. This policy applies 
particularly to the excavation of buried archaeological deposits, but can be 
relevant to the physical investigation of structures. It concerns intervention 
that goes beyond the evaluation and targeted investigation that may be 
necessary to inform and justify conservation management decisions. 

124	 The continuing development of investigative techniques suggests that, in future, 
it will be possible to extract more data from excavation and intervention than 
is currently possible, just as now it is usual to extract much more information 
than was possible a few decades ago. This demands a cautious approach to 
the use of a finite resource, and seeking to avoid loss of integrity, but it cannot 
reasonably exclude all research at a significant place. It must be recognised 
that much of the evidential value of the primary archive – the place itself – lies 
in its potential to increase knowledge of the past, to help protect the place and 
other similar places by a better understanding of their significance, to stimulate 
research, to encourage the further development of techniques to extract data, 
and to train successive generations of archaeologists. 
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125	 Intervention must be justified primarily by considering the potential gain in 
knowledge in relation to the impact on the archaeological resource, and 
specifically on the place or type of site in question. Established, relevant 
research framework priorities should be taken into account. Intervention 
should always be the minimum necessary to achieve the research objectives, 
fully utilising the potential of non-destructive techniques; but also extensive 
enough to ensure that the full research potential of what is necessarily to be 
destroyed in the process can be realised. 

Restoration 

126	 Restoration to a significant place should normally be acceptable if: 
a. the heritage values of the elements that would be restored decisively 

outweigh the values of those that would be lost; 
b.	 the work proposed is justified by compelling evidence of the evolution 

of the place, and is executed in accordance with that evidence; 
c.	 the form in which the place currently exists is not the result of an   

historically-significant event; 
d. the work proposed respects previous forms of the place; 
e. the maintenance implications of the proposed restoration are considered 

to be sustainable. 

127	 Restoration is intervention made with the deliberate intention of revealing 
or recovering a known element of heritage value that has been eroded, 
obscured or previously removed, rather than simply maintaining the status quo. 
It may also achieve other conservation benefits, for example restoring a roof 
on a roofless building may make it both physically and economically sustainable 
in the long term. Restoration of some elements of a place may be a desirable 
precursor to the introduction of new work (paragraph 138), which will 
necessarily take over where the evidence for restoration ends. 

128	 The concept of authenticity (paragraph 91) demands that proposals for 
restoration always require particularly careful justification. Reinstating damaged 
elements of work directly created by the hand of an artist normally runs 
counter to the idea of authenticity and integrity. However, the reinstatement 
of damaged architectural or landscape features in accordance with an historic 
design evidenced by the fabric of a place may not do so, if the design itself was 
the artistic creation, intended to be constructed by others, and the necessary 
materials and skills are available. 

129	 Mitigation through recording (paragraph 104) is particularly important in 
restoration work. The results should be integrated with and used to update 
the initial analysis of the evidence for restoration (which will often be 
expanded and modified in detail during the early stages of work), and 
the result deposited in the appropriate Historic Environment Record. 
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‘The heritage values of the elements that would be restored decisively 
outweigh the values of those that would be lost.’ 

130	 Any restoration inevitably removes or obscures part of the record of past 
change to a significant place, and so reduces its evidential value, as well as 
potentially affecting its historical and aesthetic values. Restoration may, 
however, bring gains by revealing other heritage values, such as the integrity 
and quality of an earlier and more important phase in the evolution of a place, 
which makes a particular contribution to its significance. Careful assessment 
of the values of the elements affected is essential. Where the significance of a 
place is the result of centuries of change, restoration to some earlier stage in 
its evolution is most unlikely to meet this criterion. 

‘The nature of the work proposed is justified by compelling evidence of the 
evolution of the place, and is executed in accordance with that evidence’. 

131	 Evidence of the evolution of the place, and particularly of the phase to which 
restoration is proposed, should be drawn from all available sources – from 
study of the fabric of the place itself (the primary record of its evolution), any 
documentation of the original design and construction process, and subsequent 
archival sources, including records of previous interventions. The results of this 
research and the reasoned conclusions drawn from it should be clearly set out. 

132	 Speculative or generalised re-creation should not be presented as an 
authentic part of a place: the criteria for new work should apply to its 
design. But judgement is needed in determining the level of information 
specific to the place required to justify restoration. For example, reinstatement 
of an historic garden requires compelling evidence of its planned layout and 
hard materials, usually based upon or verified by archaeological investigation, 
and the structure of its planting; but it would be neither essential nor possible 
to replicate the precise location of every plant once within the garden. 

‘The form in which the place currently exists is not the result of an 
historically-significant event’. 

133	 If a building or structure was ruined or its character fundamentally changed 
as a consequence of an important historical event, its subsequent state will 
contribute to its significance: castles slighted in the Civil War, or monastic 
houses unroofed at the Dissolution, provide examples. In the wake of such 
episodes, some places were ruined, some cleared away completely, and 
others repaired and adapted for new purposes. Attempts to restore those 
exceptional places that have survived as ruins would deny their strong visual 
and emotional evidence of important historic events. Ruins – real or contrived 
– can also play a major role in designed landscapes, define the character of 
places, or be celebrated in art. Even so, their restoration or adaptive re-use 
may be justified if the alternative is loss. 
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134	 The response to dramatic contemporary events which may ultimately come 
to be seen as historically significant – to memorialise, rebuild or redevelop – 
tends to be driven by public debate. If the place involved was not previously 
considered significant, such debate may be regarded solely as part of the event. 
Physical sustainability and changing values will, however, tend to influence the 
medium- to long-term future of memorialised ruins of comparatively modern 
buildings, or the scars of conflict. 

135	 By contrast, neglect and decay, abandonment, including the removal of roofs, 
crude adaptation for transient uses, accidental fires and similar circumstances 
are not normally historically-significant events, and subsequent restoration 
of the damaged parts of the place, even after a long interval, will not fail this 
test. Retaining gutted shells as monuments is not likely, in most cases, to be 
an effective means of conserving surviving fabric, especially internal fabric 
never intended to withstand weathering; nor is this approach likely to be 
economically sustainable. In such cases, it is appropriate to restore to the 
extent that the evidence allows, and thereafter to apply the policy for new 
work (paragraph 138). 

‘The work proposed respects previous forms of the place’ 
136	 The more radical the restoration, the more likely it is to introduce an element 

of incongruity. The reversal of relatively minor but harmful changes, to restore 
a place to a form in which it recently existed as a complete entity, is unlikely 
to contradict this criterion. By contrast, the restoration of isolated parts of 
a place to an earlier form, except as legible elements of an otherwise new 
design, would produce an apparently historic entity that had never previously 
existed, which would lack integrity. 

‘The maintenance implications of the proposed restoration are considered 
to be sustainable’ 

137	 It is essential to consider the long term implications of a proposed restoration 
for viability and sustainability. If, for instance, a place or part of it was modified 
primarily in order to reduce maintenance costs, restoration without considering 
the increased resources needed for maintenance is likely to be counter
productive. The reinstatement of elaborate parterres in historic gardens 
is an obvious example, but others can have more serious consequences. 
For example, reversing a ‘crown flat’ – a flat roof inserted between ridges 
to eliminate a valley gutter in an historic roof – will lead to rapid decay if 
the restored valley gutter is not readily accessible and adequately maintained. 
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New work and alteration 

138	 New work or alteration to a significant place should normally be 
acceptable if: 
a.	 there is sufficient information comprehensively to understand the impacts 

of the proposal on the significance of the place; 
b.	 the proposal would not materially harm the values of the place, which, 

where appropriate, would be reinforced or further revealed; 
c.	 the proposals aspire to a quality of design and execution which may be 

valued now and in the future; 
d. the long-term consequences of the proposals can, from experience, 

be demonstrated to be benign, or the proposals are designed not to 
prejudice alternative solutions in the future. 

139	 The recognition of the public interest in heritage values is not in conflict with 
innovation, which can help to create the heritage of the future. Innovation is 
essential to sustaining cultural values in the historic environment for present 
and future generations, but should not be achieved at the expense of places 
of established value. 

‘The proposal would not materially harm the values of the place, which, 
where appropriate, would be reinforced or further revealed’ 

140	 The greater the range and strength of heritage values attached to a place, 
the less opportunity there may be for change, but few places are so sensitive 
that they, or their settings, present no opportunities for change. Places whose 
significance stems essentially from the coherent expression of their particular 
cultural heritage values can be harmed by interventions of a radically 
different nature. 

141	 Quality of design, materials, detailing and execution is obviously essential in 
places of established value. Conversely, places of lesser significance offer the 
greatest opportunity for the creation of the heritage values of tomorrow, 
because they have the greatest need of quality in what is added to them. 
Their potential will only be achieved if all new work aspires to the quality 
routinely expected in more sensitive places. 

‘The proposals aspire to a quality of design and execution which may be 
valued now and in the future’ 

142	 The need for quality in new work applies at every level, from small 
interventions in an historic room, to major new buildings or developments. 
Small changes need as much consideration as large ones, for cumulatively 
their effect can be comparable. 
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143	 There are no simple rules for achieving quality of design in new work, although 
a clear and coherent relationship of all the parts to the whole, as well as to the 
setting into which the new work is introduced, is essential. This neither implies 
nor precludes working in traditional or new ways, but will normally involve 
respecting the values established through an assessment of the significance 
of the place. 

144	 Quality is enduring, even though taste and fashion may change. The eye 
appreciates the aesthetic qualities of a place such as its scale, composition, 
silhouette, and proportions, and tells us whether the intervention fits 
comfortably in its context. Achieving quality always depends on the skill 
of the designer. The choice of appropriate materials, and the craftsmanship 
applied to their use, is particularly crucial to both durability and to maintaining 
the specific character of places. 

‘The long-term consequences of the proposals can, from experience, be 
demonstrated to be benign, or the proposals are designed not to prejudice 
alternative solutions in the future’ 

145	 New work frequently involves some intervention in the existing fabric 
of a place, which can be necessary to keep it in or bring it back into use. 
A ‘presumption in favour of preservation’ (doing no harm), even preservation 
of evidential value, does not equate to a presumption against any intervention 
into, or removal of, existing fabric; but such interventions require justification in 
terms of impacts on heritage values. 

146	 There are limits, however, beyond which loss of inherited fabric compromises 
the authenticity and integrity of a place. At the extreme, a proposal to 
retain no more than the façade of an historic building attached to a modern 
structure must be considered in the light of an assessment of the existing 
values of the building, both as a whole and in its elements. The relationship 
between the façade and the existing and proposed structures behind will 
be crucial to the decision, but retaining the façade alone will not normally 
be acceptable. 

147	 Changes designed to lessen the risk or consequences of disaster to a significant 
place require a balance to be struck between the possibility of major harm to 
heritage values without them, and the certainty of the lesser, but often material, 
harm caused by the works themselves. The need for physical precautions 
should be considered as part of disaster response and recovery planning for 
the place as a whole, based on risk assessment and management requirements, 
and any statutory duties. All options should be evaluated, including improved 
management as an alternative to, or in conjunction with, lower levels of 
physical intervention. 
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148	 As with repair, the use in interventions of materials and techniques proven 
by experience to be compatible with existing fabric, including recycled material 
from an appropriate source (paragraphs 98-99), tends to bring a low risk of 
failure. Work which touches existing fabric lightly, or stands apart from it, 
brings progressively greater opportunity for innovation. Energy efficiency (in 
production as well as use), sustainable sourcing of materials, and environmental 
good practice should guide all new work, but not to the extent of causing 
harm to the heritage values of the place. 

Integrating conservation with other public interests 

149	 Changes which would harm the heritage values of a significant place should 
be unacceptable unless: 
a.	 the changes are demonstrably necessary either to make the place 

sustainable, or to meet an overriding public policy objective or need; 
b.	 there is no reasonably practicable alternative means of doing so 

without harm; 
c.	 that harm has been reduced to the minimum consistent with achieving 

the objective; 
d. it has been demonstrated that the predicted public benefit decisively 

outweighs the harm to the values of the place, considering 
•	 its comparative significance, 
•	 the impact on that significance, and 
•	 the benefits to the place itself and/or the wider community or 

society as a whole. 

150	 The integration of heritage and other environmental interests with economic 
and social objectives at every level of strategic planning – national, regional, 
local – helps to minimise conflict. A willingness to consider and compare the 
impacts on the significance of a place of a range of options to achieve the 
public objective concerned is essential, as is selecting an option that either 
eliminates, or (as far as is possible) mitigates harm. This will often involve 
those representing heritage interests in employing the skills necessary critically 
to appraise the case and options for development, as well as its promoters 
employing the skills needed to evaluate heritage implications. The heritage 
case should be put fully and robustly. 

‘Comparative significance’ 
151	 The greater the significance of a place to society, the greater the weight 

that should be attached to sustaining its heritage values. This concept of 
‘proportionality’ (Principle 5.4) relies on judgement rather than formulae, 
but is fundamental to equitable reconciliation of the public interest in 
heritage with other public and private interests. 
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152	 Since statutory designation, at local as well as national level, is a clear indicator 
of the significance of a place, the fact of designation can itself play a vital role 
in guiding options for strategic change. The absence of designation, however, 
does not necessarily mean that a place is of low significance (paragraphs 79, 
81). The weight to be attached to heritage values relative to other public 
interests should not be considered until those heritage values have been 
properly evaluated, assessed against current criteria and, if they meet them, 
safeguarded by designation. 

‘Impact on significance’ 
153	 The assessment of the degree of harm to the significance of a place should 

consider the place as a whole and in its parts, its setting, and the likely 
consequences of doing nothing. In the case of a derelict historic building, for 
example, should a viable, but modestly damaging, proposal be refused in the 
hope that a better or less damaging scheme will come forward before the 
place reaches the point of no return? In such circumstances, the known or 
predicted rate of deterioration is a crucial factor, and hope must be founded 
on rational analysis. The potential availability of subsidy as an alternative to 
harmful change, or to limit its impact, should be considered. The fact that a 
place is neglected should not, of itself, be grounds for agreeing a scheme that 
would otherwise be unacceptable. 

‘Benefits to the place’ 
154	 Quite minor changes, for example to meet the duties to make ‘reasonable 

adjustments’ under the Disability Discrimination Act 1995, or accommodate 
changing liturgy in a church, may keep a place fit for use. This in turn can make 
a place sustainable by maintaining its market value, or allowing its continued use 
by a community. Any changes that would cause harm to the heritage values of 
the place should obviously be limited to what is necessary to sustain it in use, 
and their impacts mitigated so far as possible. However, a high quality of design 
of proposed interventions is not mitigation, but essential in any significant place 
(Principle 4.6), and offers of compensation should not make harmful proposals 
more acceptable (paragraph 104). 

‘Benefits to the wider community or society as a whole’ 
155	 These assessments are broader and more complex than those concerned only 

with the gains and losses for the heritage values of a place. The underlying 
considerations should always be proportionality and reasonableness: whether, in 
relation to the place or society, the predicted benefits of change outweigh the 
residual, unavoidable harm that would be done to the significance of the place. 
The balance lies between retaining significance – the sum of the heritage values 
ascribed at the point of change to something which, if lost, cannot be replaced 
– and the predicted, and potentially short-term, benefits of development. The 
benefits, including those of strategies to mitigate and adapt to climate change, 
need to be subject to scrutiny in proportion to their impact on heritage values. 
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156	 Reconciling conservation and other public objectives can be most difficult 
when the heritage values of a significant place, often an archaeological site 
or an historic building, must be compared with the potential of a replacement 
to enhance the place because of its allegedly greater cultural value. Subjective 
claims about the architectural merits of replacements cannot justify the 
demolition of statutorily-protected buildings.10 There are less clear-cut 
situations, however, in which it is proposed to replace a building or develop 
a place of modest, but positive, heritage value with one that is claimed to be 
of much greater architectural quality, or where such a proposal would affect 
the setting of a significant place. Its supporters claim net enhancement, while 
its opponents claim absolute harm to the heritage values of the place. Each 
is making a value-based judgement, but choosing to attach different weights 
to particular values. If such positions are maintained, the choice is ultimately 
a political one, or for decision at public inquiry. 

Enabling development 

157	 Enabling development that would secure the future of a significant place, but 
contravene other planning policy objectives, should be unacceptable unless: 
a.	 it will not materially harm the heritage values of the place or its setting 
b.	 it avoids detrimental fragmentation of management of the place; 
c.	 it will secure the long term future of the place and, where applicable, 

its continued use for a sympathetic purpose; 
d. it is necessary to resolve problems arising from the inherent needs 

of the place, rather than the circumstances of the present owner, or the 
purchase price paid; 

e.	 sufficient subsidy is not available from any other source; 
f.	 it is demonstrated that the amount of enabling development is the 

minimum necessary to secure the future of the place, and that its form 
minimises harm to other public interests; 

g. the public benefit of securing the future of the significant place through 
such enabling development decisively outweighs the disbenefits of 
breaching other public policies. 

158	 Enabling development is development that would deliver substantial benefit 
to a place, but which would be contrary to other objectives of national, 
regional or local planning policy. It is an established planning principle that such 
development may be appropriate if the public benefit of rescuing, enhancing, 
or even endowing a significant place decisively outweighs the harm to other 
material interests. Enabling development must always be in proportion to the 
public benefit it offers. 

10 This is currently stated as government policy in PPG 15, Planning and the historic environment (1994) at paragraph 3.19 (iii). 

62 613



ENGLISH HERITAGE CONSERVATION POLICIES AND GUIDANCE
 

159	 If it is decided that a scheme of enabling development meets all the criteria 
set out above, planning permission should be granted only if: 
a. the impact of the development is precisely defined at the outset, normally 

through the granting of full, rather than outline, planning permission; 
b.	 the achievement of the heritage objective is securely and enforceably 

linked to the enabling development, bearing in mind the guidance in 
ODPM Circular 05/05, Planning obligations; 

c.	 the place concerned is repaired to an agreed standard, or the funds to 
do so made available, as early as possible in the course of the enabling 
development, ideally at the outset and certainly before completion or 
occupation; and 

d. the planning authority closely monitors implementation, if necessary 
acting promptly to ensure that obligations are fulfilled. 
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CONCLUSION
 

Applying the Principles 

160	 These Conservation Principles, Policies and Guidance build on earlier statements 
and experience, to formalise an approach which takes account of a wide 
range of heritage values. They are intended to help everyone involved to take 
account of the diverse ways in which people value the historic environment 
as part of their cultural and natural heritage. They acknowledge that the 
cultural and natural heritage values of places, including those reflected in 
landscape designations, should be managed in parallel, fostering close 
working relationships between cultural and natural heritage interests. 

161	 Balanced and justifiable decisions about change in the historic environment 
depend upon understanding who values a place and why they do so, leading 
to a clear statement of its significance and, with it, the ability to understand 
the impact of the proposed change on that significance. 

162	 Every reasonable effort should be made to eliminate or minimise adverse 
impacts on significant places. Ultimately, however, it may be necessary to 
balance the public benefit of the proposed change against the harm to the 
place. If so, the weight given to heritage values should be proportionate to 
the significance of the place and the impact of the change upon it. 

163	 The historic environment is constantly changing, but each significant part of 
it represents a finite resource. If it is not sustained, not only are its heritage 
values eroded or lost, but so is its potential to give distinctiveness, meaning 
and quality to the places in which people live, and provide people with a sense 
of continuity and a source of identity. The historic environment is a social and 
economic asset and a cultural resource for learning and enjoyment. 

164	 Although developed primarily to guide the activities of English Heritage staff, 
we therefore commend these Principles, Policies and Guidance for adoption 
and application by all involved with the historic environment and in making 
decisions about its future. 
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DEFINITIONS
 

This section includes words used in a specific or technical sense. 
The Oxford English Dictionary definition otherwise applies. 

Alteration 
Work intended to change the function or 
appearance of a place 

Authenticity 
Those characteristics that most truthfully 
reflect and embody the cultural heritage 
values of a place11 

Conservation 
The process of managing change to a significant 
place in its setting in ways that will best 
sustain its heritage values, while recognising 
opportunities to reveal or reinforce those 
values for present and future generations  

Conservation area 
‘An area of special architectural or historic 
interest, the character or appearance of which it 
is desirable to preserve or enhance’, designated 
under what is now s69 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 

Context 
Any relationship between a place and other 
places, relevant to the values of that place 

Designation 
The recognition of particular heritage value(s) of 
a significant place by giving it formal status under 
law or policy intended to sustain those values 

Fabric 
The material substance of which places are 
formed, including geology, archaeological 
deposits, structures and buildings, and flora 

Harm 
Change for the worse, here primarily referring 
to the effect of inappropriate interventions on 
the heritage values of a place 

Heritage 
All inherited resources which people 
value for reasons beyond mere utility 

Heritage, cultural 
Inherited assets which people identify 
and value as a reflection and expression 
of their evolving knowledge, beliefs and 
traditions, and of their understanding of 
the beliefs and traditions of others 

Heritage, natural 
Inherited habitats, species, ecosystems, geology 
and landforms, including those in and under 
water, to which people attach value 

Historic environment 
All aspects of the environment resulting from the 
interaction between people and places through 
time, including all surviving physical remains of 
past human activity, whether visible or buried, 
and deliberately planted or managed flora 

Historic Environment Record 
A public, map-based data set, primarily 
intended to inform the management of 
the historic environment 

Integrity 
Wholeness, honesty 

Intervention 
Any action which has a physical effect on 
the fabric of a place 

Maintenance 
Routine work regularly necessary to 
keep the fabric of a place in good order 

Material 
Relevant to and having a substantial 
effect on, demanding consideration 

Natural change 
Change which takes place in the historic 
environment without human intervention, which 
may require specific management responses 
(particularly maintenance or periodic renewal) 
in order to sustain the significance of a place 

11 This definition is based on The Nara Document on Authenticity (ICOMOS 1994) 
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Object 
Anything not (now) fixed to or incorporated 
within the structure of a place, but historically 
associated with it 

Place 
Any part of the historic environment, of any 
scale, that has a distinctive identity perceived 
by people 

Preserve 
To keep safe from harm12 

Proportionality 
The quality of being appropriately related 
to something else in size, degree, or other 
measurable characteristics 

Public 
Of, concerning, done, acting, etc. for people 
as a whole 

Renewal 
Comprehensive dismantling and replacement of 
an element of a place, in the case of structures 
normally reincorporating sound units 

Repair 
Work beyond the scope of maintenance, 
to remedy defects caused by decay, damage 
or use, including minor adaptation to achieve 
a sustainable outcome, but not involving 
restoration or alteration 

Restoration 
To return a place to a known earlier 
state, on the basis of compelling evidence, 
without conjecture 

Reversible 
Capable of being reversed so that the previous 
state is restored 

Transparent 
Open to public scrutiny 

Setting 
The surroundings in which a place 
is experienced, its local context, 
embracing present and past 
relationships to the adjacent landscape 

Significance [of a place] 
The sum of the cultural and natural heritage 
values of a place, often set out in a statement 
of significance 

Significant place 
A place which has heritage value(s) 

Sustain 
Maintain, nurture and affirm validity 

Sustainable 
Capable of meeting present needs without 
compromising ability to meet future needs 

Value 
An aspect of worth or importance, here 
attached by people to qualities of places 

Value, aesthetic 
Value deriving from the ways in which people 
draw sensory and intellectual stimulation from 
a place 

Value, communal 
Value deriving from the meanings of a place 
for the people who relate to it, or for whom it 
figures in their collective experience or memory 

Value, evidential 
Value deriving from the potential of a place 
to yield evidence about past human activity 

Value, historical 
Value deriving from the ways in which past 
people, events and aspects of life can be 
connected through a place to the present 

Value-based judgement 
An assessment that reflects the values 
of the person or group making the assessment 

12 The legal interpretation established in South Lakeland DC v Secretary of State for the Environment and Rowbotham 
[1991] 2 L.P.R. 97 
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1 

APPLICATION TO DEREGISTER, OR TO DEREGISTER AND 
EXCHANGE, COMMON LAND OR TOWN OR VILLAGE GREENS 

Commons Act 2006: Section 16 

Return completed application to: 

The Commons Team 

The Planning Inspectorate 

3A Temple Quay House

Temple Quay 

Bristol 

BS1 6PN 

Tel: 0303 444 5637

E-mail: commonlandcasework@planninginspectorate.gov.uk

Form CLP 1 (06/2019) 
627
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Form CLP 1 (06/2019) 2 

PLEASE READ THE FOLLOWING CAREFULLY BEFORE COMPLETING THIS FORM:- 

 Section 16(9) of the Commons Act 2006 requires that an application to deregister and

exchange common land or town or village greens may only be made with the consent

of any relevant leaseholder of, and the proprietor of any relevant charge over, the

release land and any replacement land. When completing this form you will be asked

to confirm that such consent has been obtained and that you have consulted any

relevant leaseholder of, and the proprietor of any relevant charge over, the release

land/any replacement land about the application.

 Answer all the questions on this form in full and only use a separate sheet where there

is insufficient space for your answer.

 Refer to “Notes on completing an application to deregister, or to deregister and

exchange, common land or town or village greens” (the “Notes”) when completing this

form.

 References throughout this form to ‘common land’ apply equally to ‘town or village

green’.

 A non-refundable fee of £4,900 is payable for all applications under section 16 to

deregister/exchange common land. A cheque for this amount, payable to “The

Planning Inspectorate”, must accompany every application. Alternatively, if you wish

to pay by BACS the Planning Inspectorate’s bank details are available on request.

SECTION A – The common land to be deregistered (i.e. the release 

land) (see Notes 1 to 4) 

Section A1 – The Common 

1. Name and full address of

common

CL no or VG no 

Commons Registration 

Authority 
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Section A2 – The owner of the release land 

2. Forename

Surname

Organisation (if

appropriate)

Title (Mr/Mrs/Miss/Dr)

Full Postal Address

Postcode 

Telephone No/Mobile 

E-mail address

3. Do you prefer to be contacted by Post E-mail

4. Please note that unless you tick the box below we will send all correspondence to the

person named above and not to the owner of the replacement land shown in Section

B1.

Please send all correspondence to the owner of the replacement land named in 

section B1 

Section A2a – The agent (where applicable)  

4a.  Forename 

Surname 

Organisation (if 

appropriate) 

Title (Mr/Mrs/Miss/Dr) 

Full Postal Address 

Postcode 

629



Form CLP 1 (06/2019) 4 

Telephone No/Mobile 

E-mail address

Do you prefer to be contacted by Post E-mail

Section A3 – Area of common and common rights 

5. What is the total area of common land as registered?

What common rights, if any, are registered? (e.g. number and type) If the land is a 

town or village green, what kind of recreation is it used for? 

6. If there are common rights registered are they exercised?  Yes No 

If yes, please give details e.g. which commoners are active, which rights are

exercised and how often.

Section A4 – Description of the release land 

7. Area of release land in m2

Description (including location) of the release land
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SECTION B – The land to be given in exchange (i.e. the replacement 
land) (see Notes 5 and 6) 

8. Are you proposing to provide replacement land in exchange 

for the release land? You must propose replacement land if

the area of the release land is more than 200m2.

 Yes No 

If Yes, go to Question 9.  If No, please explain below why you are not providing

replacement land and then go to Question 14.

Section B1 – The owner of the replacement land 

9. Forename

Surname

Organisation (if

appropriate)

Title (Mr/Mrs/Miss/Dr)

Full Postal Address

Postcode 
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Telephone No/Mobile 

E-mail address

Only complete Question 10 if Question 4 has been ticked. 

10. Do you prefer to be contacted by  Post E-mail

Section B2 – Description of the replacement land 

11. Name of replacement land (if any)

Area of proposed replacement land (in m2)

Description (including location) of the replacement land.

12. Please confirm that the proposed replacement land is not already

registered as common land or town or village green.
I confirm 
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Section B3 – Rights over the replacement land 

13. Give details of any relevant leaseholders, other occupiers, rights of access and

easements, those holding any relevant charges over the replacement land, or any

other rights or easements. Explain why such rights will not materially interfere with
the public’s right to use the land (should the application be successful). (see Note 8).

SECTION C - Access arrangements and current features of the lands 

(see Notes 7, 8 and 9) 

Section C1 – Access to the lands: 

14. To what extent is there existing public access over the land(s) e.g. public rights of

access under Section 193 of the Law of Property Act 1925?

(a) The release land

(b) The replacement land (including any existing informal public access)

15. What are the intended access arrangements for the replacement land?
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Section C2 - Current condition of the lands 

16. Describe the current condition and use of the lands, including any biodiversity,

landscape, archaeological, agricultural and recreational interests:

(a) The release land

(b) The replacement land

17. What structures (e.g. buildings, roads, bridleways, footpaths, walls, fences) are

currently on the land?

(a) The release land

(b) The replacement land
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18. What boundary features e.g. fences, hedges, walls (and access points such as stiles

and gates) are currently on the perimeter of (or on land immediately adjoining) the

land?

(a) The release land

(b) The replacement land

19. What, if any, boundary or other features are proposed to be removed from or

erected on the replacement land as part of the exchange?

20. What, if any, works are to be carried out on the replacement land as part of the

exchange?
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SECTION D – Details of the exchange or deregistration (see Notes 10, 11, 

and 12) 

21. What are the reasons for the exchange or deregistration?

SECTION E – Designations (see Notes 13 and 14) 

22. Are any of the lands subject of this application in or near a Site of Special Scientific

Interest (SSSI), National Nature Reserve, a Special Area of Conservation (SAC), a

Special Protection Area (SPA), or Wetland listed in accordance with the Ramsar

Convention?

(a) the release land Yes No 

If Yes, please give details and identify the location on the map 

(b) the replacement land Yes No 

If Yes, please give details and identify the location on the map. 
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23. Do any of the lands contain a Scheduled Ancient Monument?

(a) the release land Yes No 

If Yes, give details and identify the location on the map. 

(b) the replacement land Yes No 

If Yes, give details and identify the location on the map 

24. Are any of the lands in a National Park or Area of Outstanding Natural Beauty?

(a) the release land Yes No 

If Yes, please give details. 

(b) the replacement land Yes No 

If Yes, please give details. 
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25. Are any of the lands subject of this application covered by any local designations, e.g.

local nature reserve, area of special landscape value, heritage coast, conservation

area or public open space?

(a) the release land Yes No 

If Yes, please give details. 

(b) the replacement land Yes No 

If Yes, please give details. 

SECTION F – Adjacent common land (see Note 15) 

26. Does any area of common land with a different registration number

adjoin the common land subject of this application?

Yes No 

If Yes, give details and identify them on the map
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SECTION G – Advertisement and Consultation (see Notes 16 and 18)

27. You must advertise your proposal in one main local newspaper and at the main

points of entry to the common (or, if there are none, at a conspicuous place on the

boundary of the common) within 7 days of making your application. Use the draft

notice at Annex B of the Notes.

A notice has been prepared following the format at Annex B. 

28. You must also send a copy of the notice (using the letter at Annex C of the Notes)

to the following:

the commons council or commoners' association (if there is one) 

all active commoners 

others with a legal interest e.g. tenants, those with easements, or 

other rights over the land and any other person occupying the land 

the Commons Registration Authority (usually the county council or 

unitary authority), District or Borough Council and Parish Council 
(where known)

Natural England (Please send only to enquiries@naturalengland.org.uk)  

Historic England 

National Park Authority (if the proposal is in a National Park) 

AONB Conservation Board or Joint Advisory Committee (if the proposal 

is in an AONB) 

Open Spaces Society 

The local authority archaeological service 

Even if you have consulted any of these bodies before making this application you 

still need to send them a copy of the notice. 

29. Which newspaper will the

advertisement appear in?

On what date?

SECTION H – Maps

30. Please enclose two copies of the map that meet the requirements set out in Note

19.

Two copies of the map are enclosed. 
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Section I – Checklist (tick to confirm)

31. I have read the Notes in full.

32. I have answered all the questions (where appropriate) on this form in full.

I have enclosed two copies of the map that meets the requirements of Note

19.

I have enclosed a copy of the commons register or register of town and village

greens. This should include details of the land, rights, ownership and the

register map.

I have obtained the consent to this application of any relevant leaseholder of, 

and the proprietor of any relevant charge over, the release land and any 

replacement land. 

I have enclosed a copy of any document mentioned in answering the questions 

on this form.  

I understand that any of the application papers may be copied to interested 

parties on request and have informed people as necessary. 

I have enclosed my application fee of £4,900. 

33. I will as soon as possible:

advertise the proposal in one main local newspaper

post a copy of the notice at the main entry points to the lands

send a copy of the notice to all those listed at Section G
place a copy of the notice, map and application at the inspection point

write to the Planning Inspectorate using the letter at Annex D of the Notes to

confirm that the advertising requirements have been met.
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Supporting Statement

Application under s16 Commons Act 2006 for
Deregistration of Common Land at The Sands,
Durham

1 Introduction

1.1. This supporting statement has been prepared on behalf of Durham County Council and

forms part of the Council’s application under Section 16 of the Commons Act 2006 to

deregister part of an area of Common Land at the Sands, Durham City.  This release land

is shown edged red on the Plan which appears at Appendix i. The Council is also the

Commons Registration Authority.

1.2. The purpose of this application is to free up the Release Land for redevelopment in

connection with a new HQ for the Council.  It is anticipated that the Release Land will be

used as a car park for the new HQ building and will also house a water storage tank for

the building’s sprinkler system. It is also of note that this application would regularize the

use to which the Release Land has been put over many years which is unauthorised in

common land terms.

1.3. The replacement land is to the East of the Rivergreen Centre, Aykley Heads and is shown

edged light green on the Plan which appears at Appendix i.  Both the Release Land and

the Replacement Land are within the ownership of the Council.

1.4. The Council carried out a non-statutory, pre- application consultation exercise with all

relevant stakeholders between 25 April and 6 June 2019.  A summary of the consultation

representations and the Council’s response to these is contained in the Delegated report

of the Head of Corporate Property and Land dated 20 August 2019 which is at Appendix

ii.

652



3

2 The Site

2.1. The Release Land

2.1.1 The Release Land is within the Durham City Conservation area and is 1,675 m2 (or 0.17

ha) in size, forming part of the wider Common Land at the Sands, which extends to 29,074

m2 (or 2.91 ha) which is registered with the Commons Registration Authority, under

reference CL29. It is in the ownership of the Council (as statutory successor to Durham

City Council) and until very recently, has been in use as a Coach Park and had been for

many years.  A copy of the Common Land register for CL29 (land, rights & ownership

sections) and accompanying register plan is attached at Appendix iii.

2.1.2 The Freemen of the Durham City have the benefit of grazing rights over the whole of CL29

which are set out in the Rights Section of the Register, namely for 20 cows, 50 sheep, 10

goats and 10 horses.  However, since at least 1968, the Freemen have not been

interested in exercising these grazing rights, have not exercised them and have instead

only been interested in compensation for interference arising from fairs, circuses and

events. A copy of their letter of 18 March 1968 to the Commons Registration Authority is

attached at Appendix iv. In terms of compensation payable to the Freemen arising from

such interference, it is understood that this has been paid on an ad hoc basis as and when

events such as fairs and circuses are held, directly from the event organisers to the

Freemen.  The Council do not play any active role in this. It is also of note that pursuant

to an agreement between the City Council and the Freemen dated 18 January 1995 (copy

attached at Appendix v together with latest rent review dated 3 January 2018)

compensation is paid to the Freemen for surrender of their rights under an earlier 1850

agreement (see paragraph 2.1.5) in respect of the Release Land.  Accordingly, the

Council has made a payment to the Freemen (currently £5920 pa) every year since.  It is

also of note that the Release Land had a building upon it from around 1960 which was

not demolished until 1997 and the coach park was also constructed some time in the early

1990s.  Accordingly, it has been quite impossible for the Freemen to exercise these rights

over the Release Land for some considerable time. The remainder of CL29 (27,399 m2

or 2.74 ha) is set to grass and is well used by members of the public for recreational

purposes.

2.1.3 When the above grazing rights are transposed to the Release Land only (on a pro rata

basis), this equates to 6 animals.
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2.1.4 The full history and circumstances which resulted in the registration of CL29 are set out

in Appendices vi – x but in essence, applications were made in 1968 and 1969 which

resulted in provisional registrations which attracted objections.  Accordingly, the

Commons Commissioner held a public hearing/inquiry into these disputed registrations in

July 1980 and issued three decisions on 25 July 1980, the gist of which was to confirm

the registration of the Common Land, subject to modifications to exclude land owned by

the City Council.  The register therefore became final on 27 October 1980.  Following that,

there was a further decision by the Commons Commissioners on 14 May 1986 which

recorded the City Council as the owner of the Common Land.

2.1.5 However, it is apparent that there is a much longer history to the Sands Common which

predates the applications in the 1960s.  Specifically, the Sands was recognized as

Common Land by way of a Deed of Indenture between the City Council and the Freemen,

dated 18 September 1850, a copy of which is attached as Appendix xi.

2.2. The Replacement Land

2.2.1 The Replacement Land is located at Aykley Heads, approximately 0.79km to the North of

the Release Land.  It is significantly larger than the Release Land, consisting of 18,371

m2 (or 1.84 ha) of enclosed meadow land.

2.2.2 The Replacement Land is in the ownership and management of the Council (title no

DU285400 is at Appendix xii) and was originally purchased as part of the area acquired

for the Council’s offices at County Hall.  It is currently grassed with management

consisting of an annual grass cut and has the appearance of an undulating meadow.

2.2.3 The Replacement Land is extremely accessible on foot from the Sands and elsewhere

due to a network of permissive and public footpaths.  There are permissive footpaths

around the perimeter of the site and a permissive cycle route, but no permissive or public

rights of way over the land which is fenced in.  The only access which has taken place is

a cross country running event, with the consent of the Council.

2.2.4 In planning terms, the Replacement Land is within the City of Durham Greenbelt and is

also designated as part of the Area of High Landscape Value. It is recognized as an area

of open space in the Council’s Open Space Needs Assessment which is part of the
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evidence base for the emerging replacement development plan for the County (the

County Durham Plan).

2.2.5 The landscape character of the Replacement Land is open grassland.

2.2.6 In terms of ecology & nature conservation, the Replacement Land is moderate semi-

improved grassland and does not enjoy any protected habitat designations or species.

The trees and hedgerows on the edges of the Replacement Land are not protected.

2.2.7 The Replacement Land does not contain any known Archaeological assets. Nor does it

contain any heritage assets.

3 The Legal Framework

3.1. Section 16 of the Commons Act 2006 enables the owner of common land to apply to PINS

to extinguish the registration of the land (release land).  Where the release land exceeds

200 square metres, then replacement land must be proposed by the applicant to be

registered as common land in place of the release land.

3.2. Section 16(5) imposes two restrictions on the replacement land.  Firstly, it must not

already be common land and secondly the owner of the release land must also be the

owner of the replacement land unless the owner is also a joint applicant.

3.3. An owner is defined by Section 61 as the person holding a legal estate in fee simple in

respect of the land.

3.4. The form of application is prescribed by secondary legislation made under the 2006 Act,

namely the Deregistration and Exchange of Common Land and Greens Procedure

(England) Regulations 2007, which state at regulation 5 that an application must:

 Be made on a form provided by the Secretary of State, include all information

specified on the form and signed by the applicant;

 Be accompanied by a map showing the boundary of the release land in red, the

remainder of the common land of which the release land forms part in dark green

and the replacement land in light green;

655



6

 Be accompanied by a copy of the commons register entry for the release land and

the application fee of £4,900

3.5. Section 16 specifies the criteria to which the decision maker must have regard in

determining an application as follows:

(a) The interests of the persons having rights over the release land;

(b) The interests of the neighbourhood;

(c) The public interest in:

i) nature conservation;

ii) conservation of the landscape;

iii) protection of public rights of access;

iv) protection of archaeological remains and historic features;

(d) Any other relevant matter

3.6. Guidance upon determination of S16 Applications is also provided in the Common Land

Consents Policy, published by DEFRA, November 2015. The Secretary of State will

consider whether the objectives motivating the application can be achieved within a

predictable timeframe and what alternatives have been considered. In relation to

replacement land, the primary objective is to ensure the adequacy of the replacement

land; therefore relevant interests must be no worse off in consequence of the exchange

than without it. An evaluation of the replacement land in terms of quality and quantity will

be carried out. In particular, paragraphs 4 and 5 state that the following ought to be

considered:

The interests of persons having rights of common – what effect will the proposals have

on the ability of Commoners to exercise their rights and what alternatives have been

explored that might reduce the impact on the Commoners? Would there be any financial

loss to Commoners and if so what mitigation is proposed?

The interests of the neighbourhood – will the proposed replacement land be a positive

benefit to the neighbourhood?  Will the loss of the release land mean that local people

will be prevented from using the Common in the way they are used to or interfere with

future use of the Common as a whole?
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The public interest – What effect will deregistration have on those wishing to use the

Common for recreation & access and in the case of replacement land, is it already subject

to some form of public access?  If so, applications will not normally be granted because

this would reduce the  total stock of access land available to the public.

Are there nature conservation benefits? What will be the impact of the replacement land

on nature conversation compared with the release land?

What will be the impact upon the landscape and will there be an adverse effect on the

remaining part of the Common?

Will the proposals help to protect archaeological remains and features of historic interest?

How do the proposals fit into the historical context?

Any other matter – this may include the wider public interest, for example in relation to a

major infrastructure project.

3.7. Regulation 17 of the 2007 Regulations imposes a duty upon an Inspector to give written

reasons for a decision upon a S16 application.

3.8. Upon the grant of a Section 16 deregistration application, Section 17 obliges PINS to

make an Order directing the Council, as Registration Authority, to remove the Release

Land from the Register and to register the Replacement land in its place.  All rights of

common which were registered in respect of the Release Land are extinguished in respect

of the Release Land and will then apply to the Replacement Land.

3.9. In terms of case law, there is one High Court case of note, namely R (on the application

of Walton & Tadworth Residents’ Association) v Secretary of State & others [2015] EWHC

972. In that case Walton Heath Golfclub had applied to deregister 8ha of common land

within its ownership in order to use it as a practice ground and had offered up 9.8ha of

replacement land, approximately 1.3km away. On balance the Inspector had concluded

that the disadvantages of deregistration of the release land to some members of the public

would be outweighed by the advantages to others and to the general public of

deregistration of the release land and registration of the replacement land.  Upon a judicial

review challenge to this decision by the Residents’ Association, the Judge said that the

Inspector was entitled to reach the conclusions which he had on the merits and had not

erred in law.
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4 The Applicant’s Case

4.1. It is the Council’s case that the deregistration of the Release Land and the registration of

the Replacement Land will leave the relevant statutory interests no worse off and will in

fact result in a benefit to these. In terms of quantity, the Replacement Land is more than

10 times larger than the Release Land and in terms of quality, it is a substantial

improvement over the Release Land. In the alternative, the benefits of the new Council

HQ at the Sands are so significant that the public interest in securing these benefits

outweighs any relevant harm arising from the loss of the Release Land as Common land.

4.2. Planning permission for the new HQ was granted on 1 April 2019 and the construction

contract has been let to Kier Property Developments Limited. In terms of timescale for

this development, it is anticipated that construction on the new HQ will start on 9

September 2019 and with the building being ready for occupation in September 2022.

Demolition of the existing County Hall building will commence in 2022 with completion in

2024.  The proposed strategic employment site on the existing County Hall site is

therefore likely to come forward from 2024 onwards.

4.3. Alternatives to the new HQ location were considered and these are set out in Cabinet

report on the Aykley Heads Strategic Employment site and DCC HQ options, dated 17

January 2018 which is at appendix xiii.  In summary, two city centre locations were

considered, one in Council ownership (the sands) and the other developer owned.  As an

alternative to deregistration, the Council initially considered a consent application under

Section 38 of the Commons Act.  However, that was not progressed when it became clear

that the proposals went beyond the scope of the consent regime.  A number of alternative

replacement land sites were considered, and ultimately, discounted by the Council.

These are set out in detail in the report of the Council’s Head of Economic Development

& Housing to the Corporate Director of Regeneration and Local Services, dated 24 April

2019 (Appendix xiv). However, briefly, 6 alternative replacement land sites were identified

and considered.

4.4. The impact upon the interests of the Commoners

4.4.1 The Freemen of the City have the benefit of grazing rights over the Release Land. As the

Release Land is required as a car park and also to site the water storage tank for the

sprinkler system for the HQ building, there were no viable alternatives which would reduce
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the impact on the exercise of the Freemen’s grazing rights. The Replacement land is

grass meadow and is therefore both ideal grazing land and of a size (18,371 m2 or 1.84

ha) which is capable of comfortably sustaining grazing of 6 animals (cows, sheep, goats

and horses). Whilst the register entry refers to 90 animals in total, that is in respect of the

whole of the common land which is 29,074 m2 (or 2.91 ha).  The release land is only 1,675

m2 (or 0.17 ha). It is therefore considered that it is reasonable to pro-rata the quantity of

the grazing rights to reflect this.  Furthermore, there will remain 27,399 m2 (or 2.74 ha) of

Common Land at the Sands for grazing of animals. It is also of note that the Freemen

have not, since at least 1968, sought to exercise these rights on the Release Land and

have instead been content with compensation. Fairs and circuses etc. have not been held

on the Release Land and therefore this application will not affect the level of compensation

paid to the Freemen for disturbance from fairs and circuses etc. which will continue to be

held on the remainder of the Sands Common. It is unclear whether the 1995 agreement

for the Release Land will survive a successful deregistration of the Release Land.

However, as in the past, the Council will strive to reach an agreed position with the

Freemen in this regard. The Release Land has also been occupied for many years by a

coach park which has made it quite impossible for such rights to be exercised.  The

prospect of grazing of the Replacement Land is therefore something of a fiction, although

paragraph 5.5 of the guidance is noted in this respect. Whilst the Police, the owners of

the nearby Rivergreen Centre & Sunderland Mutual Marine Insurance offices have the

benefit of easements over the Replacement Land for connection into services, not only

will such rights not conflict with the use of the Replacement Land by the Freemen and the

public, there will be no financial loss to these third party rights holders.

4.3.2 In the circumstances, it is submitted that the Commoners will be no worse off than at

present, by the deregistration of the Release Land and registration of the Replacement

Land, to which their rights of common will apply. Equally, their party rights holders would

not be adversely affected.

4.4 The impact upon the interest of the Neighbourhood

4.4.1 Whilst ‘neighbourhood’ is not defined in the legislation, the Walton Health Golf Club case

(referred to at paragraph 3.9) makes it clear that it refers to local inhabitants.  It is

considered that in terms of public recreational use and access, the Release Land and the

Replacement Land may largely serve different neighbourhoods. This is predominantly
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because the Replacement Land is a distance of 0.79 km away from the Release Land (in

a straight line).

4.4.2 It is unlikely that the Release Land is in recreational use by the public given its use as an

operational coach park over many years.  However, to the extent that the public have

used it then it is likely to be for walking.  It is therefore acknowledged that some members

of the public who may use the Release Land will find it less convenient to travel to the

Replacement Land to access it.  Some will find it equally as convenient and others (those

who live or work closer to the Replacement Land than the Release Land) will find it more

convenient.

4.4.3 On balance, it is submitted that the Replacement Land will not be less convenient for the

public to access and use than the Release Land

4.4.4 The Replacement Land is substantially larger than the Release Land and is not currently

open to public access so it is considered that there will be betterment in terms of quantity

of land available for public use. Also, there will remain 27,399 m2 (or 2.74 ha) of Common

land at the Sands if the Release Land is deregistered so it is considered that there is more

than enough remaining Common land within CL29 to satisfy public demand for use. It

must also be remembered that the Release Land has been in use as an operational coach

park over many years so opportunities for public access and recreational use have been

extremely limited, although the guidance at paragraph 5.5 of the DEFRA guidance

document is noted.

4.5 The Public Interest.

i) Nature Conservation

4.5.1 The Replacement Land is a meadow given over to grass.  It has no habitat or wildlife

designation and contains no protected species. Public use will not impact upon the

population of Great Crested Newts which are offsite and will not have any adverse impact

on the hedgerows or trees on the edges/borders of the site.

4.5.2 Opening the Replacement Land up to public recreational use and grazing is considered

likely to have some adverse impacts upon the habitat of the Replacement Land and upon

breeding birds during the relevant season.  However, the Council’s ecologist is confident
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that impacts can be mitigated sufficiently through appropriate signage and provision of a

single access point. This is set out in ecological statement from the Council’s Principal

Ecologist dated 19 October 2018. Furthermore, it is considered extremely unlikely that

the Commoners will seek to graze the Replacement Land.  Accordingly, it is not

considered that public recreation and access will lead to an unacceptable degradation of

the ecological credentials of the Replacement Land. An initial ecological assessment of

the Replacement Land and other sites dated 20 August 2018 along with a more detailed

ecological statement from the Council’s Principal Ecologist, dated 19 October 2018 are at

Appendix xv.

4.5.3 Given the current use of the Replacement Land, it contains no habitats or features of

ecological value or protection and nor will its loss have any impact upon the integrity of

the remaining Common land in nature conservation terms. Accordingly, the Replacement

Land will constitute an improvement in biodiversity and nature conservation over the

Release Land.

ii) Landscape impact

4.5.4 The Replacement Land is within the Durham City Greenbelt and an Area of High

Landscape Value.  The key landscape characteristic of the Replacement Land is open

grassland.

4.5.5 The landscape and visual impact of use of the Replacement Land as Common would be

neutral. Deregistration, of itself, will not give rise to any adverse landscape and visual

impacts on the Release Land.  However, as the Release Land will be used as a car park

and also for siting of the water storage tank for the sprinkler system in the new HQ

building, the landscape impact of that development upon the Release Land would be

moderate (adverse) during and immediately after the development phase, falling

progressively to neutral over time (10 years) with the maturing of replacement planting

which to be provided as part of the HQ development. The new HQ building itself will not

encroach into the Release Land.

4.5.6 The use of the Replacement Land for public access and recreation would not give rise to

any landscape or visual harm (as confirmed by the Council’s Landscape Officer at

Appendix xvi) and would be entirely in accordance with the Greenbelt and AHLV

designation, as well as the OSNA evidence base classification as accessible natural
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green space. The Council’s Planning Officer has confirmed this in his email of 3 October

2018, at Appendix xvii. Equally, the loss of Common Land status of the Release Land

will not adversely impact upon the enjoyment by the public or the Freemen of the

remaining part of the Sands Common.

iii) Public access impacts

4.5.7 The loss of common land status of the Release Land will have no impact upon recreational

use of, or access to, the remainder of the Sands Common. Neither the Release Land or

the Replacement Land contains any public rights of way. Public access to both is well

served by a network of public and permissive rights of way. The Council’s Rights of Way

Officer does not consider that the application would result in any adverse impact upon the

public rights of way network (see email of 16 August 2018 at Appendix xviii).

iv) Archaeology & Heritage impacts

4.5.8 The Replacement Land contains no known Archaeological remains or heritage assets.

The Release Land contains no known archaeology but it is in close proximity to areas

where archaeological remains are known to exist.  It is also within the Durham City

Conservation Area and in close proximity (450m) to the UNESCO World Heritage Site.

However, it is not considered that the deregistration of the Release Land will in itself result

in any disturbance of archaeological remains or any impact upon heritage assets.  The

Council relies upon the views of its Archaeology Officer dated 4 October 2018 (Appendix

xix) and its Heritage Officer, dated 8 October 2018 (Appendix xx). Accordingly, the

deregistration of the Release Land and registration of the Replacement Land would not

result in any archaeological or heritage impacts.

4.6 Other relevant matters

4.6.1 The deregistration of the Release Land is required to facilitate the construction of a new

Council HQ building at the Sands. This is considered to be a significant relevant

consideration.  In particular the new HQ will bring about substantial socio-economic

benefits to the City Centre, both during the construction phase and also longer term spend

from employees and visitors to the building who are likely to take advantage of the City

Centre retail offer. The new HQ will in turn free up the existing County Hall site at Aykley
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Heads for a strategic employment use with an estimated creation of 6,000 jobs. The

relevant anticipated timescales are set out in paragraph 4.2

4.6.2 It is submitted that the benefits of the new Council HQ will far outweigh any negative

impacts upon the Replacement Land or Release Land of deregistration.

5 Conclusion

5.1. The Council has demonstrated that it has considered all viable options and alternatives

and the deregistration of the Release Land and registration of the Replacement Land is

the best option. There is likely to be betterment with regard to the statutory interests,

there being no adverse impacts on the Commoners, third party interests, the

Neighbourhood or environment in terms of nature conservation, landscape, PROW,

Archaeology, Heritage or PROW.  The Replacement Land represents an enhancement

over the Release Land both qualitatively and quantitatively. In any event, the significant

benefits of the new HQ which the deregistration of the Release Land will bring significantly

and demonstrably outweigh any identified harm.

5.2. Accordingly, the Inspector is invited to grant the application under Section 16 of the Act

and make an Order under Section 17 of the Act requiring cancellation of the entries in

CL29 relating to the Release Land and the registration in the Register of the Replacement

Land.
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Appendices

i. Plan showing the Release Land (edged red) and Replacement Land (edged light green)

ii. Delegated report of the Head of Corporate Property and Land dated 20 August 2019

iii. A copy of the Common Land register for CL29 and accompanying register plan

iv. Letter of 18 March 1968 to the Commons Registration Authority

v. Agreement between the Freemen and the Council dated 18 January 1995

vi. Application for Registration of right of common & plan dated 29 February 1968

vii. Application for Registration of common land dated 8 November 1969

viii. Decisions 1,2 & 3 of the Commons Commissioner dated 25 July 1980

ix. Notice of final registration dated 1 May 1981

x. Decision of the Commons Commissioner dated 14 May 1986

xi. Deed of Indenture between the City Council and the Freemen, dated 18 September1850

xii. Title to the Replacement Land

xiii. Cabinet Report on the Aykley Heads Strategic Employment Site and DCC HQ options dated

17 January 2018

xiv. Report of the Council’s Head of Economic Development & Housing to the Corporate Director

of Regeneration and Local Services dated 24 April 2019

xv. Initial ecological assessment of the Replacement Land and other sites dated 20 August 2018

and ecological statement from the Council’s Principal Ecologist, dated 19 October 2018

xvi. Council’s Landscape Officer comments

xvii. Planning Officer comments

xviii. Public Rights of Way Officer comments

xix. Archaeology Officer comments

xx. Heritage Officer comments

664



665

Laura.Ackermann
Typewritten text
(1,675 m2)

Laura.Ackermann
Typewritten text
(18,371 m2)

Laura.Ackermann
Typewritten text
20/08/2019

Laura.Ackermann
Typewritten text
(27,399 m2)

Laura.Ackermann
Typewritten text
Appendix i



666

Laura.Ackermann
Typewritten text
Appendix ii



667



668



669



670



671



672



673



674



675



APPENDIX 2 

Plan 1: Release and Replacement Land 
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Plan 2: Replacement Land 
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Cabinet 
 
17th January 2018 
 
Aykley Heads Strategic Employment Site, 
DCC Headquarters Full Business Case 
and Future options for the County 
Archive 
 
Key Decision ReaL/02/17 

 

 

 
 

Report of Corporate Management Team 

Lorraine O’Donnell, Director of Transformation and Partnerships 

Ian Thompson, Corporate Director of Regeneration and Local 
Services, John Hewitt, Corporate Director of Resources, Councillor 
Joy Allen, Cabinet Portfolio Holder for Transformation, Councillor 
Carl Marshall, Cabinet Portfolio Holder for Economic Regeneration, 
Councillor Alan Napier, Deputy Leader and Cabinet Portfolio 
Holder for Finance and Councillor Ossie Johnson, Cabinet 
Portfolio Holder for Tourism, Culture, Leisure and Rural Issues 

 
Purpose of the Report 

1 This report is the third in a sequence of reports on the future of Aykley Heads 
as a strategic employment site and affirms the potential for the site to attract 
high quality jobs to the county. It proposes a masterplan to attract over 6000 
jobs and sets out the implications of doing so for the site currently occupied by 
County Hall. The masterplan provides a unique opportunity to transform the 
economic prospects of the county as well as opportunities for the council to 
transform how it works in the future and how the heritage of the county is 
managed and celebrated. 

Executive Summary 

2 This report is the culmination of several years of planning, external and 
independent challenge of the assumptions that underpin the vision for the 
Aykley Heads site, and verification of the costings that underpin the options 
appraisal. 

3 It is based on a robust Treasury green book methodology for determining 
value for money of complex projects and has included the production of a 
strategic business case, agreed by Cabinet in July 2015; an outline business 
case (OBC) agreed by Cabinet in July 2016 and culminating in a full business 
case (FBC) summarised in this report. 
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4 The conclusions are: 

(a) a masterplan capable of attracting over 6000 high quality private sector 
jobs to the Aykley Heads site has been developed which offers a once 
in a generation opportunity to enhance the economic prospects of the 
county; 

(b) the masterplan requires development on the footprint currently 
occupied by County Hall; 

(c) the impetus to free up the County Hall site offers the council an 
opportunity to transform how it works by downsizing to a more efficient 
building. The FBC concludes that moving to such a building in the city 
centre offers the most economically advantageous option to provide a 
civic and administrative centre over the next 35 years.  The capital cost 
of moving to such a site is significantly less than maintaining and 
sustaining County Hall over that period whilst also demonstrating 
reduced running costs; 

(d) in contrast to provision elsewhere in the country, County Hall contains 
the Archive and Record Office for County Durham and Darlington. The 
requirement to free up the County Hall site offers the council an 
opportunity to bid for external funding to transform how we maintain our 
heritage for the next fifty years and to enhance access to and 
understanding of our social and industrial history. 

5 The report is structured in three parts: 

Part 1: Proposed way forward on the Aykley Heads Strategic 
Employment Site:  
 
This section describes the masterplan for the Aykley Heads site, the 
employment sectors that the site would target and the demand for a central 
business quarter in Durham City.  It explains how development of the site 
would help realise long-held regeneration plans for the county and 
complement current growth in areas such as NetPark, the Newton Aycliffe 
Industrial Park, sites adjacent to the A1 and A19 and Bishop Auckland. This 
section concludes that Aykley Heads provides a unique opportunity in the 
region to achieve significant growth of over 6000 jobs. Whilst further work is 
required on the precise delivery model, it also concludes that a model that 
delivers jobs and a long-term financial return to the council is feasible and that 
the council should move to bring this to fruition.  

The recommendations from part 1 are that Cabinet: 

(a) note the high-level options available to bring forward the delivery of the 
Strategic Employment Site and agree to receive a subsequent more 
detailed report on delivery arrangements in summer 2018; 
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(b) note the masterplan for Aykley Heads; 

(c) approve the submission of an outline planning application for the 
Aykley Heads site; 

(d) note that the masterplan for Aykley Heads includes the development of 
the footprint currently occupied by County Hall. 

 

Part 2: Durham County Council Headquarters Final Business Case:  
 
The requirements of the masterplan as set out in Part 1 of the report mean 
that the site currently occupied by County Hall needs to be  developed as part 
of the commercial business quarter to attract private sector jobs.  A robust 
methodology has been applied to consider the most economically 
advantageous option for providing a civic and administrative centre for the 
council over the next 35 years. It concludes that moving to a smaller, more 
efficient building in the city centre would not only free up the opportunity on 
the current site to attract private sector jobs, but would be the most cost 
effective means of providing a council headquarters building. It summarises 
the procurement process which, though not yet complete, offers the 
opportunity to reduce running costs and downsize our administrative estate.  

The recommendations from part 2 are that Cabinet: 

(a) endorse the key findings of the FBC as set out in this report and 
subject to the consideration of the related report in Part B: 

i. note that the detailed financial information is set out in the part B 
report on this agenda and that the Office Accommodation Capital 
Reserve is available to finance the project and the capital costs, on-
going revenue costs and savings and one-off costs of the project 
will be incorporated into future MTFP reports 

ii. approve the outcome of the procurement process to select a 
Preferred Bidder and Reserve Bidder 

iii. delegate authority to the Corporate Director of Regeneration and 
Local Services and the Corporate Director of Resources in 
consultation with the Cabinet Portfolio Holder for Economic 
Development and Regeneration and the Cabinet Portfolio Holder for 
Finance to enter into a Pre Development Services Agreement 
(PDSA) with the Preferred Bidder 

iv. delegate authority to the Corporate Director of Regeneration and 
Local Services and the Corporate Director of Resources, in 
consultation with the Cabinet Portfolio Holder for Economic 
Development and Regeneration and the Cabinet Portfolio Holder for 
Finance, to enter into the Development Agreement for the new HQ 
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following satisfactory planning approval provided that the Preferred 
Bidder achieves the council’s requirements during the PDSA period. 

Part 3: Future options for the County Archive:  
 
This section takes as its starting point the need to relocate County Hall, in 
which the County Archive is currently located. The archive’s significant value 
as part of the county’s heritage is explained in this section. Few councils 
locate their archive in their administrative headquarters and the service 
experiences significant constraints on customer service and future growth by 
its location in County Hall.  In visioning how the council’s heritage could be 
protected and celebrated for future generations, a proposal has been 
developed to co-locate several heritage and cultural services in a prestige 
setting.  Whilst at an early stage of development, it is proposed that a Durham 
History Centre is consulted on and that a Heritage Lottery Fund bid is 
submitted to significantly improve how the county’s heritage is maintained and 
promoted.   

Subject to the outcome of Cabinet’s decisions on the Aykley Heads strategic 
employment site proposal and the potential relocation of County Hall, Cabinet 
is recommended to: 

(a) agree to progress a ‘Durham history centre’ concept; 

(b) agree to consult stakeholders and interested parties on the proposal; 

(c) authorise the Corporate Director of Regeneration and Local Services 
and the Corporate Director of Resources, in consultation with the 
relevant portfolio holders to continue negotiations with the relevant 
landowners; 

(d) agree to the submission of a funding application to the Heritage Lottery 
Fund, subject to the outcome of the consultation and negotiations; 

(e) receive a further report on the detailed proposals for final 
consideration; 

(f) note the estimated capital costs as set out in the report will be included 
in future MTFP plans once they are finalised; 

(g) note that the on-going revenue costs of the history centre can be met 
from available resources; 

(h) note that the one-off costs set out in this report will be met from general 
reserve. 

6 It is important that Members consider each decision in parts 1, 2 and 3 on its 
merits, whilst ensuring coherence of decision-making. For ease of 
consideration, the specific legal and financial implications for each part are 
described individually.  Information that is commercially sensitive is provided 
in a corresponding part B report. 
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Background 

7 In recognition of the scale of opportunities for the county and the council and 
the investment involved at a time of public service austerity, the council has 
systematically worked through a Treasury green book process designed for 
large, complex projects in which value for money is essential.  This involved 
establishing a strategic business case, an OBC and finally a FBC for the HQ. 

8 Cabinet agreed a strategic business case in July 2015. This included: 

(a) the approval in principle of the release of the Aykley Heads site as a 
major regeneration opportunity subject to an OBC and procurement 
exercise 

(b) agreement to continue the distributed model of existing council 
accommodation to maintain the council footprint across County 
Durham.  The report described that this meant investment and greater 
use of our Strategic Sites, namely Crook, Green Lane, Spennymoor, 
Meadowfield and Spectrum, Seaham 

(c) agreement in principle to the relocation of the council’s HQ to a Durham 
City centric site subject to an outline business case and procurement 
exercise. 

9 An OBC takes the proposition established through the strategic business case 
and identifies and appraises options to test the viability of the project.  The 
findings of the OBC were agreed by Cabinet in July 2016. 

10 The OBC identified five options for the HQ: remaining on the current footprint 
with refurbishment of the building; a new build on DCC land at Aykley Heads; 
a new build freehold HQ on developer owned land in the city centre; a new 
leasehold HQ on non-DCC land in the city centre and new build on DCC land 
in the city centre delivered by DCC.  All but the first option included 
remodelling of the strategic sites.  The OBC concluded that the third option 
described in detail later in the report was the preferred delivery route due in 
part to the risk transfer to the private sector, subject to a FBC and 
procurement process.  In recognition of the need to modernise the way the 
council works, a budget was agreed to modernise the strategic sites.  A 
programme of work, called Inspire is underway to transform our strategic sites 
including physical work where required and, as importantly, a programme to 
modernise how the council works to include flexible and agile working.  This 
programme is currently being implemented in Crook. 

11 Cabinet also agreed to explore future options for the County Archive. 

12 Part 1 of this report summarises the process of completing the FBC and its 
conclusions.  It includes: 

(a) testing the feasibility of the Aykley Heads site to deliver 6000 high 
quality jobs.  This is described in Part 1 of the report 
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(b) testing the findings of the OBC through the inclusion of costs that have 
been derived from a robust procurement process.  This is described in 
part 2 of the report 

(c) to complete the picture, options for the future of the archive are 
described.  Though unsuitable for relocation to a new HQ, exciting 
opportunities are presented that could maintain our heritage and 
enhance access to it.  The proposal for the archive is presented in part 
3 of the report so that Members have a complete understanding of the 
implications for Aykley Heads. 

 

PART 1 – PROPOSED WAY FORWARD ON THE AYKLEY HEADS STRATEGIC 
EMPLOYMENT SITE 

13 Since Local Government Re-organisation in 2009, there has been a clear 
focus on the economic performance of County Durham and the importance of 
economic growth in securing a sustainable future for communities across the 
county. 

14 This economic growth is based on the premise that the county needs more 
employment opportunities for its residents and when possible, to ensure 
opportunities to create better jobs are being maximised.  Across County 
Durham, the Council has sought to firmly seize employment opportunities 
whenever these have been available and this approach has led to some 
considerable success.   

15 The Council’s approach to inward investment has also led to some notable 
examples of success.  Hitachi planned to create 730 jobs in Newton Aycliffe, 
but within three years are already employing over 1,200 staff.  ResQ moved to 
Seaham in 2016 with plans to employ approximately 1,200 people within three 
years and they are making excellent progress in achieving this. 

16 Across County Durham, there are excellent development sites that offer 
opportunities for economic growth, including sites adjacent to the A1 and A19, 
Newton Aycliffe Industrial Park and NETPark.  In order to continue to move 
the economy of the county and region forward, opportunities that are available 
in Durham City that complement the county’s offer also need to be considered 
in more detail. 

17 Durham City is at the heart of County Durham and its role as a driver of 
economic growth is considerable, particularly with a world-class university and 
UNESCO World Heritage Site being a core part of the fabric of the city.  
Durham City is an attractive place to live, work and visit.  The range of 
housing and employment, the quality of the environment and its unrivalled 
heritage have prompted some to describe it as the perfect city, a must see 
destination and one of Britain’s most romantic cities.  

Durham City’s transport connectivity 

18 Within the context of the north east region, the city is also a significant 
administrative and cultural centre and has excellent communication links 
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regionally, nationally and internationally.  Durham Station lies on the East 
Coast Main Line, with four trains per hour in each direction providing regional 
and national connectivity.  Durham bus station is at the heart of the local bus 
network, hosting up to eighty buses per hour with regular services from each 
of the main settlements in the county. 

19 Due to its transport connections and access to a wide range of services, 
Durham is the most sustainable location in the county and was identified in 
the former Regional Spatial Strategy as one of five strategic public transport 
hubs in the north-east.  For these reasons locating the headquarters in the 
city, which is the centre of the transport hub in the county, provides the most 
accessible solution. 

20 The population of the built-up area of Durham is approximately 51,474 (ONS 
2016), with some 36,734 people being of working age (16-64).  There is a 
catchment of 107,000 people within a five-mile radius, extending to 511,000 
within 10 miles.  Importantly, and with an eye to the growth potential of the 
city, there are 2.56 million people within a 60-minute drive time.  The 
population of County Durham is 522,100 people (ONS Mid-Year Population 
Estimates 2016).  Projections suggest an increase to 566,000 by 2039 (sub-
national population projections). 

21 Durham Rail station is a few minutes’ walk from the city centre.  The station is 
a major stop on the East Coast Main Line with four trains per hour (rising to 
five trains per hour in 2018).  Services are provided by Virgin Trains East 
Coast, CrossCountry, TransPennine Express and Northern trains, giving 
Durham direct connectivity to a wide variety of destinations across the country 
including London King’s Cross (2 hours 55 minutes) and Edinburgh (1 hour 50 
minutes). More locally, services to Newcastle (11 minutes), Darlington (16 
minutes) and York (45 minutes) mean Durham City is easily accessible to 
regional labour markets.  Use of the station continues to grow year on year; in 
2016/17 the station handled over 2.6 million passenger journeys.  Durham 
has ready access to Newcastle and Durham Tees Valley international 
airports, the Port of Tyne and Teesport. 

22 Durham Bus Station on North Road is within easy reach of key central 
locations in the city and provides regular services to prominent regional 
locations, local centres and surrounding residential districts.  At peak times, 
there are over eighty local bus services per hour passing through the City 
Centre, with regular services from each of the main settlements across the 
County.  Durham City is the most accessible location in the County, with over 
seventy two percent of all County Durham households being able to reach the 
City Centre by 8.30am in under one hour, using public transport (including 
walking to a bus stop) between Monday and Friday. 

23 The City is also served by three park and ride sites at Belmont, Sniperley and 
Howlands.  A total of over 1100 parking spaces are available, with a direct 
bus service running every 10 minutes to the city centre from each site. 

24 Work is ongoing to refresh the transport offer, including schemes to enhance 
walking and cycling links in the City, improve the quality of the bus station and 
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refurbish the pedestrian underpass at the rail station.  Future development of 
the city’s economy will be matched by a requirement for additional road 
infrastructure, and work is underway developing plans for a Northern and 
Western Relief Road. 

25 Overall, Durham’s proximity to the key transport corridors of the A1 and the 
A19 alongside the East Coast Main Line support its role as a key transport 
hub for the city and the county and ensures that the city acts as a transport 
hub for the county, ensuring the accessibility of development in the city.   

26 Access to Durham by private car is good and there are multi-storey parking 
facilities in the centre at the Prince Bishops and Gates shopping centres and 
within the Walkergate leisure development.  

Economic role of the city 

27 From an economic point of view, the real beauty of Durham is its potential.  
With strategic investment and sensitive planning, Durham can become one of 
the most important centres for economic growth in the north-east.  Certain 
assets within Durham – the World Heritage Site and the University – are 
“world class”.  Our vision is to see other, major components enhanced, so that 
Durham becomes a world-class location for commerce, for living and for 
visiting.  In short, we want Durham to become world class on every level. 

28 Employment opportunities in the city are good but overall, the balance of 
employment is dominated by large-scale public sector employers that provide 
45% of all employment.  Whilst these are extremely valuable jobs that are 
important to retain, the impact of austerity on public budgets since 2010 has 
resulted in a decreasing workforce.  Greater balance between the public and 
private sector would provide increased resilience and further opportunities for 
growth in future years. 

29 Growing job opportunities in attractive sectors and locations in the county can 
also present options to retain gifted and talented young people who often 
seek employment outside of the county after being educated here.  
Opportunities for young people growing up in County Durham to establish 
companies or work within existing businesses are important for the future of 
our young people. 

30 Whilst it is clearly recognised that university graduates securing employment 
opportunities around the globe is a measure of success, providing increased 
opportunities for graduates within Durham could be of significant benefit to the 
Durham economy.  Science based companies, such as Kromek that have 
grown within the county from a university graduate who established their 
business at NETPark, are already proving to be key employers with fast 
growing opportunities.  The company is active in the sectors of nuclear 
detection, medical imaging and security screening and has bases for R&D 
and manufacturing in California and Pennsylvania as well as its UK operation 
centred in County Durham. 
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Durham City Regeneration Masterplan 

31 The council agreed a regeneration masterplan for Durham City in 2014 which 
has a clear focus on the city centre.  It is shaped by recent and emerging 
strategies, underpinned by robust evidence on growth sectors and population 
predictions and driven by our desire to broaden Durham’s appeal in order to 
realise its potential. 

32 It highlights the strategic links and the priority projects that can be delivered to 
secure a thriving Durham City with an emphasis upon enhancing the vitality of 
the city centre in order to maximise economic benefits and to complement 
market strengths.  One of the key strands of activity identified in the 
masterplan to achieve economic growth is the establishment of a central 
business quarter to accommodate emerging high growth sectors and to 
increase private sector employment to create a more balanced economy. 

33 Research has been undertaken as part of the County Durham Plan to 
increase understanding of Durham’s economic geography and to identify the 
business sectors that will support future growth and development.  There is a 
growing financial and professional services sector in Durham that can be seen 
through companies such as Atom Bank choosing to locate at Aykley Heads.  
In addition to these sectors, Durham is also well-placed to offer opportunities 
for research and development, headquarter operations, administrative and 
sales functions and to link with the emerging manufacturing operations in 
these sectors in south and east Durham, Tyneside and Wearside.  The 
presence of Durham University offers great potential for research linkage and 
business spin-outs. 

34 In terms of future economic growth, research has shown that new and 
renewable energies, the low carbon economy and digital and creative 
industries are emerging areas for growth in the North East economy as a 
whole.  Durham already supports 30 percent of the county’s employment in 
these sectors and is well-placed to attract and support: 

 Digital and creative industries: these are growing activities in 
Durham and this sector is anticipated to continue to grow over the next 
10 years.  There is an existing base of digital and creative industries 
across the North East as a whole and many Durham University 
graduates in this field decide to remain in the North East following their 
studies.  Fintech is an emerging market, which sees digital technology 
used to support or enable banking and financial services.  Atom Bank 
already at Aykley Heads is a leading player, being voted winner of the 
Mobile Banking Disruptor award at the 2017 Trade Finance Global 
Excellence Awards and ranked sixth by KPMG in its Fintech Global 
100 list in 2016. 

 Services sector: more generally the city is well placed to support a 
strong service centre and an emerging financial services focus is 
already becoming evident at Aykley Heads with Mazars, Swinburne 
Maddison and Tait Walker. 
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 Renewable energy, process industries, environmental 
technologies and life sciences: the North East is particularly strong 
in these sectors. NETPark - the North East Technology Park at nearby 
Sedgefield - is the only science park in the North East and is an 
internationally recognised location for science and technology 
companies.  It is the only science park in the UK with two Catapults: 
High Value Manufacturing and Satellite Applications and six Centres of 
Excellence.  NETPark is an example of the significant success that can 
be achieved in County Durham with the focus and level of ambition the 
council and key partners share.   

 Health: NETPark is also home to a number of innovative healthcare 
companies.  CPI is to open a new national Centre for Healthcare 
Photonics in 2018 to provide open access facilities and expertise to 
help companies develop and commercialise the technology which is 
making breakthroughs in, for example, the treatment of diabetic 
retinopathy through PolyPhotonix.  In addition, links to the University 
Hospital and the potential opportunities to develop data analysis and 
innovative healthcare solutions are also a potential market going 
forward. 

 Further/higher education and university spin outs: an area 
recognised by both Further Education and Higher Education sectors as 
an area of opportunity.  The recent collaboration between the council, 
Durham University and New College Durham to create incubator space 
at Salvus House demonstrates this point. 

35 Business sites on the fringes of Durham, at Belmont, Dragonville and 
Meadowfield offer a wide choice of premises and sites for office, 
manufacturing and logistics enterprises.  Recent developments at Belmont 
have been successful and enhance the location’s appeal to smaller occupiers 
and to growing SMEs, although it is largely occupied.  The smaller Dragonville 
estate is largely occupied but offers potential for affordable business 
development; however little expansion space is available.  Meadowfield offers 
some opportunities, but the site is less central.   

The Vision for Aykley Heads 

36 The county’s regeneration strategy has recognised for some time the need for 
a new central business quarter and the significant opportunity presented by 
the redevelopment of Aykley Heads, a 32 hectare site within walking distance 
of the city centre and with the competitive advantage of being adjacent to the 
main line train station. 

37 Analysis of the potential of the Aykley Heads site has been ongoing in the last 
few years, particularly with the focus that the existing business location to the 
northern part of the site has secured.  This can be seen with the decision of 
Atom Bank to locate temporarily in Northumbria House and their subsequent 
and permanent move to the Rivergreen Centre as well as the fact that there 
are already 1,300 employees within approximately 40 companies (excluding 
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DCC) already based on the site.  There is clearly proven demand for the 
location. 

38 Appreciating the potential of the site, in July 2015, the Council agreed in 
principle to the release of the Aykley Heads site as a Strategic Employment 
Site (SES) and a major employment centre for the private sector, subject to 
the Outline Business Case for the council’s own headquarters (HQ). 

39 The vision for Aykley Heads is to create a new and unique business location 
for the North East that maximises economic growth in County Durham and 
delivers jobs in new and growing sectors with the aim of providing a high 
quality employment location that contributes to the delivery of new and better 
jobs.  Development of the site will provide a high quality modern central 
business location, in a mature parkland setting, within walking distance of the 
mainline train station and city centre and provide a unique work and lifestyle 
offering. 

40 The Strategic Objectives for the SES have been established as follows: 

 Maximise economic impact for County Durham; 

 New job creation in Durham City; 

 To create an income for the council; 

 To deliver a business location of the highest quality; and 

 To create an environment where people want to work. 

41 Durham City is the commercial centre for the county, as well as a key asset 
from which to drive future jobs growth and improve the economy.  The relative 
strengths of the area have long been recognised with Durham City historically 
acting as the county’s administrative centre.  Overall, Durham City currently 
provides one fifth of the county’s business base and one third of its 
employment.  However, the majority of these jobs are based in the public 
sector and there is a need to provide better opportunities for the private sector 
to deliver economic growth within the city in order to support the long-term 
economic sustainability of the county.   

42 There has been considerable recent change within some of the public sector 
estate in Durham and this has retained 1,200 jobs within the relocated 
Passport Office (HMPO) and National Savings and Investments (NS&I) 
facilities at Freeman’s Reach.  Discussions with the Government’s Property 
Unit under the One Public Estate Initiative are ongoing to consider other 
opportunities which demonstrate Durham’s commitment to retaining the public 
sector employment that is based within the city and which works well for the 
agencies involved due to their access to a highly skilled workforce.  This 
consolidation sees Durham City as an administrative centre for the sub 
region, driving employment and expenditure into the city centre as well as 
providing the capacity to release the Aykley Heads site as a high quality-office 
development site.  
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43 Across County Durham, there are significant economic opportunities and the 
county is well placed to grow from private investment going forward.  To 
complement these opportunities, the city needs a central business quarter.  
Aykley Heads presents a high quality city based site, laid out in campus style 
that respects and embraces the beautiful natural landscape of the site, has a 
direct adjacency to a main line train station, meaning it is 2.5 hours by train to 
London, and with amazing views to the World Heritage Site.  Sites of this 
calibre are rarely available and there is currently nothing that matches it within 
the North-East.  The potential it offers for the economy of the county and the 
North East region is important and therefore in order to achieve the economic 
ambitions of the city, county and wider region it is necessary to consider the 
relocation of the council’s headquarters and archive. 

44 Should the large and dominant County Hall remain on the Aykley Head site, 
its location dominates phase 2 of the site, thereby reducing the likelihood of 
the development achieving critical mass, or establishing the brand and image 
that are essential to its overall delivery.  There is a consequent impact on the 
employment levels that can be achieved and whilst employment would clearly 
remain in County Hall, this would displace a large proportion of the circa 2700 
jobs that are expected to be delivered as part of phase 2 of the development. 

Strategic Employment Site Progress to date 

45 To understand the approach to developing the SES, a professional team of 
advisors was appointed in November 2016 to assist with the production of a 
Development and Delivery Strategy.  The three key deliverables are: 

 Development Review, Infrastructure and Costings – To undertake a 
detailed assessment of the site, infrastructure and utility requirements.  
Provide an assessment of likely costs and planning conditions and 
provide a phasing and programme plan. 

 Options Appraisal and Deliverability - Undertake an appraisal of the 
options and detail the implications in relation to risk, finance, legal and 
procurement issues.  Recommend a preferred delivery vehicle and 
propose the most appropriate procurement route. 

 Funding - Produce an investment strategy that is capable of delivering 
a financial return to all investors including the council; and commercial 
strategy for the site including investor, developer and occupier 
requirements and recommendations detailing how these can be met. 

46 To complement the Development and Delivery Strategy, specialist landscape 
advisors were appointed in October 2016 to produce a Landscape 
Strategy/Masterplan.  The commission involves undertaking a baseline audit 
of the key landscape and ecological features and attributes of the estate 
which provides an understanding of how the estate functions within the 
geography of the city, linking pedestrian and cycling routes, and relationships 
with nearby residential and business uses.  It aims to influence the 
development of the site as high quality, accessible and attractive natural 
greenspace, incorporating a major new urban country park, which will also 
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retain the DLI memorial garden.  This means that the site will continue to 
provide a resource for the wider city community as well as a high quality 
setting for new businesses that is both attractive to inward investors and 
providing opportunities for a healthy and active lifestyle for employees. 

Aykley Heads Planning Policy 

47 The Durham City Regeneration Masterplan adopted in March 2014 and 
updated in November 2016 sets out the council’s regeneration priorities for 
the city of Durham.  It details major projects and identifies opportunities that 
have the potential to make a real difference to the city and achieve the 
desired levels of growth for the wider area. 

48 The redevelopment of Aykley Heads as a prestige business park is one of the 
major projects referenced in the masterplan and its potential to attract 
significant private sector investment was highlighted in the Issues and Options 
of the County Durham Plan published in the summer of 2016.  Appropriate 
policies to enable the development of the site will be included in the Plan as it 
progresses.  This will ensure Durham is well placed to support local 
companies as well as attract national and international companies and will 
drive economic growth through facilitating private sector investment and 
employment. 

Redevelopments at Aykley Heads Business Park 

49 Due to demand for smaller office space on the Aykley Heads site, the council 
acquired Salvus House in June 2016 and launched it as a business centre 
and incubator with a range of offices, hot desks (permanent and daily) and 
virtual office facilities.  Current occupancy figures are very positive only a year 
after the launch of the facility with 13 offices let, two reserved and two larger 
offices available but with strong interest.  The building also provides a range 
of hot desking opportunities for both flexible and permanent booking.  Durham 
City Incubator is to open in the building in January 2018 in partnership with 
Durham University and New College Durham to support graduate start-ups.  
Overall, occupancy is ahead of target and the Business Durham team are 
working on enquiries to let the remaining space and it is envisaged that 
Salvus House will be fully let in the near future. 

50 Atom Bank were previously located in Northumbria House, a council owned 
building.  Although they were given the option via Rivergreen Developments 
of a purpose built HQ on the former bowling green site, their plans have 
evolved and in April 2017 they relocated to the Rivergreen Centre and now 
occupy the whole building.  Latest employee figures are at approximately 300. 

51 Since Atom Bank has moved into the Rivergreen Centre, Northumbria House 
has become available.  Within a matter of weeks, several enquiries were 
received for occupation of some or all of the council owned facility.  Currently, 
we are working with a Durham based company who has expressed a clear 
demand to take full occupancy of Northumbria House as they seek to grow 
and compete for national contracts serviced from Durham whilst remaining 
within the Durham City area and being part of the Aykley Heads community 
going forward. 
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Strategic Employment Site Current Position 

 

Development, Delivery Strategy and Masterplan Development 

52 Aykley Heads is currently a successful business and employment location, 
providing a home to a wide range of professional and business support 
organisations.   

53 The masterplan is being developed with a sensitive approach to ensure the 
mature parkland setting is retained as much as possible, as it is a key feature 
of the site.  As part of the Landscape Strategy, character areas of the site 
have been identified and further development of schematics to illustrate the 
functions of the site are in development.  Opportunities and constraints are 
being developed alongside proposing functions and place making – 
particularly in relation to later phases of the development which may have 
temporary functions, such as car parking in the intervening time period.  Past 
landscape initiatives within the estate are being explored to determine how 
the landscape is likely to change within the next few years.  Ecological 
surveys have been undertaken across the site and there are no significant 
issues that have arisen that cannot be managed. 

54 To date the following exercises have been undertaken:  

 Topographic surveys have been undertaken and computer generated 
contour maps created.   

 The proposed levels for each of the building plots have been reviewed 
to provide the most efficient cut and fill.   

 3D massing has commenced and floorplates created.   

 Solar orientation analysis has been undertaken to check building 
separation distances and draft illustrative images have been created to 
illustrate the position. 

55 Appendix 2 shows the summary masterplan and development plots.  The site 
has been divided into four zones, each with its own distinct characteristics as 
follows: 

 Northern Zone – Phase 1.  The Northern portion of Aykley Heads 
occupies the land to the south of the access road which serves the new 
Police Headquarters and Rivergreen Centre.  It has a more defined 
characteristic of building development than the rest of the site, and 
includes the existing Aykley Heads Business Park and Grade II Listed 
Aykley Heads House.  It also accommodates Northumbria House and 
Salvus House.  The land is owned by the council with the exception of 
one plot that is owned by Durham Constabulary.  The existing 
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developments and identified plots available in this area are deliverable 
without the need for large amounts of new infrastructure and should 
therefore be considered for marketing and delivery in the early phases 
to stimulate interest and demand in the site.   

 Park Gateway – Phase 2.  This area represents the entrance gateway 
to the Strategic Employment Site and is already known by the general 
public as the entrance to County Hall.  The new proposals aim to retain 
the same overall scale/quantum as County Hall, but with buildings 
moved closer to the road, and kept to a reduced height overall.  County 
Hall is approximately 390,000 sq ft, the proposed gateway 
developments will be approximately 370,000 sq ft with scale and 
massing between three to five storeys getting higher towards the rear 
of the site.  The land is entirely in the ownership of the council.  The 
space will also include a water feature, structured public landscaping 
and seating as well as a new cycle and pedestrian route linking the site 
from north to south.  Small facilities will also be located for supporting 
A1 (Shops) and A3 (Food and Drink) uses serving the primary office 
users as well as providing facilities for the general public, these are 
described as ‘kiosks’ in the masterplan, but are in effect small buildings 
to be built within the appropriate phases of development that will 
provide valuable amenity services to occupants and the local 
community.  

 Parkland Plateau - The rear of the site is largely composed of a flat 
plateau with a prominent edge to the south-east.  This area is in the 
ownership of a third party and is contained within the greenbelt.  To the 
north-west is the back of the site, which is bordered by trees that form 
the central woodland spine.  The proposal is to arrange buildings in 
three zones, ranging from small single storey pavilions that are in part 
earth sheltered through to three storey buildings.  The overall effect of 
a gradual tiering up of mass towards the back of the site is intended to 
reduce the visual impact of the development on the exposed plateau.  
The market report does not envisage the plateau site coming forward 
until the other areas of the site are close to capacity and the necessary 
infrastructure is in place. This produces a timeline where the buildings 
do not come forward to around 2034, i.e. beyond the time period of the 
County Durham Plan.  There is therefore no need to provide a policy 
context for this area in the version of the County Durham Plan that is 
currently progressing but it will be included in a future review of the 
Plan as necessary. 

 Southern Gateway - This area is partly occupied by the car parking 
provided by Network Rail .  It is a prominent gateway for the station 
and also marks the transition of the edge of the urban core into the 
suburbs and parkland beyond.  It provides an extension of the city 
centre and a gateway link through the Railway Station and the 
Milburngate House site. 
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Development Assumptions 

56 A comparison of the Gross Internal Area (GIA) and Net Internal Area (NIA) 
has been undertaken to inform the costing and appraisal work.  High level 
viability has begun to be assessed based on the likely costs of construction.  
Option appraisal workshops have also been undertaken to explore the various 
arrangements necessary to deliver the scheme.  The key findings are outlined 
below: 

 718,000 sq ft office development; 

 77,000 sq ft supporting development, including hotel and amenity 
kiosks; 

 Over 6,000 jobs created; 

 Circa £200 million total construction cost at today’s prices, which 
includes the demolition cost for County Hall of circa £5 million and 
highway infrastructure costs of £5 million; 

 Estimated overall revenue surplus for the council dependent upon 
delivery vehicle adopted and the council’s investment strategy. This will 
be fully assessed in the coming months to determine the optimum 
approach for the council; 

 £1.5 million - £1.7 million annual future business rates after completion 
before central government periodic business rate revaluation. 

57 A further report proposing the investment approach will be brought forward in 
early summer 2018.  This will set out the proposed delivery method or vehicle 
for Aykley Heads. 

Indicative delivery approach, timescales and initial financial assessment 

58 The table below is based on delivering the full masterplan and provides a 
summary of the number of jobs that could be delivered across the site, along 
with the estimated capital costs per plot: 

Item Proposed Job Nos 

County Hall Demolition  N/A 

Site A South(1)  622 

Site A South(2)  352 

Site A North  1,241 

Site B (S106)  924 

Site C  203 

Site D  400 

Site E  376 

Site F  1,927 

Total  6,045 

 

59 The site will be delivered across three phases, as follows: 
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Phase 1 – Northern Zone 
Sites C, D, & E - 2018 – 2025 
Creating 979 FTE jobs 
 
Phase 2 – Park Gateway 
Sites A South (1), A North, B – 2021 – 2034 
Creating 2,787 FTE jobs 
 
Phase 3 – Parkland Plateau 
Sites A South (2), F – 2034 – 2040 
Creating 2,279 FTE jobs 

60 The timescales for the development of a new office park are governed by 
office take up rates.  It is always difficult to accurately assess development 
timescales particularly in locations where the office park will change the 
historical trends of the office market.  However, as part of the market demand 
work, it is considered that the average office take up for Aykley Heads would 
be in the region of 2,787 sq m (30,000 sq ft) per annum.  This would therefore 
equate to a development timescale of approximately 20 years. 

61 In order to move the development of the site forward by providing certainty to 
the development and investment markets, as well as to aid marketing, it is 
intended to submit an outline planning application for Phase 1 and 2 by 
September 2018.  The planning application will reflect the approach to 
considering development on greenbelt land playing pitches referred in the 
section describing the Parkland Plateau.  This will provide certainty and 
confidence to the market irrespective of the procurement approach to deliver 
the site.  However, it is also proposed that should early demand be 
forthcoming for Phase 1 land, the council should progress with this element at 
the earliest opportunity. 

Initial Financial Assessment 

62 The costs incurred and income generated from the development of the 
Strategic Employment Site will be dependent upon the preferred delivery 
approach.  The options available range from the council selling the site to a 
prospective developer through to the council developing the site itself.  It is 
anticipated at this time that the final approach will incorporate a mixture of the 
scenarios outlined below to provide the greatest flexibility to deliver the overall 
scheme. 

(a) Sale/Land Disposal 

The council sells the site to a developer receiving a capital receipt for 
the value of the land.  This sale value would be based upon a cleared 
site and therefore demolition and clearance costs would need to be 
deducted from any capital receipt.  With this option, whilst the council 
would generate a capital receipt, and over time also benefit from the 
additional business rates generated, it would lose control over the final 
product delivered and there is a risk that any purchaser would seek to 
bring forward more profitable forms of development in the shorter term.  
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Due to the long-term approach needed to bring forward the various 
phases of development in a profitable manner, it is considered unlikely 
that there would be many developers capable of bringing forward the 
masterplan in line with expectations. 

(b) Council taking head leases 

In this model, an institutional investor, with the council using its 
covenant and taking a head lease over the office premises developed, 
effectively funds the capital cost of the development.  The council then 
sub-lets onto tenants.  There are no capital costs for the council in this 
scenario.  The council would be required to take a commercial risk in 
terms of securing tenants and charging a rent in excess of the head 
lease to generate a return.  It is expected that the council could 
generate an annual revenue return in this scenario, subject to long-term 
occupation levels.  

(c) Development led by the Council 

In this model, the council develops the site itself, funded by borrowing.  
This would be the lowest cost from a capital perspective as there will 
not be any developer profit or disposal fees to pay.  Once the site is 
constructed, the council would enter into leases with tenants for the 
spaces created and receive an income stream from its tenants.  The 
council would be responsible for all development risks arising from 
construction.  As with the head lease option, the council would take the 
commercial risk on securing tenants.  Unlike the head-lease option, 
revenue losses would occur in the first 10-15 years due to the need to 
make debt repayments, however an overall positive return is expected 
across the whole development period. 

63 Overall, it is likely that the council will need to intervene commercially to 
develop the site.  Whilst there are risks with this approach, the council would 
retain control over the site and if managed effectively, would expect to 
achieve a positive financial return.  This is a long-term approach, which could 
present an opportunity for the council to retain the asset value. 

64 A range of assumptions need to be considered when assessing the financial 
position of the site. These include: 

Item Assumption 

Rental Values £18.50 to £21.00 sq ft 

Build Costs £1,400 - £1,750 m2 

Contingencies 7.5% 

Fees 10% 

 

65 The level of surplus will be dependent on the delivery options that are chosen 
to take forward the development.  Further detailed work on the delivery 
options will be undertaken for inclusion in the summer 2018 report to Cabinet, 
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which will include an options appraisal and risk analysis, as well as setting out 
the detailed financial appraisals for the proposed development. 

66 The council will also consider opportunities to enhance the scheme through 
external regeneration funding.  Whilst there is no funding identified at this 
stage, any funding that can be attracted will enhance the financial position of 
the scheme as it is developed or accelerate the delivery of the scheme. 

67 When the Strategic Employment Site is complete, it is estimated the council 
will benefit from between £1.5 million - £1.7 million additional Business Rates 
per annum, based on current assumptions of the operating model for 
business rates retention. 

Market Analysis 

68 Understanding current and future office property trends is an ongoing 
process, but in order to try to assess likely market demand for Aykley Heads, 
specialists in this area of work were appointed in November 2016.  This work 
has shown that emerging intelligence with regard to future office requirements 
and the characteristics of development locations that expect to generate 
demand confirms that the Strategic Employment Site could provide an 
opportunity to deliver a hybrid product which provides a ‘Nano Core’ alongside 
‘All – In offices’.   

69 Given the high quality parkland setting, proximity to the city centre and World 
Heritage Site, it is anticipated that the site could establish a high quality and 
unique business destination that has a unique offer and is ultimately more 
attractive than most business park products.  These concepts are outlined 
below: 

(a) Nano Cores are defined as master-planned clusters of buildings that 
are maintained as an estate with their own branding. The development 
would include 24/7 security and maintenance, retail and gym elements 
and integrated features such as cultural events in public areas.  
Particularly on the edge of Central Business Districts (CBD), they 
expect mixed commercial and residential Nano Cores to emerge. 

(b) All In Offices are defined as a mix of serviced offices and tech 
incubators, whereby small firms pay an all-inclusive rent and co-locate 
with other firms.  Being surrounded by other entrepreneurs is valued by 
the tenant as replicating the collegiate atmosphere found in a typical 
office.  Even in the start-up world, working alone in a garage or spare 
bedroom is not for everyone. 

70 From the evidence established to date the following trends can be noted: 

(a) There is a current general lack of office product available in Durham 
City and yet almost 50 percent of enquiries to North East England 
would consider locating in Durham. 
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(b) Current market demand in Durham City and the wider region reflects 
the trend that there is predominantly a demand for smaller properties of 
various size below 20,000 sq ft. 

(c) Larger office requirements have been few and within a range of 40,000 
– 70,000 sq ft.  This is a difficult market to predict but Atom Bank 
located at Aykley Heads as a preferred option and the site has the 
ability to accommodate such enquiries. 

(d) Modern, high quality office space can establish a premium due to a lack 
of supply of £20-£25 sq ft rising to almost £30 sq ft for offices less than 
1,000 sq ft with flexible leases/licences.  For the purpose of financial 
forecasting a conservative figure of £18.50-£21.00 sq ft has been 
assumed. 

(e) There is strong evidence that other cities/areas in the UK have 
successfully developed business locations through careful master 
planning where good transport links prevail in proximity to a busy 
railway station e.g. Newcastle, York, Taunton, Swindon, Leeds, 
Sheffield, Cambourne Business Park in Cambridge, Chelmsford 
Business Park, Liverpool Science Park, Chiswick Park in London.  

71 To gain an understanding of inward investor location decisions, associated 
property requirements and expectations of business parks’ offers, further 
analysis was undertaken through interviews with a range of companies and 
stakeholders.  The key findings are summarised below: 

 Leases – Most companies preferred short-term agreements wherever 
possible.  For longer-term leases, break periods, a rent-free period and 
regular rent reviews were negotiated.  66 percent of respondents would 
agree to a lease ‘off plan’.  80 percent advised they would be happy to 
be the first on a business park as it would allow them first pick of 
location. 

 Current premises and factors – Quality of the building and central 
location.  Most companies preferred to arrange fit out themselves. 

 Key reasons for moving to business parks – Availability of large 
areas of office space (often difficult to obtain in city centre locations).  
Cost – limited city centre space drives up rental costs, better value for 
money on a business park.  Community feel and improved work/life 
balance.  

 Incentives – a large number had received incentives in the form of 
rent-free periods, grants for training or workforce development and 
financial contributions to help towards fit out etc. 

 Expectations of Business Parks – Effective transport connections 
and adequate parking spaces, good on site amenities and flexible 
leasing.  High-speed internet connection and robust power supply.  
Café or shop and communal areas (internal and external). 
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 Business parks can differentiate themselves through their location – 
locating close enough to a city centre and local amenities, yet far 
enough out for cheaper rents and abundant space.  Larger than normal 
selection of amenities beyond Monday-Friday 9am-5pm. 

 Key factors to be integrated into a Business Park – High-speed 
internet strongly reiterated along with flexible leasing and multi let 
areas.  Novel design (to appeal to larger companies) and excellent 
green technology credentials.  Located close to a city centre. 

 Investing in the region - The vast majority of these companies would 
invest in the region if it fitted with their business needs or strategy.  

 Value Proposition for Aykley Heads – This is a requirement from 
businesses that would set the location apart and differentiate from the 
competition, e.g. lifestyle offer, location, eco standards.  Over 50 
percent answered positively. 

72 In order for the development to compete at a wider national and international 
level to attract employers and leading businesses, there is a need to 
undertake relevant marketing activity.  To progress with marketing, specialists 
have been retained to produce a marketing strategy and outline promotional 
framework with associated indicative resources.  How this proposed 
marketing fits with the investment and development strategy for the site will be 
considered in the future report to Cabinet. 

Economic impact 

73 The Council has set out a clear vision of ambition within its Sustainable 
Community Strategy (SCS) of creating an ‘Altogether Better Durham’. 
Currently this vision sees the improvement of the economy as the top priority 
if the ambition is to be achieved.  There is recognition of the gap between 
County Durham and the regional and national averages in terms of Gross 
Value Added (GVA).   

74 It is the council’s ambition that by 2030 County Durham will have a thriving 
economy and will be bridging the gap in its economic performance with other 
parts of the North East and elsewhere, with the internationally recognised 
Durham City as the hub of this sub-region.  

75 The economic impacts of the Aykley Heads site are presented in terms of 
Gross Value Added (GVA) and Full Time Equivalent (FTE) employment.  The 
types of economic activity measured relate to: 

(a) Construction activities will generate temporary economic impacts, no 
attempt has been made to adjust figures for inflation.  

(b) Private Sector accommodated on the Strategic Employment Site.  
The full site would be able to accommodate a minimum of 600,000 sq ft 
of office space with the potential to house a minimum of 6,000 FTE 
jobs. 
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76 The table below provides a summary of the economic impacts.  Gross 
impacts equal £443.08m GVA and 6,135 FTE jobs.  The figures are higher 
than presented earlier in the report as construction jobs are included.  It is 
recognised that the impact arising from induced expenditure and Aykley 
Heads tenants, will be realised across the long term.   

Scenario Overall 

Construction 

Gross FTE Jobs 107 

Gross GVA £73.7m 

Induced Expenditure 

Gross FTE Jobs 28 

Gross GVA c. £680,000 

Private Sector accommodated at SES 

Gross FTE Jobs 6,000 

Gross GVA £368.7m 

Total Gross GVA £443.08 

Total Gross Jobs 6,135 

 
77 In addition, to achieve the figures above, there are additional strategic impacts 

to consider when interpreting the results, not least the increase in private 
sector employment, bringing footfall into the city centre and/or the potential to 
distribute employment throughout the county which will be achieved when 
staff numbers are increased in the strategic office sites.   

Strategic Employment Site Next Steps and Timescales 

78 To continue developing the project, the next steps are: 

 undertake analysis of various options for the council including 
presenting the financial implications alongside delivery options with a 
clear risk analysis.  This will be undertaken by the project team and will 
be complete by spring 2018; 

 engage stakeholders and implement a communications strategy from 
early 2018 onwards; 

 bring to Cabinet the details of the proposed delivery structure in 
summer 2018; 

 thereafter establish the delivery route with expertise, capacity and a 
clear marketing plan by autumn 2018; 

 prepare and submit planning application by Autumn 2018. 

Redevelopment in the City Centre 

79 As well as the proposals for Aykley Heads, a number of complementary 
regeneration schemes in the northern quarter of the city are underway.  
Freeman’s Reach housing National Savings & Investments and Her Majesty’s 
Passport Office was completed in 2016, creating over 9,000 m2 of office 
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accommodation, totalling an investment value of £30 million.  The 
development brought a major funding partner into the city, and the scheme 
overall safeguarded more than 1,200 jobs within Durham City that could have 
been lost to alternative locations had this scheme not been delivered.   

80 The second significant phase of the regeneration will see 60,000m2 
redevelopment of Milburngate House.  The site will be mixed use and include 
residential, leisure and commercial use  The demolition works are currently 
underway and phase 1 of the redevelopment will commence thereafter 
including a range of occupants including an Everyman cinema, hotel and 
Pitcher and Piano restaurant.  The redevelopment of this key riverbank 
location will bring vibrancy to the city’s leisure and commercial offer.  

81 Redevelopment of the Gates Shopping Centre in North Road is also 
underway with the construction of a multiplex cinema, associated leisure 
uses, opening up of the riverside walkways and improvement of the retail 
offer.  This will create a draw for the North Road part of the city, which should 
see significant increases in footfall.   

82 The current draft proposals for the North Road area outline the creation of a 
new bus station and pedestrianised gateway area, providing better facilities 
and more space for passengers.  It is intended to improve connectivity 
between North Road and other key sites including the train station and the 
Gates Shopping Centre by creating better links to and through the station to 
the proposed Strategic Employment Site.   

83 Infrastructure improvements to allow people to reach the rail station from 
Aykley Heads more easily via the path on Framwellgate Peth have recently 
been completed. 

84 Commercial and leisure developments within Durham City continue to be 
brought forward and the refurbished Old Shire Hall which is due to open in 
2018 as Hotel Indigo, a boutique hotel providing a different offering in the city, 
is further evidence of this wider growth. 

85 One of the most important factors for the economic growth of a city is a strong 
university.  Durham University performs amongst the best in the country and 
in many areas, is a leader in its field.  In the Times Higher Education (THE) 
World Reputation Rankings 2017, Durham is listed among the top 100 
universities in the world.  In national league tables, Durham is consistently 
recognised as one of the top universities in the UK.  The University is ranked 
fifth in the Times and Sunday Times Good University Guide 2018, fourth in 
the Guardian University Guide 2018 and sixth in The Complete University 
Guide 2018.   

86 The University is currently ranked in the world top 40 for the employability of 
its students by blue-chip companies world-wide (QS World University 
Rankings - 2017/18).  Importantly for County Durham, whilst Durham 
University’s graduates achieve employment success around the world, going 
forward it is hoped that more graduates will choose to stay in the region and 
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develop their businesses here, especially if better facilities exist to support 
their business and employment aspirations.   

87 The University’s future ambitions have recently been set out in its strategic 
plan and the masterplan that details its development approach will underpin 
academic and cultural growth ambitions. 

88 Taken together, current investment levels within the city and county are 
considerable and demonstrate opportunities for further valuable economic 
growth.  Bringing forward the Aykley Heads site to ensure sufficient high 
quality office space is available in a new central business district is therefore 
considered appropriate at this point, hence the need for the council to 
consider the future of its headquarters and the county archive and record 
office which are currently located within the County Hall headquarters 
building. 

Financial Implications 

89 It is important that the financial implications of progressing with the strategic 
employment site and the individual projects that facilitate it are fully 
considered.   

90 The re-development of Aykley Heads as a high value employment site is a 
key strategy of the council.  The move of the headquarters and archives 
provide the opportunity for the council to facilitate the creation of a central 
business quarter, with the associated benefits as set out earlier in this report.  

91 Initial financial modelling has been undertaken for the Aykley Heads Strategic 
Employment Site to estimate the costs of delivering office space with a focus 
on viability and delivery of a high value jobs site. 

92 In terms of the Strategic Employment Site, the financial implications will 
depend on the delivery model for developing the site.  A range of delivery 
options will be considered as the project moves forward. 

93 Capital and revenue implications will be dependent on the specific delivery 
model chosen to develop the masterplan.  The report outlines three broad 
approaches consisting of a traditional sale, the council taking a head lease 
and direct development by the council.  Initial work suggests that some form 
of intervention and support will be required by the council if it was to self-
develop and deliver the masterplan before achieving an overall financial 
return.  A combination of approaches will be used to develop the site and due 
diligence will be undertaken prior to making recommendations on the precise 
delivery model. 

 

Legal Implications 

94 All options in the report would be a lawful exercise of the council’s general 
power of competence under the Localism Act 2011.  The ultimate selection of 
a preferred option will require balancing the risk against the opportunities 
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offered.  The council has specific power under Section 120 of the Local 
Government Act 1972 to acquire land by agreement for the benefit, 
improvement or development of its area.  Under Section 123 of the Local 
Government Act 1972 the council can dispose of land for the best 
consideration that can reasonably be obtained.  When exercising its powers 
the council must act reasonably and be mindful of its duty to the public purse.  
Implementing a project of this nature also interfaces with a range of planning 
and property issues which the project team will need to address throughout 
the delivery phase. 

Conclusion of Part 1 

95 The council’s overarching priority is to create an altogether wealthier Durham, 
improving the economic performance of County Durham as a whole.  This 
priority is reflected in the Sustainable Community Strategy and Regeneration 
Statement and is the central theme of the emerging Local Plan.  The focus is 
on helping to shape County Durham as a place where people want to live, 
work, invest and visit whilst enabling our residents and businesses to achieve 
their potential in full. 

96 Recognising the importance of all the county’s places, a new approach to 
regeneration of town and village centres is also being considered and further 
proposals on this should be forthcoming in the spring.  

97 Our overall approach to regeneration and economic development for the 
county is to capitalise on opportunities and to work with the market to gain 
growth.  We have set a benchmark for the county to pre-recession rates of 
employment, which requires more jobs, higher value jobs and more employed 
people living in the county.   

98 In order to deliver the aspirations set out within this report and in accordance 
with the Strategic Business Case and the Outline Business Case for the 
headquarters, there is an opportunity to bring forward the Aykley Heads site 
for redevelopment.  

99 The development of Aykley Heads as a Strategic Employment Site provides 
an opportunity to create a distinctive and business location for the North East: 
providing high quality modern offices and complementary uses in a mature 
parkland setting with a unique work and lifestyle offering. 

100 It has the potential to attract over 700,000 sq ft of development and create 
over 6,000 private sector jobs redressing the balance between the public and 
private sector within the city. 

101 The site will be delivered across three phases over 20 years beginning with 
the Northern Zone (Phase 1) in 2018, Park Gateway (Phase 2) in 2021 and 
Parkland Plateau (Phase 3) in 2034.  It is anticipated the delivery mechanism 
will be a mixture of scenarios to provide the greatest flexibility to deliver the 
overall scheme and these will be reported to Cabinet later in 2018. 

102 Overall, Aykley Heads presents an opportunity to bring forward a site that is of 
strategic importance for the economic future of the county and region. 
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Recommendations of Part 1 

103 It is recommended that Cabinet: 

(a) note the high-level options available to bring forward the delivery of the 
Strategic Employment Site and agree to a receive a subsequent more 
detailed report on delivery arrangements in Summer 2018 

(b) note the masterplan for Aykley Heads  

(c) approve the submission of an outline planning application for the 
Aykley Heads site 

(d) note that the masterplan for Aykley Heads includes development of the 
footprint currently occupied by County Hall. 
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PART 2 – DURHAM COUNTY COUNCIL HEADQUARTERS FULL BUSINESS 
CASE 

104 The impetus to free up the site currently occupied by County Hall as part of 
developing a commercial business quarter for the city has been described in 
Part 1 of the report. 

105 Both the strategic business case and OBC established the case for 
developing a Durham city centric location for the council’s civic and 
administrative centre subject to the findings of a FBC and procurement 
process. 

106 County Hall is an outdated building that is three times bigger than the Council 
requires having reduced its workforce by 2600 FTEs since 2010 as a result of 
the Government’s austerity programme. 

107 In 2012, the Local Government Association’s peer review concluded that the 
council had performed well since achieving unitary status despite the fact that 
County Hall provided considerable constraints to adopting modern working 
practices. 

108 A considerable maintenance backlog exists for County Hall meaning a total of 
£26.3 million will be necessary to maintain the current office configuration.  
This would simply maintain the outdated cellular office configuration and 
impede the move to more flexible and agile working arrangements currently 
being implemented in other council sites such as Crook.  A further £49.5 
million would be required to move to modern ways of working in County Hall 
in a manner currently being implemented at the council’s strategic sites.  This 
figure includes optimism bias, fees and inflation.  It is estimated that in total, 
£75.8 million of capital would be required to modernise County Hall.  

109 Five options that were identified and tested at the OBC stage were further 
tested at FBC and crucially the preferred option now contains actual cost 
information derived through a robust procurement process thereby 
significantly increasing its reliability.  The remainder of this part of the report 
describes the FBC process and findings and those of the procurement 
process. 

110 It concludes that the most cost effective option for providing a civic and 
administrative centre for the council over the next 35 years is a new build HQ.  
The capital costs of this option are significantly less than that of refurbishing 
county hall and the running costs are estimated to be less than the current 
arrangements.  Not only does this option offer the best opportunity to 
maximise private sector jobs on the Aykley Heads site, it also provides the 
best value for money.  As austerity continues this is a crucial consideration in 
protecting frontline services through continuing to reduce our administrative 
estate and running costs. 
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Business Case Process 

111 Recognising the unique and complex nature of the HQ project, the council has 
adopted the HM Treasury Green Book Five Case Model Business Case 
methodology for the new HQ project. This process ensures that the council 
has followed a robust methodology that would normally be considered for 
schemes requiring either major external grant funding or schemes where the 
project is of significant scale and value for money is critical. 

112 The Green Book process follows a five case model: 

 Strategic Case: setting out the context for the council’s headquarters, 
current arrangements and the case for change, constraints, and 
investment objectives; 

 Economic Case: appraising the options and evaluating the potential 
regenerative value of the various proposed options in addition to the 
value for money requirements of the economic case; 

 Commercial Case: indicating the commercial and procurement 
implications of the preferred way forward; 

 Financial Case: indicating the financial commitment required in terms 
of capital investment and revenue costs of each option and how the 
preferred way forward could be funded. It is only at final business case 
stage with the benefit of procurement that costs can be determined with 
certainty. At the Outline Business Case (OBC) stage, cost estimates 
included additional provision for ‘Optimism Bias’, which is added to the 
indicative costs to reflect the early development stage of the project. 
Following procurement, costs become more certain; 

 Management Case: outlining the initial plans to manage the way 
forward through FBC and delivery. 

113 These elements are considered within the strategic, outline and full business 
cases and since 2015, the council has been working through these five cases. 

114 In July 2015, Cabinet considered the Strategic Business Case and agreed the 
principle of the relocation of the council’s HQ to a Durham City centric site 
subject to an OBC. 

115 A year later in July 2016, Cabinet agreed the OBC and the production of the 
Full Business Case, taking forward two options which were: 

(a) to move to a new city centre core headquarters (freehold) on developer 
owned land and remodelling of the strategic sites (Option 3); and 

(b) a new headquarters on council owned land in the city centre delivered 
by the council and remodelling of the strategic sites (Option 5). 
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116 Cabinet agreed that the recommended option (option 3) was the preferred 
delivery route with option 5 being retained as a comparator, with a further 
report to be brought to Cabinet once the Full Business Case had been 
completed. 

Full Business Case 

Short-List Options 

117 The five options under consideration at OBC remain at FBC. The intent of 
each option is unchanged, but the option descriptions have evolved to aid 
clarity of understanding and reflect that the work on strategic sites is 
underway. The FBC option descriptions are set out in table 1 below. 

Table 1: FBC Short-list options 

 

Option 

1. Full refurbishment of County Hall 

2. New Build HQ by DCC on DCC land at Aykley Heads 

3. New Build in City Centre (freehold – Developer led) 

4. New Build in City Centre (leasehold – Developer led) 

5. New Build in City Centre (freehold – DCC existing site and DCC delivery) 

 

118 The OBC concluded: 

(a) Option 1 was a particularly poor value for money option. It requires 
continued use of the Aykley Heads site, is high cost and does not allow 
for the full redevelopment of the Aykley Heads site, which is the key 
programme objective; 

(b) Option 2 does have a slightly lower capital investment and annual 
revenue cost than the other new build options, however as in the above 
option it does not allow for the full redevelopment of Aykley Heads; 

(c) Option 3 shows strong value for money. It has the highest benefits 
score against the strategic objectives but the capital investment costs 
are higher than Option 2 and Option 5, however this option benefits 
from transfer of development risk to the private sector partner thus 
providing more cost certainty; 

(d) Option 4 has the second highest benefits score but the highest costs in 
terms of value for money. This stems from: the level of rent a developer 
would require to commit to delivering a new building; and the increased 
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costs of renting over a freehold to a local authority. This is the only 
option where the council would not retain an asset. 

(e) Option 5 shows good value for money at this stage. It relies on the 
council being able to deliver a new HQ building on a site in the city. 
This option however presents more inherent risk to the council with 
experience suggesting that this option leaves delivery risk with the 
council instead of securing risk transfer to the private sector. 

119 Taking into account the work undertaken as part of the OBC, option 3 was 
considered to present the best option moving forward to FBC, due to a 
number of factors apparent at that stage: 

(a) Best fit with the strategic objectives. 

(b) Early indications are that it could be delivered within the cost 
parameters as identified in the July 2015 Cabinet report. 

(c) Risk transfer to the private sector. 

Benefits 

120 A workshop early in the FBC process revalidated the objectives of the 
development and established measurable benefits to the County. Key 
amongst these are: 

(a) supporting city centre regeneration; 

(b) creating employment land by moving from Aykley Heads; 

(c) facilitating the creation of high quality jobs; 

(d) minimising the environmental impact; 

(e) maintaining a civic presence in the city; 

(f) delivering accessible democracy; and 

(g) creating flexible civic space for community use. 

121 The report will now turn to the five cases as part of the FBC process. 

Strategic Case 

122 The Strategic Case for the HQ project remains strong and has become more 
compelling over the last 12 months. A Value Tree Workshop in January 2017 
demonstrated the objectives for and benefits of the project, which centred on: 

(a) enabling the Strategic Employment Site (SES) project(to facilitate the 
creation of over 6,000 jobs in a high quality new business quarter; 

(b) catalysing investment in the city centre; 
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(c) achieving the best value for money in the HQ provision going forwards; 
and 

(d) making best use of the council’s four strategic office accommodation 
sites. 

Economic Case 

123 A quality scoring workshop was held on 15 November 2017. Within the 
workshop, the strategic objectives were re-validated using the Value Tree as 
a guide and the non-monetised advantages and disadvantages of each of the 
options were scored against the strategic objectives. Each option was scored 
and the weighted scores agreed are captured in table 1 below. 

Table 1: Quality Scoring Analysis 

Option Weighted Score Rank 

1. Full refurbishment of County Hall 31.3 5
th 

2. New Build HQ by DCC on DCC land at Aykley 
Heads 66.4 4

th 

3. New Build HQ in City Centre  
(Freehold - Developer led) 92.5 1

st 

4. New Build HQ in City Centre  
(leasehold - Developer led) 79.1 3

rd 

5. New Build HQ in City Centre (freehold - DCC 
existing site and DCC delivery) 85.4 2

nd 

 

124 The ranking at FBC is consistent with the ranking reported within the OBC. 

125 Option 1 is a full refurbishment of County Hall to address its backlog 
maintenance and enable it to operate as the council HQ, and for the surplus 
space to be let. The cost estimates have been prepared by an expert quantity 
surveyor using industry benchmark data for similar works.  

126 Given the high level of existing backlog maintenance at County Hall, it would 
be difficult for the council to continue to occupy the building beyond the near 
term without committing to a full refurbishment. Hence there is no realistic and 
deliverable ‘do minimum’ option available. 

127 The value for money assessment completed reinforces the previous OBC 
finding by indicating that Option 3 - relocation to a new freehold HQ building in 
the city centre delivered by a private sector developer - is the preferred option 
to deliver the strategic objectives. This is based on the following factors: 
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(a) Remaining at County Hall for any longer than the immediate future will 
have a very high cost and be poor value for money. 

(b) It is lower cost to move to a new building than refurbish County Hall 
(Option 1). 

(c) Option 2, the council building a new HQ at Aykley Heads, is just higher 
cost than Option 3, but its benefits score and value for money are 
significantly worse. 

(d) Option 3 is a city centre HQ delivered by the private sector. It has the 
highest benefits, enables significant risk transfer and has the lowest 
cost. 

(e) Over time, the city centre freehold (Option 3) has a markedly lower cost 
than the city centre leasehold equivalent (Option 4). 

(f) Option 5 is a city centre HQ delivered by the council rather than a 
private sector developer. It has a lower, though still good, benefits 
score, but compared to Option 3 has much more risk retained by the 
council for the duration of the project and a higher cost. 

128 The appraisal completed clearly identifies Option 3 as the most economically 
advantageous option. It has the highest qualitative score and the competitive 
procurement undertaken has delivered a significantly lower cost than forecast 
at OBC. Option 3 was the preferred option at OBC and has been developed 
through the procurement, including by council land being offered for a future 
HQ to address the very limited supply of suitable private sector sites available. 

Commercial Case 

129 The Commercial Case set out within the OBC was fully tested through a soft 
market testing exercise and validated by external legal advisors. This was 
followed by an OJEU compliant procurement process the details of which are 
discussed below. 

Management Case 

130 The management case addresses the way in which the project will be 
managed, demonstrating robust and clear governance to provide reassurance 
regarding the overall likelihood of success for the project. 

131 The management case evaluation has shown that project management has 
ensured that the project and associated governance arrangements have been 
effective since approval of the OBC in July 2016. 

132 Subject to Cabinet consideration, appropriate resources will be allocated to 
ensure the project is delivered successfully. 

Procurement of the new HQ 

Development of the Council’s Requirements 
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133 Prior to going to the market formally, in the period October to December 2016 
a set of council Authority Requirements (ARs) were produced that further 
developed the key principles and corporate brief set out in the Cabinet report 
of July 2016. The ARs effectively form the council’s headline specification for 
the HQ. 

134 The ARs used a workshop approach to establish the needs of the range of 
people who will occupy and use a new headquarters. This included: 

(a) a value workshop to review the key objectives of the headquarters 
building and set the overall standard for its look and feel; 

(b) a cross party Member Accommodation Working Group that met 
periodically to define the civic requirements and Members’ 
accommodation needs for the future; 

(c) a series of workshops to define the mechanical and electrical 
requirements of a new building taking into account sustainability and 
efficiencies in running costs; 

(d) focussed consideration of security within a new building including visitor 
management; 

(e) a series of design workshops to further develop the 7:10 desk ratio and 
other metrics used to define the office spaces including meeting rooms; 
and 

(f) ICT workshops to review the use of technology and how it might 
increase the efficiency of services delivered by the Council. 

135 Alongside this, key criteria were developed to deliver new ways of working 
across the council’s wider office estate. This has become the Inspire 
programme - transforming delivery of the office environment and the way we 
work in order to more effectively and efficiently deliver our services. 

136 In summary, the council specified a requirement for a building that would: 

(a) be welcoming to the public in front facing areas whilst ensuring security 
for all occupants of the building; 

(b) be flexible for community use and have the ability to generate income 
for the council; 

(c) express the civic nature of the activities that it supports; 

(d) accommodate 1,000 full time equivalent staff posts across 700 
workstations with alternative work settings allowing for flexible working; 

(e) contain an 85 seat publicly accessible café; 
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(f) include 1,432m2 of civic space including a debating chamber, 
committee rooms, political group rooms, a resource area and a high 
quality civic suite; 

(g) promote a healthy environment; 

(h) be energy efficient in its operation; 

(i) be set in a landscape that integrates into the wider context offering 
opportunities for community events; and 

(j) provide 200 parking spaces controlled by the council. 

137 A number of key themes were presented in the ARs: 

(a) Facilitating the council’s change programme; 

(b) Drawing inspiration from the heritage context whilst delivering a 
contemporary building; 

(c) Supporting new ways of working such as hot-desking and working in 
multiple locations; 

(d) Creating a task based working environment to aid greater collaboration 
and flexibility in the workplace; 

(e) Encouraging public interaction without compromising security; 

(f) Expressing the civic nature of the building; 

(g) Creating a healthy office that contributes to the wellbeing of the 
occupants; 

(h) Allowing effective exchange of information and knowledge through the 
arrangement of departments and teams; 

(i) Paying due regard to the community in which it sits; and 

(j) Is adaptable to accommodate possible future changes including 
opportunities for sub-letting and income generation. 

138 The council also specified that the procurement process should fully support 
its social value initiatives and deliver training and employment opportunities. 
This includes assisting the authority in delivering its duties under the Public 
Services (Social Value) Act 2012. Therefore the council also ensured that the 
contract, as well as providing the new HQ and the associated employment 
generated, will deliver wider social value for the community. 
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The Procurement Process 

139 As part of the commercial case, the council undertook a procurement process. 
The procurement was judged to be complex and requiring structured 
engagement with any potential bidders. The OBC analysis and soft market 
testing confirmed that a private developer scheme via a Competitive Dialogue 
procedure was most strongly aligned with the key procurement drivers and 
would achieve the optimum risk transfer position for the council. 

140 The soft market testing established that developers were keenly interested in 
delivering a new headquarters for the council but that developable land was 
scarce in the city centre. In order to ensure that value for money was 
achieved and as per the Cabinet approval, development was sought by a 
private developer on either developer or council owned land. 

141 Whilst developers were able to bring forward sites under their control, a plan 
of the council owned land considered appropriate for this project within the 
identified geography is attached as appendix 3. Three council owned sites 
were identified as having the potential to meet the requirements for a building 
and associated car parking. Through offering up these sites to developers, the 
council could achieve its overall objectives, including regeneration, as well as 
be assured of a competitive process resulting in the best value for money 
solution. A massing exercise was carried out which showed that all three sites 
were of sufficient size to accommodate the new HQ, but that planning 
restrictions meant that only one of the sites, the Sands car park, could 
accommodate the HQ whilst the other two sites facilitated car parking. This 
option was on the understanding that any existing car parking would be re-
provided. 

142 Following soft market testing, an OJEU Notice was issued in March 2017 
together with a Selection Questionnaire (and all required documentation). An 
Invitation to Participate in Dialogue (ITPD) was then issued to four short-listed 
bidders in May 2017. The council closed dialogue with all four bidders in 
September 2017 and then issued an Invitation to Submit Final Tenders 
(ITSFT). Four bids were received and an evaluation process was completed. 

143 The nature of the procurement and the competitive tension it brought, 
combined with the clarity of the council’s requirements, delivered lower cost 
financial proposals than had been anticipated at OBC stage. Of the four 
proposals received during the procurement, the scheme proposed by the 
‘Preferred Bidder’ represented the most economically advantageous bid, and 
has formed the basis of Option 3 in the FBC. 

144 As set out in the procurement documents, a “Reserve Bidder” has also been 
selected based upon being the second highest scoring bidder. The Reserve 
Bidder will only be approached should the preferred bidder not perform during 
the PDSA period. 

145 The Preferred Bidder’s submission was used in the FBC to evaluate the case 
for moving forward with that option.  
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146 Subject to Cabinet approval, the council will issue a notification to all bidders 
in accordance with the Public Contracts Regulations 2015 and the standstill 
period will then commence. 

147 All of the bid submissions were well received by the council and each scheme 
would have added a new dimension and quality offering to the physical fabric 
of the city. However, the rigorous procurement process established that the 
most economically advantageous bid offered value for money, clear 
deliverability and met the authority’s requirements in the most consistent and 
appropriate way. 

Proposed Next Steps 

148 Subject to Cabinet consideration of the various matters related to Aykley 
Heads and the HQ, it is proposed that Preferred Bidder status will be 
confirmed in January 2018. The mandatory Alcatel 10 day standstill period will 
follow the notification of the intention to award the contract. 

149 Following the Alcatel standstill period, it is proposed that delegated authority 
would be used to enter into a Pre-Development Services Agreement. This is 
the next phase of the project which it is anticipated will run until Autumn 2018. 
This will allow further development of cost and design up to RIBA stage 4, 
planning approval to be sought and any outstanding matters to be addressed. 

150 On satisfactory completion of the matters set out above it is proposed that 
delegated authority will be utilised to enter into the Development Agreement, 
which is the key contract documentation that will be executed for the delivery 
of the new HQ. 

Inspire Programme and Strategic Office Sites 

151 The council has embarked on a major programme of transformation to identify 
ways of continuing to provide the best possible services to local people with 
the reducing resources that are available to us. 

152 A key component of the Council’s transformation programme is the ‘Inspire’ 
project, which aims to rationalise our estate whilst modernising buildings to 
promote customer accessibility and service, improved productivity and more 
flexible working opportunities for staff.  This is being achieved through 
improvements to building design, mobile working, digital working tools and hot 
desking and supported by cultural change. 

153 The strategic business case and OBC confirmed the council’s distributed 
administration model with major business premises in Crook, Seaham, 
Spennymoor, Meadowfield and the Durham HQ. 

154 The OBC has factored in the options for facilitating the downsizing of the HQ 
and the relocation of approximately 850 employees to strategic sites and 
recognises the investment required in the Council’s strategic sites to facilitate 
the change required.  Work is currently underway at the Crook strategic site. 
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155 The new HQ and strategic sites provide the Council with the opportunity to 
modernise the estate and to transform how our staff work in the future.  
Buildings that facilitate team working and flexible working opportunities will 
support the transformation of services over the medium to longer term. 

156 The new headquarters forms a key component of the Council’s strategic site 
development and transformation programme and continues the rationalisation 
of our office estate since LGR, which has seen a reduction of approximately 
400,000 sq.ft.  Without the availability of a modern, well designed estate, the 
Council will not be in a position to fully transform the way its staff work or how 
it provides services, which will place further pressure on identifying savings in 
other service areas. 

Financial Implications 

157 The detail of the capital implications of the new HQ are set out in the part B 
cabinet report. The capital costs associated with the investment in the Aykley 
Heads site and subsequent investments in the new HQ will be included in the 
council’s MTFP capital plans over the medium term. As reported to Cabinet in 
October 2016, the Office Accommodation Capital Reserve (£40m) is available 
to finance the capital investment in a new HQ. 

158 The revenue implications of the new HQ are also set out in the part B Cabinet 
report. The revenue costs and savings associated with the move to a new HQ 
will be included in the council’s MTFP revenue plans over the medium term. 

 

Legal Implications 

159 In order to complete the FBC for the HQ project and secure a new building 
within Durham City constructed to the Council’s requirements, the council is 
obliged to undertake a procurement exercise that is compliant with EU 
Directives and regulations and the Public Contract Regulations 2015 (PCRs).  
Regulation 26 (4) of the PCRs provides that where a contract cannot be 
awarded without prior negotiations because of specific circumstances related 
to the nature, complexity or risks attached to it, a competitive dialogue 
procedure may be undertaken. 

 
160 Given the complex nature of the HQ project, a competitive dialogue procedure 

has been followed in accordance with regulation 30 of the PCRs.  Dialogue 
was concluded in September 2017 and the bids evaluated on the basis of the 
award criteria laid down in the IFST in accordance with regulation 30 (19) of 
the PCRs. A bidder has been identified as having submitted the tender 
representing the best price-quality ratio in accordance with regulation 67 of 
the PCRs (the Preferred Bidder). The procurement documents issued by the 
Council also provided for a reserve bidder who has also been identified. 
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161 The dialogue process is still ongoing and if Cabinet decides to accept the 
outcome of the evaluation of the bids, the Council will issue a notice of its 
decision to award a contract (the PDSA) to all bidders in accordance with 
regulation 86 of the PCRs and allow a standstill period under Regulation 87 
before entering into the PDSA.  

 
162 Regulation 30(20) provides for the continuation of negotiations with the 

Preferred Bidder provided that this does not have the effect of materially 
modifying essential aspects of the bid and does not risk distorting competition 
or causing discrimination.  

 
163 Negotiations will continue with the Preferred Bidder under the PDSA in 

accordance with regulation 30(20).  If successfully concluded, the Council will 
then enter into the DA which governs the construction phase of the HQ 
project. 

 
Conclusion of Part 2 

164 The council’s overarching priority is to create an altogether wealthier Durham, 
improving the economic performance of County Durham as a whole. This 
priority is reflected in the Sustainable Community Strategy and Regeneration 
Statement and is the central theme of the emerging Local Plan. The focus is 
on helping to shape County Durham into a place where people want to live, 
work, invest and visit whilst enabling our residents and businesses to achieve 
their potential in full. 

165 Our overall approach to regeneration and economic development for the 
county is to capitalise on opportunities and to work with the market to gain 
growth. We have set a benchmark for the county to pre-recession rates of 
employment, which requires more jobs, higher value jobs and more employed 
people living in the county. The city of Durham offers a unique opportunity to 
achieve all these things. 

166 In order to deliver the aspirations set out within this report and in accordance 
with the Strategic Business Case and the Outline Business Case, there is an 
opportunity to bring forward the Aykley Heads site for redevelopment. 

167 To deliver this key opportunity, the council has undertaken a Treasury Green 
Book Five Case Model Business Case process and been able to complete the 
Full Business Case. Through a well-designed and very robust procurement 
process, the FBC has clearly demonstrated that the selected option can 
deliver the council’s requirements, adds value to the ongoing regeneration of 
Durham City, offers value for money in construction costs and saves the 
council money year on year in terms of running costs. 

168 This is further evidenced through the independently produced Full Business 
Case that shows that to address the refurbishment backlog in County Hall and 
redesign the building to provide the council with the ability to work in a more 
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flexible way would cost over £75 million.  It would therefore cost over £25 
million more to refurbish County Hall than to move to a new HQ. 

169 The FBC presents a recommended option for the council to consider. Due to 
the commercial confidentiality of the bidders’ information, this is presented in 
the associated Part B report for Members’ consideration. 

170 By accepting the outcome of the robust procurement process and moving to 
the next stage, the council would be entering into a Pre-Development 
Services Agreement with the Preferred Bidder who would be required to move 
the outline design of the proposed scheme into detailed design to RIBA Stage 
4 and secure satisfactory planning consent. Subject to this, the council would 
thereafter sign a Development Agreement for the Preferred Bidder to build the 
HQ. 

Recommendations of Part 2 

171 It is recommended that Cabinet: 

(a) endorse the key findings of the FBC as set out in this report and subject 
to consideration of the related report in Part B: 

i. Note that the detailed financial information is set out in the part B 
report on this agenda and that the Office Accommodation Capital 
Reserve is available to finance the project and the capital costs, on-
going revenue costs and savings and one-off costs of the project 
will be incorporated into future MTFP reports. 

ii. approve the outcome of the procurement process to select a 
Preferred Bidder and Reserve Bidder; 

iii. delegate authority to the Corporate Director of Regeneration and 
Local Services and the Corporate Director of Resources in 
consultation with the Cabinet Portfolio Holder for Economic 
Development and Regeneration and the Cabinet Portfolio Holder for 
Finance to enter into a Pre Development Services Agreement 
(PDSA) with the Preferred Bidder; 

iv. delegate authority to the Corporate Director of Regeneration and 
Local Services and the Corporate Director of Resources, in 
consultation with the Cabinet Portfolio Holder for Economic 
Development and Regeneration and the Cabinet Portfolio Holder for 
Finance, to enter into the Development Agreement for the new HQ 
following satisfactory planning approval provided that the Preferred 
Bidder achieves the council’s requirements during the PDSA period. 
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PART 3 – FUTURE OPTIONS FOR THE COUNTY ARCHIVE 

172 The County Archive is an unbroken record of the historic county of Durham, 
stretching back almost 900 years. Its written and photographic records 
provide a unique insight into the history and heritage of the county, its people 
and local communities. 

173 As it stands, the archive contains over five miles of storage in County Hall. It 
is fast out-growing its current accommodation and additional storage capacity 
needs to be provided to enable the service to collect, preserve and store 
future historic documents and continue the unbroken record of the history of 
the county. 

174 As part of the consideration of the redevelopment proposals for Aykley Heads 
and the creation of a strategic employment site capable of creating over 6,000 
jobs, officers have also been considering options for potentially relocating 
County Hall to another location. 

175 Should this happen, it would also be necessary to relocate the current archive 
and the associated Durham County Record Office, which provides public 
access to the important and unique records the archive contains. 

176 In consideration of the OBC in July 2016, Cabinet agreed that alongside the 
work to assess and identify the most cost effective options for the council’s 
HQ, complementary work should commence on exploring  new and potentially 
innovative future options for the County Archive, with a view to potentially 
applying for external funding support from the Heritage Lottery Fund. 

177 This report outlines the options considered, including the potential 
development of a new ‘Durham history centre’, as part of a wider cultural and 
service development in Durham City. 

The Archive 

178 The council has a statutory requirement to preserve public records and the 
County Archive and Record Office is a hugely popular and highly valued 
council service. It provides a comprehensive record of the industrial and social 
history of the local area going back almost 900 years. It provides evidence of 
past decision making to hold government and organisations to account. Each 
year, the service is accessed over one million times as people search for 
records and historical information online, over the telephone or in person by 
visiting the Record Office. 

179 The service is provided by highly skilled and professional staff, who work with 
volunteers to preserve, document and interpret records and promote public 
access through research projects and outreach programmes with local 
community groups and schools. 

180 The archive has been based in County Hall since the building opened in 1963. 
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181 Over time, as the building has aged and the archive has grown, the 
accommodation has become outdated and unsuitable, and there is insufficient 
future storage space for this important heritage asset. 

182 The archival storage rooms are almost full and there is a need to modernise 
the accommodation and service offer. 

183  An independent peer review of our current facilities undertaken in August 
2016 concluded that: 

(a)  the layout of the archive service was one of the most inefficient seen; 

(b) the general environment was poor, with worn accommodation and 
battered surfaces; 

(c) the general impression was ‘old-fashioned’ and slightly depressing; 

(d) the Record Office provided an unattractive, even unworkable 
destination which prevents us from attracting more service users and 
developing the audience for this important heritage and cultural asset. 

184 In addition, an inspection last year by The National Archives, which approves 
the council as a place of deposit for the public record, provided limited 
accreditation for a period of six months commenting: 

(a) the council’s recent practice of converting office space for archive 
purposes as opportunities arise cannot be seen as a long term solution 
to the requirements of the Record Office; and 

(b) it is becoming difficult to operate effectively and efficiently due to the 
increasingly apparent constraints imposed on the service by the 
configuration of the building. 

Future options 

185 If the council decides to progress the redevelopment proposals for Aykley 
Heads and the relocation of its headquarters accommodation to another site, 
the following options for the future provision of the Archive and Record Office 
are apparent: 

(a) Establishing accommodation for a similar level of service provision as 
now at an alternative site – the ‘like for like’ option; 

(b) Establishing accommodation for an enhanced service co-located with 
other cultural and service assets at an alternative site – the ‘value 
added’ option; 

(c) In addition, a ‘status quo’ option has also been considered, based on 
utilising the existing accommodation in the current way. 
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Like for like option 

186 This option is based on providing fit-for-purpose storage accommodation for 
the current Archive and Record Office with capacity for 25 years’ growth at an 
alternative location. 

187 To do this as cost-effectively as possible, it would not be included with the 
proposed headquarters building as accommodating substantial amounts of 
document storage in city centre office space does not offer value for money. 
This option is based on developing primarily ‘storage’ accommodation via a 
new storage warehouse building or converting an existing building to such. 

188 This option would meet the current and future needs of the Archive and would 
provide the National Archive Inspector with assurance that the council is able 
to provide fit-for-purpose storage and accommodation for its archival records. 

189 It would enable us to maintain online and telephone service provision. It would 
be less likely however, to enable us to increase in-person service provision 
and broaden the audience for heritage assets due to the rudimentary and 
stand-alone nature of the provision. As such, it would be less likely to enable 
us to secure funding from the Heritage Lottery Fund, which places a priority 
on audience development and the conservation and restoration of heritage 
assets. 

190 Initial capital cost estimates for this option based on current and future 
accommodation requirements and a countywide search of potentially suitable 
sites, are up to £11 million depending on location and site costs. 

Value added option 

191 This option is based on co-locating the Archive and Record Office with other 
cultural and service assets to create a much more attractive service offer and 
public destination/venue. The option was highlighted through the countywide 
search of potential sites, public consultation and discussions with other 
services interested in the synergy which could be achieved by co-locating 
complementary service provision in a distinct and attractive venue. 

192 Experience elsewhere has shown that co-locating and massing cultural and 
heritage assets and services has increased service usage, attracted more 
external funding and created more sustainable service provision. 

193 This option is based on bringing together all of the council’s written and 
photographic history records, alongside the Durham city registration office and 
potentially other heritage and military collections with shared values and 
functions, into an integrated service, which would provide improved public 
access to important resources.  This could include: 

(a) The council’s archive and record office 

(b) Historic registration records 
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(c) Historic environment record and archaeology 

(d) Local studies collections 

(e) Durham Register Office including registration of births, deaths, 
marriages and civil partnerships 

(f) Bishop Auckland Register Office 

(g) Wedding venue 

(h) DLI collection 

(i) Research space for schools 

(j) Exhibition space 

 

194 Enhanced educational facilities could be provided to improve the popular 
service offer to schools across the county and Darlington, alongside exhibition 
space, research facilities and space for volunteers. 

195 A key aspect of this option is the restoration of a heritage asset to provide 
fitting and attractive accommodation for history or records related services, 
which would also enable us to bring a redundant building back to life. 

196 The countywide search of suitable sites identified Mount Oswald Manor on the 
outskirts of Durham City as a potential location. 

197 This Grade II listed building, built in 1800, was owned by Thomas Wilkinson, a 
former mayor of Durham City. It was acquired by Durham City Golf Club in 
1928 and as well as being the club house, also became an established 
conference and functions venue in the city, specialising in wedding and 
funeral receptions, proms, society dinners and large functions and events. 

198 The current owners have expressed an interest in working with the council to 
explore transferring the building into public ownership at a nominal cost in 
order to facilitate the development of a ‘Durham history centre’ as outlined 
above. 

199 As with ‘like-for-like’, this option would meet the current and future needs of 
the Archive and would provide the National Archive Inspector with assurance 
that the council is able to provide fit-for-purpose storage and accommodation 
for its current and future archival records. It would enable us to maintain 
existing service provision and the co-location with complementary collections 
and services including registration and DLI records offers the prospect of 
appealing to a broader range of audiences and attracting more service users. 

200 The potential restoration of a Grade II listed building of historic civic 
importance would be more likely to attract support from the Heritage Lottery 
Fund. 
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201 Co-locating the service with the Durham city registration office offers the 
potential to share overhead costs between services and provides an 
alternative long term solution to the accommodation needs of the registration 
service, given that the existing lease on Aykley Heads House in Durham City 
is coming to an end in the next few years. 

202 It is proposed that the improved registration offer will include co-location of the 
registration records and ceremony rooms currently operating from Bishop 
Auckland Register Office, offering the opportunity to move from a building that 
is not fit for purpose for the storage of records.  Arrangements are being made 
to ensure that the registration service still has a presence in Bishop Auckland 
for the registration of births and deaths. 

203 Initial capital cost estimates for this option range from £14.8 million to £17.7 
million, with the upper end of the range including a substantial worse case 
contingency, given that detailed costings have yet to be undertaken. 

204 It may be possible to secure up to £4 million of Heritage Lottery Fund grant, 
which could bring the project costs down to between £10.8 million to £13.7 
million, depending upon the outcome of an application. 

205 The running costs of the Archive element of the County Hall are estimated at 
£0.175 million per annum. There will be building related savings generated 
from the current Durham and Bishop Auckland Registrar’s facilities of £0.137 
million, which will be available to fund the on-going costs of the new History 
Centre. This total available budget of £0.312 million is sufficient to fund the 
estimated running costs of the new facility. 

206 In addition, from a commercial perspective, providing weddings and other civil 
ceremonies in an attractive historic venue, offers the prospect of increased 
income generation, which experience elsewhere suggests would help to 
create a more financially sustainable site. 

207 The income generation potential of this particular site is enhanced by the 
Manor’s history as a local wedding reception and events venue. 

208 There would be ‘one off’ revenue costs associated with the development of 
the history centre. The one-off decant costs for the Archive are estimated at 
£0.270 million. One-off costs associated with dual running of buildings as part 
of the History Centre development are estimated to be between £0.720 million 
and £0.851 million dependent upon the timescales for securing a decision on 
external funding. It is proposed to fund these one-off costs from the council’s 
general reserve. 

Status quo 

209 This option is based on the service continuing in its current location in County 
Hall. 

210 The service would continue to be provided from an out-dated building and 
future storage space would require the conversion of vacated office 
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accommodation, which as well as being relatively costly, is not ideal for the 
storage of precious documents and records. The council would find it very 
difficult to regain its permanent archive accreditation from The National 
Archives, resulting in serious reputational damage and substantial costs to 
find and pay for alternative accommodation for public records. 

211 In addition, the presence of the Archive and Record Office as a ‘sitting tenant’ 
in County Hall would frustrate proposals to bring about the redevelopment of 
the Aykley Heads and the attraction of much needed investment and job 
creation to the area. 

212 For these reasons, this is considered to be by far the worst option and 
depending on Members’ decisions regarding Aykley Heads and the potential 
relocation of County Hall, may not be a viable or feasible option. 

Consideration 

213 Maintaining our existing approach is the least attractive option as it entails 
doing the minimum to fulfil our statutory requirements and presiding over a 
deteriorating service in which future records and historic documents are 
retained in unsuitable and inefficient accommodation. 

214 The like for like and value added options would enable us to maintain service 
provision. 

215 The value added option of creating a ‘Durham history centre’ co-located with 
other heritage assets and services, offers the very real prospect of being able 
to attract external grant funding. However, it would take more time before the 
archive is able to move out of County Hall, which needs to be considered 
when taking forward the wider project. 

216 The value added option would provide a significantly enhanced and improved 
service, with a considerable range of additional benefits, which would be of 
value to current and future generations and the marketing of the county as a 
unique heritage destination. 

217 It also offers the potential to increase income generation through bringing 
together services in an excellent location. 

218 For these reasons, the value added option is the preferred approach for 
further development. 

Next steps 

219 If Cabinet agrees to pursue this option, it will be necessary to consult 
stakeholders and interested parties to ascertain the level of commitment to 
the proposal and to define the precise potential service offer. 

220 Potential interested parties would include: 

(a) Durham University; 
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(b) The Diocese of Durham; 

(c) Durham Cathedral; 

(d) DLI Trustees; 

(e) Darlington Borough Council; 

(f) The Friends of Durham County Record Office; 

(g) Durham City Trust; 

(h) Other local and family history organisations. 

221 The outcome of the consultation would enable us to develop the proposal 
further and make an application to the Heritage Lottery Fund. 

222 Depending on the outcome of this, we would either develop the proposal 
further, or if unsuccessful, review the situation including whether we should 
pursue a ‘like for like’ replacement for the current provision, as our fall-back 
option. 

Financial Implications 

223 The report confirms that the capital costs associated with the history centre 
estimated at £14.8 million to £17.7 million (£10.8 million - £13.7 million net of 
HLF funding) if agreed, would be included in future MTFP plans.  The on-
going revenue costs of the history centre can be met from savings and the 
available budgets from the existing archive and registration facilities.  The 
one-off revenue costs associated with the new facility will be met from the 
council’s general reserve. 

Legal Implications 

224 The archives service is subject to national archives and records management 
legislative requirements, including requirements associated with the 
custodianship of the records of other agencies and bodies.  Section 224 of the 
Local Government Act 1972 requires the council to make proper 
arrangements for documents in its custody.  Section 10 of the Registration 
Services Act 1953 requires the council to provide a registry office for its 
Superintendent Registrar of Births, Deaths and Marriages.  The council has 
the power under S.120 of the Local Government Act 1972 to acquire land for 
the purposes of its functions.  The resolutions recommended by this report 
would enable officers to negotiate on land acquisition and consult on the 
proposal before reporting back to Cabinet for a final decision on the option to 
be selected. 

Conclusion of Part 3 

225 County Durham has played a key role in the development of our nation and 
the industrial revolution. Its historic record, which the council is charged with 
maintaining, is therefore of local, national and international importance. 
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226 It also has significant economic value given that the history and heritage of 
the county are important aspects of Durham’s unique selling proposition, 
setting us apart from other areas. 

227 Maintaining our current approach to the archive is not a viable option as it 
entails failing to meet The National Archives standards, and subject to 
Cabinet’s wider considerations, potentially frustrates strategically important 
economic proposals to attract investment and thousands of jobs to the Aykley 
Heads site. 

228 Set against this, is a potentially exciting proposal to enhance and develop the 
service through the establishment of a ‘Durham history centre’ co-located with 
other heritage and records related services, in a historic building of local civic 
significance. 

229 The potential relocation of County Hall provides a once in a generation 
opportunity to explore this approach with stakeholders and other interested 
parties. 

Recommendations of Part 3 

230 Subject to the outcome of Cabinet’s decisions on the Aykley Heads strategic 
employment site proposal and the potential relocation of County Hall, Cabinet 
is recommended to: 

(a) agree to progress the ‘Durham history centre’ concept as outlined 
above; 

(b) agree to consult stakeholders and interested parties on the proposal; 

(c) authorise the Corporate Director of Regeneration and Local Services 
and the Corporate Director of Resources, in consultation with the 
relevant portfolio holders to continue negotiations with the relevant 
landowners; 

(d) agree to the submission of a funding application to the Heritage Lottery 
Fund, subject to the outcome of the consultation and negotiations; 

(e) receive a further report on the detailed proposals for final consideration; 

(f) note the estimated capital costs as set out in the report will be included 
in future MTFP plans once they are finalised; 

(g) note that the on-going revenue costs of the history centre can be met 
from available resources; 

(h) note that the one-off costs set out in this report will be met from general 
reserve. 
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Background Papers 

Cabinet report – 15th July 2015 
Update on Office Accommodation Programme and release of Aykley Heads 
Strategic Employment Site for Economic Regeneration 
 
Cabinet Report – 13th July 2016 
Update on the Office Accommodation Programme and Outline Business Case 
for a New Headquarters 
 
Cabinet report – 13th July 2016  
Update on the Office Accommodation Programme and Outline Business Case 
for a New Headquarters – Part B 
 
 

Contact: Sarah Robson     03000 267332 
                Jenny Howarth   03000 268071 
                Jeff Garfoot         03000 261946 
______________________________________________________________ 
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Appendix 1:  Implications 

 
Finance  
Capital and revenue implications associated with developing Aykley Heads will be 
dependent on the specific delivery model chosen to develop the masterplan.  The 
report outlines three broad approaches consisting of a traditional sale, the council 
taking a head lease and direct development by the council.  Initial work suggests that 
some form of intervention and support will be required by the council if it was to self-
develop and deliver the masterplan before achieving an overall financial return.  A 
combination of approaches could be likely which require exploration and detailed 
analysis to inform the council’s final approach.  
 
The capital and revenue implications of the HQ will be included in future MTFP 
reports and are set out in further detail in the Part B report.  
 
The latest estimates of the capital and revenue costs associated with the archive and 
proposed relocation are set out in the report and will be refined as further work is 
undertaken. 
 
Staffing 
The proposals set out in the report are aimed at continuing the Council’s approach to 
modernising and introducing new ways of working. The proposals will provide 
opportunities for staff to work more flexibly within accommodation that promotes new 
ways of working within the overall context of the transformation programme. Staff will 
continue to be engaged in the transformation programme and new ways of working 
as the project develops. As referred to below, equality impact assessments will be 
completed as appropriate. 
 
Risk – Aykley Heads Strategic Employment Site 
Market analysis and modelling has been undertaken to understand and confirm the 
viability of the proposals. Further detailed analysis and due diligence will be 
conducted in developing the preferred delivery model and will be presented to 
Cabinet in summer 2018. 
 
Durham County Council Headquarters Final Business Case 
 
The main risks identified during the FBC process for the HQ project centred on 
finance and delivery.  
 
It is important that that the preferred option delivers the Council’s objectives within an 
affordable budget and with minimum, if any, cost over runs. The FBC process itself 
which has tested the options identified at OBC validates the overall affordability of 
the HQ project whilst the procurement process has created commercial tension and 
enabled the Council to evaluate the most economically advantageous bid. Within the 
procurement process, all bidders’ costs were validated to ensure that all cost 
proposals were comprehensive, realistic and deliverable. This included supply chain 
collaboration and covered both capital and operation costs. An element for risk and 
contingency costs was also included. 
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With respect to deliverability, project overrun has been addressed so far as practical 
by risk transfer in the legal documents (PDSA and development agreement) with the 
procurement evaluation criteria focusing on risk transfer and deliverability. This 
included limiting extension provision for the construction phase and liquidated 
damages in the event of overrun. Clear deliverables have been set out in the 
procurement documentation and the PDSA period allows the further development of 
design and cost provided that this does not materially modify essential aspect of the 
tender. 
 
It is noted that obtaining satisfactory planning permission is a risk but this has been 
mitigated as far as possible by encouraging pre-planning dialogue between all 
bidders and the council’s planning department. 
 
Future Options for the County Archive 
 
In the unlikely event that the Council is unable to secure the Mount Oswald site 
and/or the HLF bid is unsuccessful, it would need to consider alternative options for 
the site. The further report with detailed proposals for final consideration (referred to 
at paragraph 231(e)) will include a progress report on these issues, as well as 
detailed analysis of the proposals and associated risks.  
  
Risk registers have been created for each project and will be kept under review and 
updated accordingly.  
 
Equality and Diversity / Public Sector Equality Duty –   
 
Equalities considerations are being built into the development of proposals for the 
Strategic Employment Site and the linked proposals to relocate the HQ and County 
Archive.  
 
In relation to Strategic Employment Site proposals, it is intended to extend, maintain 
and improve accessibility across the site, and equality analysis will be built into 
ongoing planning work in relation to the site.  
 
In relation to the HQ proposals, there are potential impacts across the protected 
characteristics for both staff and the general public. This is likely to include issues in 
relation to transport associated with a new location, and issues in relation to the 
accessibility of the building design. A city centre location would improve accessibility 
via public transport, and the needs of building users requiring accessible parking 
would be built into the new building design. The proposed new HQ would require 
compliance with latest building regulations for access (Part M), which would improve 
accessibility for disabled and other users compared with the current HQ building. For 
staff, the proposal will support the modern ways of working developed through the 
Inspire programme which will improve workplace flexibility for protected groups. 
Further equality analysis will be undertaken as part of the building and service 
design, if Cabinet agree to progress the project.  
 
In relation to proposals to relocate the County Archive, initial equalities analysis 
indicates that there are impacts in relation to the proposed new location at Mt 
Oswald, and in relation to building and service design. In relation to physical access, 
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this proposal brings several linked services into a single location which should 
reduce need for travel for some service users. The location has good transport links 
with a park and ride facility directly opposite, and good bus links. In addition 
accessible parking would be available at the new location. The project would aim to 
enhance digital access to the archive and registration records, which is a positive 
potential impact for all protected groups but particularly for disabled residents and 
visitors as it provides an alternative for some purposes to visiting the facility. The 
project is still at an early stage, but accessibility and equality considerations would 
be built into future design work. Proposed consultation, if agreed, will be as inclusive 
as possible in order to capture feedback from a broad range of people including 
protected groups. 
 
Disability Issues  - See  Equality and Diversity implications above. 
 
Accommodation – Accommodation issues are being address through the Inspire 
Steering Group. 
 
Crime and Disorder – Crime and disorder issues will be considered as part of the 
development of the masterplan. 
 
Human Rights – N/A 
 
Consultation – The development of the Aykley Heads site will be the subject of 
extensive local public consultation through the formation of the revised County 
Durham Plan and as part of the outline planning application proposed. 
 
Initial consultion about the most important things for a new location for the archives 
and County Record Office took place in Autumn 2015. Responses highlighted the 
need for easy access and good parking or public transport, and for better links 
between the archives and other record services as 40% of respondees had visited 
other archives or libraries at the same time to get information. Feedback also 
highlighted a location in or near a town centre, the need for modern facilities and 
digital access. Extensive further public consultation is planned as proposals are 
further developed. 
 
Procurement – The headquarters project has fully complied with the Public Contract 
Regulations 2015 as well as internal and external legal advice. The delivery of the 
remaining elements of the project once scoped during 2018 will, where required, 
follow a compliant and robust procurement process to realise value for money while 
delivering the strategic objectives set out in the report. 
 
 
Disability Issues – See equality and diversity above 
 
Legal Implications – The legal implications in respect of each project are set out in 
the main body of the report. 
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Appendix 2: Aykley Heads Masterplan 
 
 
 
 

 

 

 

Recommendations and reasons 

231 Text 

232 Cabinet is recommended to: 

(a) text; 

(b) text; 

(c) text. 

 
Background papers 
 
 

Contact:  [Forename Surname]  Tel: 03000 XXXXXX  
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Appendix 3: Land in council ownership considered for potential HQ 
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Appendix 4: Aykley Heads in the context of Durham city 
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1

Laura Ackermann

From: Stuart Priestley
Sent: 20 August 2018 11:26
To: Peter Howson
Subject: RE: Replacement Common Land

Hi Peter

Comments as follows

Site 1. Forms part of the Flass Vale Local Nature Reserve and adjoins the Local Wildlife Site. The site looks to be 100%
wooded and so conversation to grazing land would result in loss of woodland (net loss of biodiversity) and ecological
connectivity.

Site 2. Forms part of the Flass Vale Local Nature Reserve and adjoins the Local Wildlife Site. The site looks to be 100%
wooded and so conversation to grazing land would result in loss of woodland (net loss of biodiversity) and ecological
connectivity.

Site 3. Abuts the Pelaw Wood ancient woodland and LWS. The site looks to be 100% woodland. Again, loss of
woodland habitats (net loss of biodiversity) and ecological connectivity

Site 4. The least ecologically damaging of the options, low quality woodland. Although still some loss of biodiversity
there are no direct links to ancient woodland or designated habitats. Might impact on the Aykley Head Masterplan and
this would need to be established before this site could be considered.

Site 5. Currently a good quality semi-improved grassland, again potential for significant biodiversity loss as I assume we
would lose control over the management (currently managed by Countryside, annual hay cut). Also the site will form
part of the Aykley Head Masterplan and there are concerns that there could be conflict here.

Geds Alternatives. Certainly more viable from an ecological perspective, as grazing is far less likely to be detrimental to
extant habitats and there would be no clearance of woodland.

Regards

Stuart

Stuart Priestley
Ecology
Durham County Council

03000 267135
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Ecological Statement

The parcel of land proposed as replacement common land is currently a semi-improved moderate
species rich grassland with some self-seeded ash on the western boundary and otherwise
surrounded by a fence, with access via a gate on the southern boundary.  The current management
regime comprises of an annual hay cut with arisings removed off site.

There are no protected species or UK Priority species associated directly with the site.   A population
of great crested newts can be found in ponds approx. 200m to the west and individuals from this
population are likely to be found within the grasslands.  Although the site is likely to be used by
foraging bats the trees associated with the site are not mature enough to have developed features
that would support roosting bats.

Opening the Replacement Land up to public recreational use would not have any significant impacts
on great crested newts and no breaches of the legislation surrounding the species are envisaged.

Increased public access to the site is considered likely to have some adverse impacts upon the
habitat quality of the Replacement Land through trampling and further impacts are expected upon
breeding birds during the relevant season as a result of displacement and disturbance especially by
dogs.

Should grazing rights be exercised on the site then there is potential to degrade the habitat quality if
any grazing regime is not commensurate with maintaining species diversity.  Grazing on such sites is
usually limited to winter grazing or light summer grazing and more intensive grazing will reduce the
quantity and diversity of wildflowers in the sward. The Principal Ecologist at Durham County Council
has been advised that it is considered extremely unlikely that the Commoners will seek to graze the
Replacement Land.

The impacts of public access on habitats and breeding birds can be mitigated for by ensuring that the
site is fenced securely with only a single pedestrian access point maintained.  Appropriate signage
informing the public that during the bird breeding season (March to August) dogs must be kept on
leads within the Replacement Land to prevent disturbance to breeding birds should be installed.

Assuming that the current management regime can be maintained as outlined above and
appropriate mitigation is in place then the impacts on biodiversity would not be regarded as
significant especially as the Replacement Land would form a part of the redeveloped County Hall
grounds designed and managed for wildlife.

Stuart Priestley

Principal Ecologist

19 October 2018
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From: Ged Lawson <ged.lawson@durham.gov.uk>
Sent: 08 October 2018 12:43
To: Neil Carter <Neil.Carter@durham.gov.uk>
Subject: RE: Replacement Common Land

Neil

Is this the kind of thing you need?

The release land.

The release land is currently in uses as a coach park and is largely made up of hard surfacing together with
areas of soft landscaping on its perimeters made up of grass, ornamental shrubs and trees.

The proposed development would entail retaining the area as car parking with a similar layout but with a
slightly increased area of hard surfacing and a new water storage tank. The proposals provide for removing
the majority of trees and shrubs on the eastern, western and southern boundaries and replacing them with
new trees and hedges. The proposals would entail some loss of trees on the northern perimeter to facilitate
re-grading. These would be replaced with new trees.

The replacement land.

The replacement land is currently open grassland forming part of a wider area being managed for nature
conservation and public access. Registering the land as common land would be consistent with its current use
and would have no adverse landscape or visual effects.

Ged Lawson. Principal Landscape Officer I Landscape and Arboriculture I Environment & Design I Planning and
Assets I Regeneration and Local Services I Durham County Council I County Hall I Durham I DH1 5UQ. I 03000
267139

From: Ged Lawson
Sent: 13 August 2018 16:42
To: Peter Howson <Peter.Howson@durham.gov.uk>
Subject: RE: Replacement Common Land

Hi Peter

Is there a particular reason why the land needs to be open to allow for the grazing of livestock ?

I’m assuming it is replacing land which can’t be grazed – and many existing commons are heavily wooded or
incorporate woodland (including existing local commons like St Giles & Flass Vale).

Reason I ask is that sites 1, 2 & 3 would be likely to entail unacceptable clearance of woodland. I don’t think
that would play well with members in the context of existing concerns over tree losses on the HQ site.
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2

 Site 1 is woodland<50years old that has naturally colonised a shallow valley in the head of Flass
Vale. It is attractive in itself and I would see the removal of trees from that area as harmful unless part
of a conservation management plan for the vale supported by the Friends group.

 Site 2 is similar to the above but some of the trees are covered by a long standing TPO: their removal
would be particularly harmful.

 Site 3 may be ancient woodland – it is not on the inventory but OS map regressions suggests it has
always been woodland or wood-pasture. It is mature woodland in a dene adjacent to other ancient
woodland. Clearance would be very harmful.

 Site 4 is an area of scrub that has colonised abandoned grassland – but it will have a role to play in the
wider Aykley Heads masterplan. I’m not convinced it’s a good idea to remove the vegetation or to
sterilise it for a single use that might preclude other uses at this stage.

 Site 5 an area of grassland that will have a role to play in the wider Aykley Heads masterplan – again
I’m not convinced it’s a good idea to sterilise it for a single use that might preclude other uses at this
stage.

A more appropriate like for like replacement for land at the sands would be further downstream on the river
banks adjacent to the detached playing fields (Deed NO ED00653). You could dedicate the whole riparian strip
of around 6,850m2 of flat riverside flood plain which would be both similar in character and nearby on the
same side of the river.

Another option would be land on the opposite bank at Barker’s Haugh – which may be covered by a tenancy
(Frankland Park Farm) but there are areas along the river that are pretty poor for arable that might be
considered.

The Kepier side would be favourite for me: it feels much more like for like. Suitability for grazing would be
theoretical– like the Sands. You could even transfer fishing rights to the Freemen - like the sands.
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Ged Lawson. Principal Landscape Officer I Landscape and Arboriculture I Environment & Design I Planning and
Assets I Regeneration and Local Services I Durham County Council I County Hall I Durham I DH1 5UQ. I 03000
267139

From: Peter Howson
Sent: 13 August 2018 15:06
To: Stuart Priestley <Stuart.Priestley@durham.gov.uk>; David Mason <David.Mason@durham.gov.uk>; Audrey Christie
<audrey.christie@durham.gov.uk>; David Sparkes <David.Sparkes@durham.gov.uk>; Ged Lawson
<ged.lawson@durham.gov.uk>; Sarah Eldridge <Sarah.Eldridge@durham.gov.uk>
Cc: Yvonne Edwards <Yvonne.Edwards@durham.gov.uk>; Neil Carter <Neil.Carter@durham.gov.uk>; Jayne Sharp
<Jayne.Sharp@durham.gov.uk>; Jane Merritt <Jane.Merritt@durham.gov.uk>
Subject: Replacement Common Land

Dear All

I have attached for your review five site plans which are under consideration as possible replacement areas for the loss
of designated Common Land at the Sands, Durham.

The replacement site needs to be a minimum of 1,621 m2 and be open to allow for the grazing of livestock.
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All the areas which have been identified are significantly in excess of the minimum replacement area required by
legislation.

The sites can be summarised as:

1. Land south of Springfield Park, Flass Vale – adjacent to existing Common Land and would require an area to
be cleared of trees/shrubs;

2. Land south of west of Flassburn Road, Flass Vale - adjacent to existing Common Land and would require an
area to be cleared of trees/shrubs;

3. Land south of St Giles, Gilesgate - adjacent to existing Common Land and would require an area to be cleared
of trees/shrubs;

4. Land at Aykley Woods, Aykley Heads – not adjoining any Common Land and would require an area to be
cleared of trees/shrubs; and,

5. Land east of Rivergreen Centre, Aykley Heads – not adjoining any Common Land and is an open meadow
originally laid out in 2005 for the grazing of livestock.

I would be grateful for any comments you may have on the proposed replacement land and could you please send any
comments by Friday 17th August.

Many thanks for your assistance.

Peter Howson Dip TP, MRTPI
Accommodation Strategy Officer

Assets
Regeneration and Local Services
County Hall
Durham
DH1 5UL
 03000 267482
Mobile: 07748148384
peter.howson@durham.gov.uk
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Laura Ackermann

From: Henry Jones
Sent: 03 October 2018 13:54
To: Neil Carter; Laura Ackermann
Subject: Common Land
Attachments: NaturalGreenSpace.docx

Neil/Laura

As discussed the identified alternative common land Site 5 - East of the Rivergreen Centre at Aykley heads is within the
designated Green Belt and Area of High Landscape Value. These are City of Durham Local Plan designations. The use of
the land as common land does not in itself constitute development requiring planning permission. Notwithstanding this
the land is already fenced and the designation as common land would not in itself result in any physical alterations to
the characteristics of the land and therefore in turn there would be no affect upon or conflict with the Green Belt or
Area of High Landscape Value.

The site is also identified within the evidence base document the County Durham Open Space Needs Assessment
(OSNA) as Accessible Natural Green Space. This is not a Local Plan designation/allocation as such nor is it proposed as
such under the emerging CDP. Though its identification as a formally recognised parcel of open space means that
should a planning application for development be received on the site and if this resulted in the loss of the green space
then that would need to be considered against Local Plan policies and NPPF paras which protect land for recreation.

However, again as designation as common land would merely be a designation with no impact upon the lands physical
characteristics then again there would be no affect or conflict with this OSNA designation. I attach a description of this
typology of open space as background.

Thanks
Henry

Henry Jones │Principal Planning Officer │Durham County Council│Planning Development (Strategic) | County Hall
│Durham | DH1 5UQ | 03000 263 960
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1

Laura Ackermann

From: Mike Ogden
Sent: 16 August 2018 16:30
To: Peter Howson
Cc: Audrey Christie
Subject: RE: Replacement Common Land

Hi Peter,

Thanks for the details of the six sites.

Having discussed this with the officers for these areas we feel that site 5, the land east of Rivergreen is the best
candidate. Most of the others would require significant clearance of vegetation to facilitate grazing, and/or are very
steep.

Comments in more detail:-
1. Land south of Springfield Park, Flass Vale: Informal footpath through it. If the land was cleared and

fenced then suitable pedestrian access structures would be required to allow access along the route
being used by the public.

2. Land south of west of Flassburn Road, Flass Vale: Public Footpath no.123 Durham City lies through it
as well as another informal path not shown on the plan. Again if the land was cleared and fenced then
suitable pedestrian structures would be required to facilitate public access. This site is currently having
NWL storage tanks installed under part of it (the Footpath is temporarily closed).

3. Land south of St Giles, Gilesgate: Plan shows legal line of Public Footpath no.84 through site however
this route is unusable given both the steepness of the terrain and the fact that the southern end of
Pelaw Wood Footbridge actually obstructs the path! The public use the well-established routes off the
end of the bridge a little further south. The land is steep with mature and semi mature trees on it.

4. Land at Aykley Woods, Aykley Heads: No PRoW or informal paths through it but it has a permissive
cycle route adjacent to it (DLI up to Framwellgate Moor / Newton Hall).

5. Land east of Rivergreen Centre, Aykley Heads: No PRoW or informal paths through it but it has a
permissive cycle route adjacent to it (DLI up to Framwellgate Moor / Newton Hall). Already grazing land
and the best candidate by far. The North East Harrier Cross-country league, when they use Aykley
Heads as one of their running courses, have tapped out part the course through this site before; it is
just grassland as far as I can remember, and already fenced around the perimeter. I can’t recall if there
are public access points onto the land.

6. Land at Providence Row: this is a heavily vegetated section of riverbank, adjacent to Public Footpath
No 1 Belmont. Removal of vegetation would increase the risk of bank erosion/collapse, reducing both
the grazing area and potentially threatening the Public Footpath.

Hope this helps.

Regards

Mike

Mike Ogden
Access and Rights of Way Team Leader
Regeneration and Local Services
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1

Laura Ackermann

From: David Mason
Sent: 04 October 2018 13:31
To: Neil Carter
Subject: RE: Replacement Common Land

Hi Neil,

There is no known archaeology in that land parcel and the range of uses wouldn’t cause any damage anyway so no
archaeological concerns.

Kind regards,

David
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Laura Ackermann

From: David Sparkes
Sent: 08 October 2018 11:31
To: Neil Carter
Cc: Laura Ackermann
Subject: RE: Common Land - Replacement

In respect of common land replacement from the Design and Conservation point of view there would appear to be no
heritage impact.

Regards

Dave
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REGENERATION AND LOCAL
SERVICES

AUGUST 2018

The Sands - replacement Common Land

Report of Peter Howson, Accommodation Strategy Officer

Purpose of the Report
1 The purpose of the report is to seek authority to submit an application under Section 16 of the

Common Lands Act 2006 to deregister an existing area of Common Land at the sands and for
replacement land at Aykley Heads to be registered as Common Land.

Background
2 The proposed new HQ building for the County Council will involve the development of a small

section of Common Land 1,752 m2 (0.17ha). The remaining, and adjacent, area of Common Land
at the Sands, extending to 2.74 ha, would remain unaffected and not part of the development site.

3 The common Lands register identifies The Sands Common Land as being for the grazing of
livestock.  Replacement land will therefore need to be in open meadow/grazing use to ensure that
the replacement land is on a like for like basis and can fulfil the requirements of the register of
Common Land

4 The criteria used to consider potential land to replace the Common Land required for the New HQ
were:

1. The land should be adjacent to an existing area of Common Land;
2. The potential land must be in the ownership of Durham County Council;
3. If not adjacent then as close as practical to the land to be replaced; and,
4. A size suitable to replace the Common Land to be registered.

Potential Land Assessment

4. The extent of DCC land ownership adjoining, or in close proximity, to the existing Common Land
has been included as Appendix 2.

5. A review of DCC land adjoining The Sands Common Land and DCC land adjacent to the two other
areas of Common Land in the City of Durham (at Flass Vale and St Giles) has been undertaken.
This review has identified three potential sites which could in the first instance be considered as
suitable.

6. A wider review of other DCC land in Durham within 1km of the Common Land at the Sands has
also been undertaken and this identified a further two sites. These sites are close to the boundary
of the Strategic Employment site identified in the emerging County Durham Plan and in addition to
the usual Service consultations, the Regeneration Team were also consulted prior to their inclusion
in a more detailed assessment.

7. Internal DCC consultations identified potential land, close to the proposed deregistration land
although not adjoining, at Providence Row adjacent to the river Wear.  The six potential areas of
potential replacement land which has been identified can be summarised as:

Land south of Springfield Park, Flass Vale – adjoining Flass Vale Common Land;

Land south west of Flassburn Road – adjoining Flass Vale Common Land;
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Land at St Giles Well – adjoining St Giles Well Common Land;

Land at Aykley Woods, Aykley Heads – approximately 380m* to the north of The Sands;

Land to the east of the Rivergreen Centre, Akley Heads - approximately 790m* to north of
The Sands; and,

Land at Providence Row, Durham - approximately 900m* to the north east of The Sands.

*Direct line distance

8. Consultation on the six sites which had been identified was undertaken in August 2018 with a range
of Council services.

9. In summary, the three areas of DCC land adjoining the existing Common Land at Flass Vale and
St Giles (sites 1 – 3) were not considered suitable due to the significant effect on the ecology,
landscape of the land and the removal of vegetation.

10. Site 4 is located close to the Strategic Employment Site Master Plan and is composed of self-
seeded woodland.  The removal of the vegetation, in order to provide open grazing consistent with
The Sands Common Land, is likely to have impact on the landscape setting of the site and any
longer term contribution to the masterplan for eth Strategic Employment Site.

11. Site 5 is close to the Aykley Strategic Employment site although directly adjoining.  This area of
land was laid out in 2008 as part of a wider planting scheme for the area.  The intention was that it
would at as meadowland grazing and whilst there would be some loss of biodiversity, this site
represents the least impact.  The site extends to 1.84ha.

12. The proposed site at Providence Row (site 6) due to the potential effect of removing the vegetation
on the adjoining riverbank.  In addition, this site is adjoining a Public Right of Way and in this
situation there would not be a material increase in public accessibility to land.

13. All the sites identified are larger than the area of Common Land to be replaced.

14. The full consultation responses and plans of the land have been included as Appendix 3.

Recommendations and reasons
15 Six potential sites have been considered for the replacement Common Land.  These were identified

following an extensive high level review of DCC land holdings within close proximity to the Sands
Common Land.

16 Internal consultations established that the need to remove significant areas of woodland to provide
suitable for the grazing of livestock precluded five of the six sites.

17 The site to eth east of the Rivergreen Offices (site 5 in the appraisal at Appendix 3) at Aykley
Heads was laid out as grazing land and would have the least impact on the landscape and ecology
of the surrounding area.

18. It is therefore recommended that an application is submitted under Section 16 of the Common Land
Act 2006 to deregister the identified area at The Sands and replace it with Site 5 – land to the east
of the Rivergreen Offices, Aykley Heads.

Background papers

None

Contact: Peter Howson Tel:03000 267482
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Appendix 1: Implications

Finance: the cost any improvement works or site clearance required to create a suitably sized open
area consistent with the Common land Register will be taken within the overall budget for
the New HQ.

Staffing: N/a

Risk: the failure to identify appropriate replacement land will result in the project being delayed
and could possibly threaten the viability of the site for the development of the New HQ for
the County Council.

Equality and Diversity / Public Sector Equality Duty: N/A

Accommodation: N/a

Crime and Disorder: N/A

Human Rights: N/A

Consultation: Internal consultations have been completed and the responses have been set out
as Appendix 4.

Procurement: N/A

Disability Issues: N/A

Legal Implications: A Section 16 of the Commons Act 2006 application, for approval by the SoS, is
required to legally replace the Common Land which will be deregistered to facilitate
the HQ development.
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Appendix 2: DCC owned land adjoining Common Land

CL17029: The Sands, Durham
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CL170b82: Land near Sunderland Bridge
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CL17086: Flass Vale, City of Durham
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CL17112: Land at St Giles Well, Durham
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The Sands – replacement area required
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Appendix 3: Site Assessments and Consultation responses

1. Land south of Springfield Park, Flass Vale
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1. Land south of Springfield Park, Flass Vale
Location and Description:

The land is in woodland use located adjacent to western end of Flass Vale Common Land.

Crossing the land in an east – west direction, is an informal footpath which connects the Common Land to the
A167 and the residential area of Whitesmocks to the west.

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

Prior to circa 1960 the land was in open agricultural use.

The land is of sufficient size to replace The Sands Common Land although would require a significant number
of trees to be removed to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area: 2,853 (m2): UPRN: 50509S01 Current use: Woodland
Distance to
The Sands:
(Straight line)

1.3 km

Proximity
to Public
rights of

way:

No –
informal
path
crossing the
site

Within a
Conservation

Area
Yes

Tree
preservation

Orders:
No Ancient

Woodland: No

Green Belt
Status Yes Within an

SSSI No
Local

Nature
reserve/site:

Adjacent to
Flass Vale
Wildlife Site

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
(Stuart Priestley)

Forms part of the Flass Vale Local Nature Reserve and adjoins the Local Wildlife Site.
The site looks to be 100% wooded and so conversation to grazing land would result in loss
of woodland (net loss of biodiversity) and ecological connectivity.

Archaeology
(David Mason)

Public Rights of
Way
(Mike Ogden)

Informal footpath through it. If the land was cleared and fenced then suitable pedestrian
access structures would be required to allow access along the route being used by the
public.

Heritage &
Conservation
(David Sparkes)

This is primarily a landscape issue and would therefore default to their comments.

Planning
(Henry Jones)

This land forms part of the Durham City Conservation Area, the Green Belt, Area of High
Landscape Value and forms part of a Local Nature Reserve. It is also designated as part
of an area of accessible open space. The loss of trees necessary to facilitate this would
be harmful exacerbated by its Conservation Area, Green Belt, AHLV and ecological
designations.

Landscape
(Ged Lawson)

Woodland<50years old that has naturally colonised a shallow valley in the head of Flass
Vale. It is attractive in itself and I would see the removal of trees from that area as harmful
unless part of a conservation management plan for the vale supported by the Friends
group.

Regeneration
(Fiona Ford) Not applicable

Suitability:
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2. Land south west of Flassburn Road:
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2. Land south west of Flassburn Road
Location and Description:

The land is in woodland use located adjacent to northern end of Flass Vale Common Land and forms a link to
the residential to the north.

Crossing the land in a north east – south west direction, is formal footpath 123 which connects the Common
Land to the residential area of North End to the north.

The south western section of the land is located within a Landscape Improvement Area in the current draft of
the County Durham Plan.

Between 1923 and 1940 the land was used as a sewage works for Durham Corporation.

The land is of sufficient size to replace The Sands Common Land although would require a significant number
of trees to be removed to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area 1,862 (m2) UPRN: 50148S01 Current
use: Woodland

Distance
to The
Sands

(Straight
line)

1.2 km

Proximity
to Public
rights of

way:

Yes –
footpath 123
crosses the
site

Within a
Conservation

Area

Yes – only a
small
section at
the south
east corner

Tree
preservation

Orders:
Yes Ancient

Woodland: No

Green Belt
Status

Yes – only a
small
section on
southern
boundary.

Within an
SSSI No

Local
Nature

reserve/site:

Adjacent to
Flass Vale
Wildlife Site

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
(Stuart Priestley)

Forms part of the Flass Vale Local Nature Reserve and adjoins the Local Wildlife Site.
The site looks to be 100% wooded and so conversation to grazing land would result in
loss of woodland (net loss of biodiversity) and ecological connectivity.

Archaeology
(David Mason)

Public Rights of
Way
(Mike Ogden)

Public Footpath no.123 Durham City lies through it as well as another informal path not
shown on the plan. If the land was cleared and fenced then suitable pedestrian structures
would be required to facilitate public access. This site is currently having NWL storage
tanks installed under part of it (the Footpath is temporarily closed).

Heritage &
Conservation
(David Sparkes)

This is primarily a landscape issue and would therefore default to their comments.

Planning
(Henry Jones)

This is a similar site 1 above. Fractions of the western sections of the site lie within the
Durham City Conservation Area and the Green Belt though most of the site is out with
these designations. The site forms part of an Area of High Landscape Value and Local
Nature Reserve. It is also designated as part of an area of accessible open space. Public
Right of Way footpath no 123 Durham City crosses the site. Part of the site is covered
by a Tree Preservation Order therefore consent for any works to these protected trees
would require applying for. The loss of trees particularly those covered by the TPO would
be harmful.

Landscape
(Ged Lawson)

Similar to site 1 but some of the trees are covered by a long standing TPO: their removal
would be particularly harmful.

Regeneration
(Fiona Ford) Not applicable.

Suitability: .
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3. Land south of St Giles:
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3. Land south of St Giles

Location and Description:

A steeply sloping and woodland on all the site adjacent to the southern boundary of the St Giles Common Land..

There is no vehicular access to the site and pedestrian access would form footpath 83 which is on the western
boundary of the site and connects to footpath 84 crosses the south western corner of the land.  Footpath 83
connects to the Gilesgate area to the north.

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

Historic mapping indicates that the site was in woodland use as early 1860.

The land is of sufficient size to replace The Sands Common Land although would require a significant number
of trees to be removed to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area 6,303 (m2) UPRN: 50399S01 Current
use: Woodland

Distance
to The
Sands

(Straight
line)

1.17 km

Proximity
to Public
rights of

way:

Yes –
footpath 83

Within a
Conservation

Area
Yes

Tree
preservation

Orders:
No Ancient

Woodland:

Western
boundary
adjacent to
area of
ancient
woodland.

Green Belt
Status Yes Within an

SSSI No
Local

Nature
reserve/site:

Section on
the southern
included in
the Pelaw
Wood Local
Wildlife site

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
(Stuart Priestley)

Abuts the Pelaw Wood ancient woodland and LWS. The site looks to be 100%
woodland. Again, loss of woodland habitats (net loss of biodiversity) and ecological
connectivity.

Archaeology
(David Mason) No comment

Public Rights of
Way
(Mike Ogden)

Plan shows legal line of Public Footpath no.84 through site however this route is
unusable given both the steepness of the terrain and the fact that the southern end of
Pelaw Wood Footbridge actually obstructs the path! The public use the well-established
routes off the end of the bridge a little further south. The land is steep with mature and
semi mature trees on it.

Heritage &
Conservation
(David Sparkes)

This is primarily a landscape issue and would therefore default to their comments.

Planning
(Henry Jones)

This site is within the Conservation Area, Green Belt and Area of High Landscape Value.
Whilst the site is not seemingly included in the Ancient Woodland Inventory there is a
chance there is ancient woodland on site at the Local Plan does overwash the site with
an ancient woodland related policy. Tree clearance would be harmful. Public right of
way footpath 83 Durham City within site and footpaths 84 and 85 abut site.

Landscape
(Ged Lawson)

May be ancient woodland – it is not on the inventory but OS map regressions suggests
it has always been woodland or wood-pasture. It is mature woodland in a dene adjacent
to other ancient woodland. Clearance would be very harmful.

Regeneration
(Fiona Ford) Not applicable

Suitability: .
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4. Land at Aykley Wood, Aykley Heads
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4. Land at Aykley Wood, Aykley Heads

Location and Description:

The site is located on the eastern boundary of the County Hall site in Durham.  The site is sloping from north to
south and from west to east towards the main east coast rail line.

The site is adjacent to the former Aykley Head pit, and clay quarry, which operated from 1869 to 1959 although
does not appear to have been included in the operational area of the pit or quarry.

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

The site is considered as woodland which is self-seeded.

The site is of sufficient size to replace The Sands Common Land although would require a significant number
of trees to be removed to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area 12,005(m2) UPRN: 0031S14 Current
use: Woodland

Distance
to The
Sands

(Straight
line)

0.38

Proximity
to Public
rights of

way:
No

Within a
Conservation

Area

Yes – small
section in
north west
corner
excluded.

Tree
preservation

Orders:
No Ancient

Woodland: No

Green Belt
Status Yes Within an

SSSI No
Local

Nature
reserve/site:

No

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
(Stuart Priestley)

The least ecologically damaging of the options, low quality woodland. Although still
some loss of biodiversity there are no direct links to ancient woodland or designated
habitats. Might impact on the Aykley Head Masterplan and this would need to be
established before this site could be considered.

Archaeology
(David Mason) No comment

Public Rights of
Way
(Mike Ogden)

No PRoW or informal paths through it but it has a permissive cycle route adjacent to it
(DLI up to Framwellgate Moor / Newton Hall).

Heritage &
Conservation
(David Sparkes)

This is primarily a landscape issue and would therefore default to their comments.

Planning
(Henry Jones)

This site is within the Conservation Area, Green Belt and Area of High Landscape Value.
There is some current planning history on this site at the moment – planning permission
is about to be granted on the land for a temporary period (approx.. 1 year perhaps longer)
for use of the site for storage of construction equipment, associated earthworks and
welfare facilities by NWL.

Landscape
(Ged Lawson)

An area of scrub that has colonised abandoned grassland – but it will have a role to play
in the wider Aykley Heads masterplan. I’m not convinced it’s a good idea to remove the
vegetation or to sterilise it for a single use that might preclude other uses at this stage.
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Regeneration
(Fiona Ford)

Suitability: .
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5. Land east of Rivergreen Centre, Aykley Heads:
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5. Land east of Rivergreen Centre, Aykley Heads
Location and Description:

The site is located on the eastern boundary of the County Hall site in Durham.  The site is sloping from north to
south.

The land has been in agricultural use since the first O.S plans of 1860.  In 2006 as part of the landscape
improvement works to Aykley Heads the land was laid out open grazing meadow use in 2006 a use which not
been implemented and remains open with no tree cover.

The land was appropriated on the 22nd February 2008 to the Countryside Act for the Minerals Valleys Project
(tree planting scheme within the County)

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

The land is of sufficient size to replace The Sands Common Land and would not require any trees to be removed
to provide the open grazing area consistent with Common Lands Registration.

Assessment

Site area 21,811(m2) UPRN: 3491S01 Current
use:

Open
meadow

Distance
to The
Sands

(Straight
line)

0.79

Proximity
to Public
rights of

way:
No.

Within a
Conservation

Area
No.

Tree
preservation

Orders:
No. Ancient

Woodland: No.

Green Belt
Status Yes. Within an

SSSI No
Local

Nature
reserve:

Adjacent to
Flass Vale
Wildlife Site

Area of
High

Landscape
Value:

Yes

Consultation response

Ecology
(Stuart Priestley)

Currently a good quality semi-improved grassland, again potential for significant
biodiversity loss as I assume we would lose control over the management (currently
managed by Countryside, annual hay cut). Also the site will form part of the Aykley
Head Masterplan and there are concerns that there could be conflict here.

Archaeology
(David Mason) No comment

Public Rights of
Way
(Mike Ogden)

No PRoW or informal paths through it but it has a permissive cycle route adjacent to it
(DLI up to Framwellgate Moor / Newton Hall). Already grazing land and the best
candidate by far. The North East Harrier Cross-country league, when they use Aykley
Heads as one of their running courses, have tapped out part the course through this
site before; it is just grassland as far as I can remember, and already fenced around
the perimeter. I can’t recall if there are public access points onto the land.
Considered in the PROW office to be the best candidate.

Heritage &
Conservation
(David Sparkes)

This is primarily a landscape issue and would therefore default to their comments.

Planning
(Henry Jones)

This site is within the Green Belt and Area of High Landscape Value and is designated
as an area of accessible open space.

Landscape
(Ged Lawson)

An area of grassland that will have a role to play in the wider Aykley Heads masterplan
– again I’m not convinced it’s a good idea to sterilise it for a single use that might preclude
other uses at this stage

Regeneration
(Fiona Ford) No comment

Suitability:
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6. Land at providence Row, Durham:
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6. Land at Providence Row, Durham
Location and Description:

Site is the river bank with riparian vegetation adjacent to the detached school playing for Durham Sixth Form
College.

The land is within the Environment Agency flood zones 2 & 3.

Land is located within a Landscape Improvement Area in the current draft of the County Durham Plan.

Site larger than required as a replacement.

Included within the area of the detached school playing field and would require DFE approval to a S77
application.

Assessment

Site area 3,838 (m2) UPRN: 0753S03 Current
use:

Open land
adjacent to
river –
riparian
land

Distance
to The
Sands

(Straight
line)

0.9

Proximity
to Public
rights of

way:

Yes –
footpath 1
forms the
eastern
boundary

Within a
Conservation

Area
No.

Tree
preservation

Orders:
No. Ancient

Woodland: No,

Green Belt
Status Yes. Within an

SSSI No.
Local

Nature
reserve:

No.

Area of
High

Landscape
Value:

Yes.

Consultation response
Ecology
(Stuart Priestley)

Certainly more viable from an ecological perspective, as grazing is far less likely to be
detrimental to extant habitats and there would be no clearance of woodland.

Archaeology
(David Mason)

Public Rights of
Way
(Mike Ogden)

This is a heavily vegetated section of riverbank, adjacent to Public Footpath No 1
Belmont. Removal of vegetation would increase the risk of bank erosion/collapse,
reducing both the grazing area and potentially threatening the Public Footpath.

Heritage &
Conservation
(David Sparkes)

This is primarily a landscape issue and would therefore default to their comments.

Planning
(Henry Jones)

This site is within the Green Belt and Area of High Landscape Value and is designated
as an area of accessible open space. Public footpath no 1 Belmont Parish passes
adjacent to site

Landscape
(Ged Lawson)

A more appropriate like for like replacement for land at the sands would be further
downstream on the river banks adjacent to the detached playing fields. You could
dedicate the whole riparian strip of around 6,850m2 of flat riverside flood plain which
would be both similar in character and nearby on the same side of the river.
Land preferred by G Lawson - suitability for grazing would be theoretical– like the Sands.
You could even transfer fishing rights to the Freemen - like the sands.

Regeneration
(Fiona Ford) Not applicable.
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Suitability:
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1 Introduction 

 

1.1. On 20 August 2019, the Council submitted an application under Section 16 of the Commons 

Act 2006 to deregister the Release Land at the Sands Common and substitute the 

Replacement Land.  The Planning Inspectorate have allocated the application reference 

number COM/232618. 

 

1.2. During the relevant 28 day representation period, 45 no. objections were submitted to the 

Planning Inspectorate.  A supplemental objection was submitted outside of this period on 9 

October 2019 and it has been agreed with the Planning Inspectorate that this will also be 

taken into account.  The Planning Inspectorate sent copies of these objections to the 

Applicant, which were received on 7 October 2019. 

 

1.3. The Applicant has assigned a number to each objection as set out on the list of objections 

which is attached at Appendix i.  

 

1.4. This document is the Applicant’s response to the objections, in accordance with regulation 

9(3) of the 2007 Regulations. 

 

2.  Applicant’s response to objections 

Objection 9 – Freemen & Durham City Parish Council 

 

2.1 The central theme is objection to the new Council HQ project with which the Freemen and 

Parish Council disagree.  It is clear that the current application is regarded as a mechanism 

through which to continue such opposition.  However, as discussed at paragraph 2.17 below, 

it is not permissible to revisit the merits of this. 

 

2.2 Insofar as the Freemen assert that they have grazing rights which exceed those recorded in 

the rights part of the Commons Register, that is legally incorrect. 

 

2.3 Although the Freemen say that they required the Release Land to be returned to grass when 

the Royal Ordnance use ceased, no formal agreement has been produced to this effect and it 

is of note that this position is not borne out in the agreement dated 25 March 1982 between 
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the Freemen and the Secretary of State (or the surrender of the same dated 28 February 1994) 

which contain no such reinstatement obligation upon cessation of the permitted use. 

 

2.4 The agreements with the Freemen relating to the car park which is not part of the Sands 

Common and is outside of the Release Land are not directly relevant to the determination of 

this application. 

 

2.5 The Applicant is not required as part of this application to demonstrate a need for the proposed 

car park on the Release Land in connection with the HQ.  There is no need criterion in the 

Commons Act or the secondary legislation made under it which governs this application.  The 

Council has obtained planning permission which permits a car park and water storage tank on 

the Release Land.  It is a matter for the Applicant how it chooses to deliver the HQ project and 

it has already been decided that a car park and water storage tank is to be located on the 

Release Land.  The Applicant does not understand the objector’s reference to paragraph 4.4.1 

of the Supporting Statement but the relative merits of alternative HQ sites was previously 

considered and is discussed at paragraph 4.3 of the Applicant’s Supporting Statement.   

 

2.6 Paragraph 2.1.2 of the Supporting Statement is not a ‘gross misinterpretation.’  It is supported 

by the Freemen’s own Solicitor’s letter dated 18 March 1968 which makes it crystal clear that 

they were not interested in exercising grazing rights in practice and were instead interested in 

compensation. 

 

2.7 Whilst it is true that, subject to the necessary planning permission being obtained, there would 

be nothing to prevent the Applicant from using the Release Land for a purpose other than the 

HQ car park should the application be granted, that is generally so with any land.  Furthermore, 

if the application were to be granted, it must be remembered that the Replacement Land would 

become Common Land by way of compensation for the loss of the Release Land.  To some 

extent, therefore, what ultimately happens in the future with the Release Land is of no 

consequence.  However, for the avoidance of doubt, the Applicant has absolutely no intention 

of using the Release Land otherwise than in connection with the HQ project. 

 

2.8 On the one hand it is said that the Freemen wish to see the Release Land returned to grass 

but on the other hand it is asserted that the coach park use has a functional value in connection 

with the wider Sands Common.  These two propositions are mutually exclusive.  The Applicant 

would also point out that the Lumiere Festival is an Applicant run and funded event and the 
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Pride Festival is also funded in part by the Applicant.  It is not proposed to use the Release 

Land as a private car park; it will be open to the public on evenings and weekends.   

 

2.9 The Cheltenham Builders case is a Town and Village Green case.  It is of no application to 

Section 16.  The most relevant case in this regard is that mentioned at paragraph 4.4.1 of the 

Supporting Statement, namely the Walton Heath Golf Club case.  In any event, the Applicant 

does not disagree with the objector as to the areas which would likely comprise the 

neighbourhood.  It should also be pointed out that the neighbourhood (however that is defined) 

do not have exclusive rights to use the Release Land as the objector appears to be suggesting. 

 

2.10 It is accepted that the Replacement Land is uphill from the Release Land but it is not accepted 

that it is otherwise than extremely accessible.  This issue is addressed at paragraph 2.2.3 of 

the Supporting Statement. 

 

2.11 Should the application be successful, there would be nothing to stop international visitors from 

walking on the remainder of the Sands Common and indeed over the Release Land.  As to the 

suggestion that the Applicant could nibble away at the Common Land on a piecemeal basis, 

the Applicant wishes to make it clear that it has no intention of seeking to further erode the 

balance of the Sands Common.  In any event, this application must be determined on its own 

merits on the basis of the factual situation which exists as at the date of determination.  It is 

unhelpful and legally wrong to seek to introduce theoretical propositions as to what may or 

may not happen at unspecified future times. 

 

2.12 It is wholly inappropriate to suggest that the Applicant’s landscape assessment of the impact 

of the proposed car park use is otherwise than objective simply because it was undertaken in 

house by a Landscape Officer as part of the HQ planning application.  The landscape Officer 

in question is very experienced and professional in his approach and it is of note that lack of 

objectivity in this regard was not a ground pursued by the Parish Council as applicant in the 

failed Judicial Review challenge to the planning decision. There is absolutely no requirement 

to consider as part of this application any wider landscape harm which may be occasioned by 

the HQ building.  That building is not proposed for the Release Land and it is plainly wrong to 

suggest such an approach to the assessment of landscape and visual impacts of this 

application.  The reliance on the Secretary of State’s findings as to the character and 

appearance value of the Sands in 2004 is clearly misplaced.  The Inspector actually found that 

the open space contributes greatly to the character and appearance of the area but contrasted 
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that with the urbanised appearance of the Release Land (see paragraph 6.9 of the Inspector’s 

report). 

 

2.13 It is accepted that the Replacement Land is less conveniently accessible to some residents in 

Durham City but it is not accepted that it is inaccessible to the public generally.   

 

2.14 It is wrong that the Replacement Land has no road access for transporting animals for grazing.  

Access by road can be gained from the B652 roundabout at Aykley Heads which also serves 

as access to a number of businesses and Durham Police HQ. 

 

2.15 It is proposed to leave the fencing in place on the boundaries of the Replacement Land in order 

to ensure that it is suitable for the Commoners’ exercise of grazing rights should they decide 

to exercise those rights in the future although there is no evidence to suggest that they would 

ever wish to do so.  Natural England have provided advice on improving accessibility by more 

than one access, pathways and signage which the Applicant accepts.  

 

Objection 34 - Advice from Natural England 

  

2.16 The Applicant welcomes the measured and generally positive comments from objector 34 

and endorses the conclusions reached.  The Applicant will also take on board the suggestions 

(which are also flagged by objector 35 (OSS)) as to how the Replacement Land may be 

managed so as to be more attractive to dog walkers.  In particular, the Applicant is amenable 

to introducing another access point, installing a mown path and advisory dog walking signage 

during nesting bird season and will of course comply with its legal obligations under the 

Equality Act 2010 in terms of gates and pathways. 

 

Objections to the new Council HQ project  

 

2.17 This is raised by objectors 1, 4, 5, 6, 9, 10, 12, 13, 15,17, 18, 19, 20, 22, 24, 27, 29, 30, 32, 

33, 37, 39, 43, 44 & 45.  However, as the new Council HQ project already has the benefit of 

planning permission and a robust site selection process, the merits of such are not relevant 

to the determination of the Section 16 application under consideration.   

 

 Fencing and works undertaken on the Release Land ahead of determination of application 
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2.18 Objectors 1, 2, 3, 4, 10, 11, 13, 14, 15, 17, 19, 25, 28, 29, 31, 35, 37, 38, 39, 42, 43 & 45 

raise this as an issue.  Whilst the Release Land is being used as a site compound during the 

construction phase of the new HQ and some preparatory works have been undertaken 

including site hoarding, none of this is directly relevant to the merits of the Section 16 

application.  The Council is following the guidance in the Annex to the PINS Common land 

guidance sheet 1a, namely that where consent under Section 38 of the Commons Act 2006 

would not be forthcoming, an application under Section 16 is to be pursued.  Objector 10 also 

goes further by alleging that these works amount to a criminal offence under Section 38 of 

the 2006 Act.  However, section 38 contains no offence provisions. Objector 9 appears to 

have misunderstood the precise exemption to Section 38 which the Council have sought to 

rely upon in connection with the installation of a new electricity supply cable on the Release 

Land.  It is section 38(6)(a) and not S38(6)(d). 

 

 Replacement Land is too far away from Release Land which is well used 

 

2.19 Objectors 2, 4, 5, 6, 7, 8, 10, 13, 14, 16, 17,19, 20, 21, 25, 26, 27, 28, 29, 30, 33, 36, 37, 38, 

40, 41, 42 & 44 raise this as an issue.  However, it must be remembered that the Release 

Land has been in use as a Coach Park for many years so it is difficult to understand how 

such use would have been compatible with recreational use by local residents. The remainder 

of the Sands Common is unaffected by this application and is considered adequate for the 

recreational needs of local residents.  Nor is access to the riverbank or riverside walk affected 

which is outside of the boundaries of the Release Land.  In terms of the distance to the 

Replacement Land, it is accepted that some users will find it less convenient to travel to it 

than to the Release Land. 

 

 Replacement land unsuitable 

 

2.20 Objectors 5, 6, 7, 10, 12, 19, 27, 29, 40, raise this as an issue.  Particular concern is 

expressed about nesting birds on the Release Land and whether it will be closed to the public 

at certain times of the year.  Whilst seasonal nesting does occur, it is considered that this can 

be adequately mitigated by management of the site and signage as set out in paragraph 4.5.2 

of the Applicant’s supporting statement (and to be further revised in light of Natural England’s 

comments).  It is not anticipated that the Replacement Land will need to closed to the public 

during these times. Objectors 19 & 25 also suggest that the Replacement Land is already 

used by the public, being managed for public use and containing permissive footpaths and 
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cycle ways.  That is factually incorrect.  There is no public access to the site, permissive or 

otherwise.  Objector 35 goes further by asserting that the Replacement Land is already public 

open space.  That is incorrect. Whilst the Replacement Land is in public ownership, it has no 

statutory or other protection. It is currently held for conservation purposes under the  

Countryside Act 1968.  The public do not have any access rights by reason of the statutory 

basis upon which the Replacement Land is held.  Should the application be successful it 

would be the Applicant’s intention to effect an appropriation in order to align the Replacement 

Land with its new Common Land status.  As present, it is not open for public use generally. 

It is fenced and gated.  This is addressed in more detail at paragraph 2.2 of the Applicant’s 

Supporting Statement. 

 

Need for a Coach Park 

 

2.21 Objectors 4,14, 17, 26, 30, 33 & 45 raise this as an issue.  However, the coach park use of 

the Release Land was unauthorised in Common Land terms and in any event, the Applicant 

has already provided a replacement coach park at the Belmont Park and Ride site. 

 

 Coach Park should be returned to grassed area 

 

2.22 This is raised by objectors 4,10, 16, 17, 19 & 35.  The Release Land is required in connection 

with new HQ project so returning it to a grassed area would not be feasible.  Furthermore, 

there is ample grassed open space on the remainder of the Sands Common for use by the 

public and local residents.  There is no unmet recreational need for the Release Land to be 

grassed.  It is also of note that calls for the Release Land to be grassed over are in direct 

contradiction to those objections which wish to see it retained as a Coach Park. 

 

 Ecological value of Release Land 

 

2.23 Objectors 5, 10, 16, 17, 20, 21, 22, 25, 30& 38 consider that wildlife will be displaced from 

the Release Land and mention the value of trees on the site.  However, given that its last use 

for many years was as a coach park, it is not considered that any wildlife will be displaced 

from it.  The Applicant has already removed from the Release Land those trees permitted to 

be felled in accordance with planning permission. 

 

 Other matters 
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i) OSS 

 

2.24 Objector 35 suggests that the Applicant puts its case on the basis of an incorrect or 

mistaken registration of the Release Land.  This is incorrect.  It is no part of the 

Applicant’s case that the Release Land was mistakenly registered in 1968.  The 

Applicant made a previous suggestion to this effect at the non-statutory consultation 

stage prior to the submission of the application, but this was amended when it became 

apparent from information submitted by objectors that this was factually wrong.  

Contrary to what is asserted by this objector, no consent under Section 194 of the Law 

of Property Act 1925 has ever been sought or obtained for the use of the Release Land 

as a coach park. 

 

ii) That public use rights will survive deregistration 

 

2.25 Objector 17 asserts that deregistration will not bring to an end the public’s right to use 

the Release Land and that such common rights will continue.  This is legally incorrect. 

It is clear from S193(1)(d)(i) of the Law of Property Act 1925 that deregistration will 

operate to extinguish such rights. 

 

iii) Why rights of common have not been exercised over the Release Land 

  

2.26 Objector 29 considers that the reason why rights of common have not been exercised 

is due to the tarmacking of the Release Land and use as a coach park.  Whilst the 

coach park use clearly has impeded the exercise of common land rights, this is not the 

whole story.  It is clear that as far back as 1968, the Commoners were not interested 

in, and had no intention of, exercising their rights.  This is covered in more detail at 

paragraph 2.1.2 of the Applicant’s Supporting Statement.  

 

iv) The effect of the 1995 agreement with the Freemen 

 

2.27  Objector 10 asserts that the agreement dated 18 January 1995 between the Council 

and the Freemen contains restrictions upon building on the Release Land.  This is 

incorrect.  Such restrictions relate to injury to, or encroachment onto, the remainder of 
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the Sands Common and not the Release Land.  In any event, this is not directly relevant 

to the merits of the application under consideration. 

 

v) Misleading photograph 

 

2.28  Objector 11 considers that the Applicant has submitted a misleading photograph of the 

Release Land as part of the application.  However, it is not understood what photograph 

is being referred to. 

 

vi) LAF comments 

 

2.29 The Applicant generally agrees with the representations by objector 31 that the benefits 

and disbenefits of the proposal must be weighed in the balance.  

 

3 Conclusion 

 

3.1. The Applicant has carefully considered the objections submitted and remains of the view that 

the case for deregistration of the Release Land and registration of the Replacement Land is 

made out.  The advice from Natural England as to how to improve accessibility of the 

Replacement Land is accepted. 
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Appendices 

 

i. List of objections  

ii. Lease between 1) The Council of the City of Durham, 2) The Trustees of the Freemen of the 

City of Durham and 3) The Secretary of State for the Environment dated 25 March 1982 and 

surrender of that lease dated 28 February 1994 

iii. Report of Secretary of State for Environment, Food and Rural Affairs into application CLI 16, 

dated 2004 
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From: Chris Allen   
Sent: 05 November 2019 20:19 
To: Davis, Rob <rob.davis@planninginspectorate.gov.uk> 
Subject: The Sands Durham City COM/3236108 
 

Dear Mr Davis 
Thank you for sending me a copy of the Applicant's Statement in response to objections to 
the above. 
I would make two points. 
Firstly, yes, I wish to maintain my objection. 
Secondly in view of the Applicants response to the objections I would make two points: 

1. It is, at best, disingenuous of the Applicant to claim that many of the objections to 
the Deregistration of the Common Land are a 'back door' way of continuing to object 
to the development of the adjacent County Hall for which DCC has already granted 
planning permission to DCC. In the view of the 'Public' this is one development and 
those who objected to the development of the County Hall were at the same time 
objecting to the deregistration of the Common Land and continue to do so. I 
objected then and the granting of planning permission for the County Hall does not 
change my objection to the deregistration of the Common Land. 

2. I raise again the original point in my objection which I do not believe DCC has 
addressed. Extensive work has been undertaken on the Common Land by DCC.  That 
is self evident. I understand from the Planning Inspectorate that DCC did not have 
and does not have the required permission to undertake these works. If this is the 
case I find it simply astonishing that this has happened and feel it is essential that the 
Planning Inspectorate sanctions DCC for what, to a member of the Public, appears to 
be a cavalier disregard for Planning Requirements by the body charged with 
upholding them across County Durham. Or, please explain to me why the work 
undertaken does not require the permission of the Planning Inspectorate. 

Mr C.M.J.Allen 
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8 November 2019 
Common Land Casework Unit 
The Planning Inspectorate 
3A Temple Quay House 
Bristol 
BS1 6PN 
 
Dear Sirs 
 
RE: APPLICATION UNDER S.16 COMMONS ACT 2006 – THE SANDS, DURHAM 
 
I am instructed under Public Access jointly by the Freemen of the City of Durham (“the Freemen”) and the City 
of Durham Parish Council to object to the application to de-register Common Land at The Sands Durham (“the 
Application”).  This letter is in rebuttal to the Council’s (undated) statement under reference NC/14195. 
 
The Freemen and Parish Council would wish to reiterate their grave concerns that not only is the Release Land 
enclosed by  fencing, the Council has now permitted the contractors Keir (not a statutory undertaker) to use 
the Land as a Site Compound.  This displays a blatant disregard for the Commons legislation and the rights of 
the Freemen and public to use this land  
The Council’s continual and blatant disregard of the public and quasi public rights over the Common Land make 
its assertion at paragraph 2.11 that it has no intention of eroding the balance of The Sands Common (whatever 
that means) wholly unreliable.  Put simply the Council cannot be trusted to act in the interests of the public 
with regard to the Common Land. 
  
 In rebuttal to the Council’s statement, its paragraph numbering is adopted. 

As to paragraph 2.1 the basis of the objection made by the Freemen and PC is to safeguard common rights on 
the Land.  The suggestion of a “central theme” of opposition to the HQ Project is fantasy.  There is no mention 
of the merits of the HQ in the objection and to characterise it as such is deliberately misleading.  Paragraph 
2.17 should be amended to accurately reflect the position and objector 9 removed from this list. 

Further the Freemen and PC as custodians of the commoners and public interest are actively engaged with 
Andrew Megginson (Stakeholder Engagement Leader) to mitigate any impact on public rights during the 
construction period.  

The Objectors welcome the Council’s confirmation and acceptance that the Coach Park is an unauthorised use 
and the Replacement Land is uphill and less accessible to residents of Durham City. 
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It is important to properly grasp the history and context of the common land at The Sands.  The Freemen 
status dates back to the 11th century and has been exercised continually since then.  The Freemen have 
during this period elected not to exercise herbage rights and made decisions to permit temporary uses, 
including the Ordnance Depot and Coach Park, on their merits at that point in time.  These are decisions for 
the Freemen as custodians of the land and it is not for the Council to comment upon them in pejorative 
terms.  In the context of rights going back at least 900 years, if not to time immemorial, such uses for say 
80 years are temporary and reversible.   

As to paragraph 2.2 the Freemen do assert these rights which are reflected in the Indenture of 18 
September 1850 in the following terms –  
WHEREAS the said Mayor Aldermen and Citizens are under and by virtue of the said recited Indenture of 
lease seised of the soil and freehold of the said several tracts plots pieces or parcels of ground but the 
Freemen of the City of Durham are entitled to rights of common thereon for all commonable cattle as the 
said persons parties hereto do hereby acknowledge and declare. 

On that basis a proportion of the rents and profits of buildings on the common land and compensation for 
injury to the herbage caused by public fairs were paid to the Freemen.   This position is also reflected in the 
letter of 18 March 1968 from the Clerk to the Freemen whereby it was recognised that the herbage rights 
“are completely unrestricted” and the Freemen “are not limited as to numbers”.   

As to paragraph 2.3 – in discussions with the City Council the Freemen requested the Royal Ordnance site 
and the adjoining ancillary car parking land to be returned to grass. This request was overtaken by events 
at that time and a lease granted for the Coach Park. The remaining section was returned to grassland as 
requested. The Freemen will give evidence to this effect to the Secretary of State.      

As to paragraph 2.5 the Council are required to prove that the exchange is in the public interest.  It is the 
Council which constantly and repeatedly seeks to rely on the purported benefits of the new HQ to 
outweigh the admitted harm from loss of the Release Land.  It is plain that the purpose of the application is 
to free up the release land for redevelopment 1 and the Council assert that the benefits of the new HQ are 
so significant as to outweigh the (now admitted) harm to the common rights2.  These are material matters 
before the Secretary of State as decision maker and should be explored by way of a public inquiry. 

As to paragraph 2.6 the letter of 18 March 1968 clearly states the buildings are temporary and the rights of 
herbage will revive in the future.  This is still the stated position of the Freemen some 50 years later. 

                                                
1 1.2 
2 4.1 
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As to paragraph 2.8 the functional use of the car park in the present and the return of the land to herbage 
in the future are not exclusive.  As a matter of fact, the Lumiere event is not wholly funded by the Council, 
it has other private sponsors.  The relevance of this point is not understood in any event.  The fresh 
assertion that the car park will not be private but rather open to the public on evenings and weekends is 
not borne out by the evidence submitted with the planning application.  In any event this Council regularly 
changes its position, and ignores commons legislation, and the application should proceed on the basis that 
this will be a private car park, absent any legally binding position to the contrary. 

As to paragraph 2.10 the Council admits at paragraph 2.13 that the Replacement Land is less accessible to 
residents of Durham.  In any event there is no parking at Aykley Heads and the whole access road from the 
roundabout to the land, approximately 800m, has double yellow lines on it.  This cannot possibly be 
described as an accessible location.  

As to paragraph 2.11 the assertion that international visitors to Durham will walk away from the historic 
core and views of the Cathedral and Castle, up the hill to the Replacement Land is fallacious.  

As to paragraph 2.14 the Council is correct in that there is a road adjacent to the Replacement Land.  
However, this has double yellow lines for 800m and no space for the safe and commodious unloading of 
stock.  Further the land is a nature reserve for ground nesting birds and used by Great Crested Newts.  In 
practice it would not be available for grazing at all and this is admitted by the Council in paragraph 4.5.2 of 
the Application statement.  This is a highly material consideration under s.16. 

Paragraph 2.15 asserts that more than one access to the land will be made.  This directly contradicts the 
Councils claim that the nature conservation interest of the Replacement Land will be ensured by “provision 
of a single access point”.   

As to paragraph 2.19, this touches on the PC objection.  The fact that the remainder of the common land is 
available for recreation carries no weight.  The County Council has shown scant disregard for the public 
interest throughout this process and cannot be relied upon to understand or articulate what impact this 
application will have on the local residents, visitors and commoners’ rights.   

As to paragraph 2.21 and 2.22 this exemplifies the Councils untenable position.  It finds the “requirement” 
for this land for parking as paramount and disregards the public interest as being satisfied by the 
remainder of the common land.  The Council’s Open Space Needs Assessment (OSNA) shows a lack of open 
space in the Durham city area. Notwithstanding the Replacement Land is already identified as Accessible 
Natural Green Space in the OSNA.  If the land is already publicly accessible then it cannot qualify as 
Replacement Land.  It should be noted that there are clearly worn paths crossing the land which are 
indicative of public access.  The Police at Aykley Heads have noted that this land is in public use and this 
should be clarified.  The objectors will rely on the OSNA, correspondence and photographs in evidence.   
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The assertion at paragraph 2.20 that the Council has an intention to “affect an appropriation in order to 
align the Replacement Land with its new Common Land status” is not understood.  The council is asked to 
explain this statement.  

It should be noted that the Council has comprehensively failed to address the major tenet of this objection 
that the Release land is not necessary for the HQ project and the spurious public benefits claimed by the 
Council are not relevant to this Application. In fact, the loss of amenity already arising from the HQ 
development and the felling of 150 trees is such that the Parish Council is seeking agreement from the 
Freemen for significant re-planting on The Sands to mitigate this loss.   

There is a general point to be made at this stage.  The Council’s statements of case are riddled with 
inconsistencies, lack of evidence and unfounded assertions.  The only way in which this Application can be 
properly decided is by way of a public inquiry where evidence can be heard and tested.   

It should be noted the Council agree that the Coach Park is an unlawful use (absent any consent under 
s.194) and therefore the Secretary of State should disregard this use when assessing the merits of the 
proposed exchange.  The Application will be considered on the basis that the Release Land is part of the 
common and properly available for public use3.  Therefore, the Council’s case for example at paragraphs 
2.19 is wrong in law and no weight should be attached to the Coach Park use.   

On a proper understanding of the evidence and relevant law the Council’s case is unarguable.  The 
Freemen and the PC therefore invite the Council to withdraw the Application and not waste public 
resources in pursuing it in the face of overwhelming objection from those with common rights. 

If the Application is not withdrawn and the Council persist, then the outstanding objections of the 
Commoners and other with rights (including the neighbourhood and members of the public generally) 
should properly be considered by an Independent Inspector at a public inquiry. 

Yours faithfully  

 

                                                
3 See Common Land Consents Policy November 2015 §5.5 
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From: Dennis Findley   
Sent: 31 October 2019 13:12 
To: Wassenaar, Will <will.wassenaar@planninginspectorate.gov.uk> 
Subject: Fwd: Common land at Sands car park. 
 
This is our common land bing used illegally 
It's all so wrong 
DG Findl y 
 
Sent from my iPad 
 
Begin forwarded message: 

From: Janet George  
Date: 31 October 2019 at 11:50:54 GMT 
To:  
Subject: Fwd: Common land at Sands car park. 

By the way - health and safety? The council have admitted it was to be a site compound all along. 
Now has this. 
 
Janet 
 
Get Outlook for iOS 

 
From: J COWAN  
Sent: Tuesday, October 29, 2019 11:04:11 AM 
To  
Cc:  

 
Subject: Common land at Sands car park.  
  
Good morning Janet, 
 
We now know why the concrete blocks, in 32 sets, were laid out on the common land adjacent to 
the Sands car park in the centre of Durham City; to facilitate a two story ‘office block’ for the Kier 
Group during the construction of the new County Council HQ on the flood plain adjacent to the River 
Wear.  The new temporary office block, on the common land, is raised off the ground, presumably to 
guard against the possibility of flooding! 
 
The references to a ‘green’ agenda, on the end of the new building and on the hoarding surrounding 
the building site is ironic, following the felling of a very large number of trees is full of irony, we may 
all agree! 
 
I’ll forward the ‘birds eye’ view following my next flight over the ‘City. 
 
Very best regards, 
 
Tony 
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From: Dennis Findley   
Sent: 31 October 2019 11:35 
To: Wassenaar, Will <will.wassenaar@planninginspectorate.gov.uk> 
Subject: Response from Durham County Council re Common Land 
 
The response states that the replacement common is less conveniently acceptable for some. 
It is completely unacceptable for the Sands Neighbourhood. 
To reach the replacement land would take almost an hour to reach and will be an uphill walk which 
is completely unacceptable to me. 
I repeat I have used the right of the Common Land at The Sands for 40 years. 
The fencing off of the Common Land, subsequent works and erection of containers has been illegal. 
The Common Land is not required for the building of the new Headquarters solely for parking use by 
Councillors and Chief Officers. 
It is not necessary to use the land for parking as opposite there is open area car parking spaces and 
either side of this there will be two multi storey car parks Convenient for any users of the 
Headquarters. 
The Council refused car parking spaces in the two new developments adjacent I.e. The new National 
Savings Building and the new Passport Office it should accept the same conditions for the new 
Headquarters. 
Regards DG and A Findley 
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From: Janet George   
Sent: 02 November 2019 20:28 
To: Wassenaar, Will <will.wassenaar@planninginspectorate.gov.uk> 
Subject: Re: Deregistration of common land - The Sands 
 

Dear Mr Wassenaar 
 
Thank you for your e mail below, please find the response from St Nicholas Community 
Forum below. 
 
Thank you for sending the response to objections from Durham County Council re the 
common land at The Sands. 
 
St Nicholas Community Forum would like to make the following points. 
 
2.3 While Durham County Council say there is no document in their possession regarding 
the returning to grass of the land in question, to return it to grass would have been common 
standard practice and it is disingenuous to argue they were not expected to do this because 
they were not explicitly instructed to do so. 
 
I would like to state that Durham County Council do not hold all relevant documents and 
have admitted this, see my second e mail re SNCF response to the response by Durham 
County Council to objections to de-registration of the Common Land, The Sands, Durham. 
 
2.5 The applicant may state they may not be required to demonstrate a need for their 
proposed car park but they do have a moral obligation to do so.  
There is an existing car park within 100 yards of the HQ site. 
They plan to build a further multi-storey car park within 100 yards of the proposed HQ site 
with dedicated Council staff parking. 
Durham County Council claim to be active regarding climate emergency and have a moral 
and ethical duty to lead by example by increasing greening of the City and reducing carbon 
emission and traffic congestion. 
Durham County Council stated during their planning application for the HQ at The Sands 
that staff would not use their cars therefore there is no need for a further car park on the 
Common Land. 
 
2.10 Durham County Council claim their proposed release land is 'extremely accessible'. 
That is absolutely untrue. We have already submitted previous evidence regarding time of 
walking and gradients of the walk - at least 30 minutes on foot when walked by a fit person 
and in parts steeply uphill and requiring negotiation of cobbles and steps. Impossible for 
those with limited mobility, child buggies and the like.  
Durham County Council are currently constructing road access at the furthest part away 
from the City (Aykley Heads) so that it may claim accessibility - this would be only if a person 
were to drive by car to this place. A car journey to this place would be 10 minutes and 
require driving across and through the City. 
 
2.23 Durham County Council claim wildlife would not be displaced from the site in question, 
this is completely untrue. Pictures we have previously submitted show the rich density of 
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trees surrounding the land. This was an established nesting and roosting place for birds, a 
recognised bat corridor and a rich area supporting native ecology, hedgehogs, insects, 
plants etc. Otters had been recently sighted in that area. Please see third e mail. 
 
2.26 Durham County Council claim Commoners were not interested in exercising their 
rights. Local people and visitors did exercise their right to roam on that land every day and it 
was well used. To make this claim and the others in the Council response demonstrates a 
clear lack of understanding of local life and indeed we query just how well acquainted the 
authors of the response really are. We would back this statement by noting that we are now 
seeing come true all concerns raised by objectors to the project, demonstrating those 
driving the plan have little depth of knowledge of the area. 
 
SNCF would like to comment that Durham County Council and Kier claimed their reason for 
fencing off the Common Land was for 'Health and Safety reasons'. They have since admitted 
at meetings that the real intention for doing this was to use the land as a site compound. 
Please see attached photograph of site office now erected. Both parties have changed the 
use of this land unlawfully and without permission and have done so in the full knowledge 
that it is unlawful, something they choose to ignore.  
 
They have also knowingly misled the public regarding their intention for the land as a site 
compound. 
 
Yours sincerely 
Janet George 
Secretary St Nicholas Community Forum. 
 

984



From:  
Sent: 29 October 2019 20:32 
To: Wassenaar, Will <will.wassenaar@planninginspectorate.gov.uk> 
Subject: RE: Deregistration of common land - The Sands 
 
Dear Sir/Madam 
 
Yes I still object and would like it maintained 
 
1 yes the land was used as a coach park during the day inviting people to our great city but late 
afternoon or early night the land could be used to play with the dogs kick a ball around with the kids 
especially when the field next door was wet and was great to access the riverbank. 
 
Now its blocked off and loads of shipping containers on it and is no longer accessible as common 
land and once again the council do whatever they want  
 
Is this legal ? 
 
Christopher harbron -hall 
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From: Miriam Johansen  
Sent: 05 November 2019 11:21 
To: Wassenaar, Will <will.wassenaar@planninginspectorate.gov.uk> 
Subject: RE: Deregistration of common land - The Sands 
 
Hi Will, 
 
I have read the applicants responses and am concerned that in some cases the responses are just 
not true. 
 
The applicant deliberately ignores the fact that the land currently serves more than one purpose; 
coach park, public access route to river banks, wooded wildlife haven. My wish is that this land 
continues to be accessible by all and we maintain our precious open spaces particularly in urban 
areas – turning this over to DCC to be used as a carpark for the new HQ will not achieve this.  
 
I continue to be horrified to see trees removed from the land in question and the area covered in 
double stacked contractors cabins – how can this be acceptable?!? The fact that DCC has achieved 
(by dubious method) planning permission for the adjacent land does not men that this land should 
just be handed over. 
 
I do not withdraw any of the previously outlined objections. 
 
Kind regards, 
 
Miriam Johansen 
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 Contact:        Jill Errington, LAF Secretary 
Tel:        

E-mail:       
 
 

 
Common Land Casework 
The Planning Inspectorate                          

  
 
  
15 November 2019 

 
Dear Sirs 
 
PROPOSED APPLICATION TO RELEASE COMMON LAND (CL29) AT THE 
SANDS, DURHAM CITY AND PROVIDE REPLACEMENT LAND EAST OF 
RIVERGREEN CENTRE 
 
I refer to your email dated 29th October enclosing a copy of the applicant’s 
response to representations received in connection with the above application. 
 
Dealing first with the issue identified as 2.18 in the applicants response, on 
which the LAF commented, it is unfortunate that the County Council felt the 
need to fence off the area of release land prior to this application to PINS being 
determined, particularly in the light of the number of objections to the actual 
development, which required the Section 16 application. The premature fencing 
of the release land before permission was obtained was likely to be 
controversial and there has been no full explanation as to why the fencing was 
required at this point in practical terms. In its response, the applicant seeks to 
justify its actions on the basis that a Section 16 LPA application is underway. 
However, regardless of the merits or demerits of the status of the land as a 
coach park, until the Section 16 application is finally determined and a Direction 
given, the land continues to be registered as common land and as an Urban 
Common subject to public access, whether or not this was possible when the 
coach park was operational.  
 
Elsewhere in 2.18 the applicant comments upon other objectors highlighting 
Section 38 (1) and (2) of the Commons Act 2006 in relation to the lawfulness or 
otherwise of the fencing and access being impeded to the area in question. This 
Section of the Act (including sub-section 3) makes it clear that the consent of the 
National Authority is required for any restricted works (including fencing works) 
which impede access. It is not clear from the applicant whether this was 
obtained. 
 
Although the LAF comments in relation to the exchange land, discussed at 2.19 
in the applicant’s response were a concern, but were finally balanced (and have 
not been listed as an objection for comment), it is clear from the number of 
objections received that this is an issue of major concern to many objectors. 
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Given that it is a major landowner; it might be helpful if the County Council, in its 
response, could explain the criteria which led to the selection of the exchange 
land and whether any other areas which are nearer to the release land were 
available. 
 
County Durham LAF asks that our further comments be taken into 
consideration. 
 
Yours sincerely 
 
Pat Holding 
 
Chair of County Durham Local Access Forum 
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APPLICATION FOR DEREGISTRATION AND EXCHANGE 

UNDER S16 OF THE COMMONS ACT 2006  

 

The Sands, Durham City, County Durham, (CL29) 
 
Response to the Applicants Statement 
 
Durham City Council statement indicates that Natural England’s comments are highly 
specific and can be addressed effortlessly. However I am not sure this is the case, 
when I read the Annexes belonging to the application I had a number of concerns. It 
maybe that I did not make this clear. Therefore I would like to clarify:  
 
Firstly, we are very pleased to see that the applicant has noted our comments 
regarding accessibility, and will, if the proposal be granted consent, implement our 
suggestions. I would suggest that an updated map showing the suggested access 
points should be submitted to the Planning Inspectorate for consideration.  
 

• In our response Natural England tried to make the point that there seemed to 
have been no consultation as specified in “The Common Lands Consents 
Policy: 2015”.  
 
This document at Paragraph 1.6 states that “The Secretary of State considers 
the model set out in “A Common Purpose: a guide to Community 
Engagement” to be good practice in consulting directly affected stakeholders 
and the public”. In this instance, such a consultation is of particular 
importance.  
 
The annexes provided with the application form show a number of 
alternatives pieces of land. There is no information to indicate whether the 
decision about which piece of land to put forward as replacement gave due to 
consideration to the public benefit of access. Thus I can only give a personal 
opinion as to the worth of the exchange. It may be that the Durham public 
may consider that access to this particular site is worth the inconvenience of a 
hay meadow which is home to ground nesting birds, however they might not. 
My experience suggests that this might be a poor choice, say compared with 
a woodland. In the case of the Sands it is likely that the exchange land would 
have been amenity grassland land prior to becoming a coach park, this would 
have offered the possibility of informal recreation that might not be supported 
by a hay meadow. 
 

• I also made the point in my response that the position of the proposed 
replacement land does not appear to be located close to where people live. I 
suggested an estimate of the distance from residential property to reach the 
land. Disappointingly this has not been addressed in the applicant’s 
statement. It is important to know who will be able to access the common. 

 
I would also like to make some points that were not apparent in the application and 
therefore I did not address:  
 

• At section 14 the application states that the proposed replacement land is not 
informally accessible. However I note that one of the objector’s states that it 
area is already accessible green space. It would be useful to know which is 
correct.  
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• I note that there is no confirmation that the proposed replacement land will 
become s193 land.  

• The s38 application form does not mention the fact that there are plans to 
convert the coach park from its present use into an office block. This is 
important because if the land can be converted into offices it could in fact be 
converted back into a green space for the use of the people of the City. This 
obviously has implications when viewing the application in terms of its value 
to the community and its value for the landscape.  
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From: Hugh Craddock  
Sent: 20 November 2019 13:52 
To: commonlandcasework <CommonLandCasework@planninginspectorate.gov.uk> 
Subject: RE: Application for de-registration of part of The Sands common land, Durham 
 

Hi Rob, Will 

Thank you for sight of the council's reply to objectors' comments.  I am sorry to miss 
your deadline by a few hours. 

First, we now accept that the coach park was not part of the s.194 consent to which I 
referred in my email to you of 28 October.  This only makes the position with the 
coach park still more egregious (but we are content you set aside our email of that 
date). 

In its reply, the council identifies the release land as the land subject to the 1982 
lease (see appendix II to the council's reply).  What is striking about these lease and 
subsequent arrangements, entered into by the council, the Freemen, and the 
Secretary of State, is that no acknowledgement is made then or now that, 
notwithstanding those arrangements, the use of the land was and remained unlawful 
without the express consent of the Secretary of State under s.194 of the Law of 
Property Act 1925.  Further, the council has confirmed (para.2.24) that, 'no consent 
under Section 194 of the Law of Property Act 1925 has ever been sought or obtained 
for the use of the Release Land as a coach park.'  To which we would add that no 
such consent was sought in respect of any other use of the land connected with the 
1982 lease.  Please note that the Secretary of State was bound by s.194 of the 1925 
Act: see s.208 of that Act. 

The Secretary of State’s consent policy guidance states (para.5.5) that: ‘Where…the 
release land is occupied by buildings or other works, she will assume that such 
inclosures or works are unlawful (unless the contrary is shown, e.g. by reason of a 
consent previously granted) and that they will not endure.  Accordingly, in those 
circumstances, she will consider the proposed exchange as if the release land were 
an integral part of the common, and properly available for public use.’ 

Thus, in relation to the release land, the Secretary of State must proceed on the 
basis that the coach park is an unlawful use of the land (as it is), and as if the land 
occupied by it were ‘an integral part of the common, and properly available for public 
use.’  That is the Secretary of State's policy: she must approach the matter, not as 
the substitution of a green field for a tarred car park, but as the substitution of a 
green field for a potentially valuable part of the Sands common, which ought to be 
restored to grass and public use, and as if it were so restored.  It is immaterial 
whether the Freeman did or may require the coach park to be returned to grass 
(para.2.3): the use is unlawful, the use should cease, and it is the Secretary of 
State's policy to proceed on the basis that it will cease. 

The council states (para.2.19) that: '…it must be remembered that the Release Land 
has been in use as a Coach Park for many years so it is difficult to understand how 
such [parking] use would have been compatible with recreational use by local 
residents.'  But as the Secretary of State's policy makes clear, that argument is not 
available to the council. 

Secondly, the council states that: 'The Applicant is not required as part of this 
application to demonstrate a need for the proposed car park on the Release Land in 
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connection with the HQ.'  It continues that: 'There is no need criterion in the 
Commons Act… . …It is a matter for the Applicant how it chooses to deliver the HQ 
project and it has already been decided that a car park and water storage tank is to 
be located on the Release Land.'  That is plainly incorrect.  The Secretary of State, 
'[i]n determining the application…shall have regard to—… 

[inter alia] 

(b) the interests of the neighbourhood; 

(c) the public interest; 

(d) any other matter considered to be relevant.' 

Those criteria afford ample opportunity for the Secretary of State to have regard to 
the desirability of granting the application by taking into account the purpose of the 
application — i.e. the future use of the release land.  Compare with an application to 
the Secretary of State for a certificate under s.19 of the Acquisition of Land Act 1981, 
in relation to a compulsory purchase of common land causing other land to be given 
in substitution, where the Secretary of State must be satisfied only that the 
substituted land is 'equally advantageous' (of course, the merits of confirming the 
compulsory purchase order usually will also be considered by the Secretary of State, 
but in a nominally discrete process).  This application is not made under s.19, and 
the Secretary of State may, and should, have regard to the merits of removing part of 
the Sands, a historically important site within the City and important for recreation, to 
facilitate development, whatever the attributes of the release and replacement land. 

By way of comparison, assume that a major supermarket proposed to build a new 
store on this part of the Sands (having acquired the freehold from the council, and 
obtained planning permission), and offered as replacement land a site, not too far 
distant, which were currently brown field but to be restored to public-use parkland.  Is 
it contended that the Secretary of State should be blind to the merits of developing 
part of the common as a supermarket, and confine her analysis solely to the 
adequacy of the exchange?  Indeed, we think it is impossible for her to do so, 
because questions such as the historical origins of the common land and the extent 
to which it is valued by the community are intrinsically bound up with the merits of 
whether the development should proceed on that site.  And as to that question of 
merits, it is plain that the Secretary of State is to have the deciding say, because the 
development cannot proceed without a s.17 order. 

Thirdly, as to the adequacy of the replacement land, the council states (para.2.13): 'It 
is accepted that the Replacement Land is less conveniently accessible to some 
residents in Durham City…'.  Yet the value of the Sands is as a recreational green 
lung for the inhabitants particularly of the city, particularly of those living on the east 
bank of the Wear, particularly of those living within the densely-developed peninsular 
part of the City enclosed by the River Wear.  This green lung would be diminished by 
the application being granted.  That the replacement land is accessible by the public 
generally (para.2.13) is irrelevant — of course it is, it is part of a large estate of 
council-owned undeveloped land which is already accessible to the 
public.  Designating a small part of it as common land will have no material 
impact.  Nor will it add to the recreational facilities for the public — it is already 
accessible, virtually no-one lives within a ten-minute walk of the site, and for those 
living near the Sands, it is more like a half-hour walk away. 
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Fourthly, the council states (para.2.20) that the replacement land 'has no statutory or 
other protection. It is currently held for conservation purposes under the Countryside 
Act 1968. The public do not have any access rights by reason of the statutory basis 
upon which the Replacement Land is held.'  The council does not explain 
further.  However, the powers conferred on the council by the 1968 Act as respects 
land acquired or held by the council are in ss.6–8: a power to provide country parks 
'for the purpose of providing, or improving, opportunities for the enjoyment of the 
countryside by the public' (s.6(1)).  It is an odd country park to which the public has 
no access.  Perhaps the council means that the public currently have no 'access 
rights', but that there public are nevertheless admitted to the land.  If so, leaving 
aside the effect of ss.6–8 of the 1968 Act, and whether a council holding land as a 
country park must nevertheless admit the public by right, the Secretary of State's 
policy guidance states (para.4.5) that: 'the Secretary of State would not normally 
grant consent where the replacement land is already subject to some form of public 
access, whether that access was available by right or informally, as this would 
diminish the total stock of access land available to the public.' 

Finally, the council arrogantly has proceeded with works on the release land site.  It 
says (para.2.18) that these are authorised under s.38(6)(a) of the 2006 Act, but has 
failed to explain how such works are 'are carried out under a power conferred in 
relation to that particular land by or under any enactment' — in other words, which 
enactment authorises those works in relation to that particular land? 

We therefore call on the Secretary of State to reject the application.  In the 
circumstances, given the scale of opposition to the application, please would you 
confirm that the application will be considered by an inspector at a public inquiry, and 
that a site visit will be conducted? 

regards 

Hugh 

 
 
Hugh Craddock 
Case Officer 
Open Spaces Society 
25a Bell Street 
Henley-on-Thames 
RG9 2BA 
Email:  
www.oss.org.uk 
Tel:  
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From: Janet George   
Sent: 02 November 2019 20:53 
To: Davis, Rob <rob.davis@planninginspectorate.gov.uk>; Wassenaar, Will 
<will.wassenaar@planninginspectorate.gov.uk> 
Subject: 2. Sands Common Durham, a valuable habitat  
 

Please find attached pictures demonstrating that the common land fenced off unlawfully by Kier is indeed 
valuable wildlife habitat in a City. It was walked daily by local people (path visible), an old established 
roosting and nesting site, a recognised bat corridor and a place of mature trees supporting diverse wildlife. 
Otters have been sighted very recently. 
 
Kind regards 
Janet George 
SNCF 
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From: Janet George >  
Sent: 02 November 2019 20:42 
To: Wassenaar, Will <will.wassenaar@planninginspectorate.gov.uk>; Davis, Rob 
<rob.davis@planninginspectorate.gov.uk> 
Subject: 3. SNCF evidence in response to Durham County Council response to our objection to the de-registration of 
the Sands Common 
 

Please find attached the unlawful change of use of the registered common, The Sands, Durham.  
 
Durham County Council and Kier stated to the public their fencing off of this land was for reasons of health 
and safety. They have now admitted their intention from the beginning of the project was to use the land 
as a site compound and have erected two storey offices on the common land. 
 
Kind regards 
Janet George 
SNCF 
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From: Janet George   
Sent: 02 November 2019 20:33 
To: Wassenaar, Will <will.wassenaar@planninginspectorate.gov.uk>; Davis, Rob 
<rob.davis@planninginspectorate.gov.uk> 
Subject: 1. SNCF evidence supporting our response to the response offered by Durham County Council to objections 
to the de-registration of Common Land, The Sands, Durham. 

 
 
 
RE Durham County Council's Objection response to our objection to de-registration of the Sands Common Land. 
 
Durham County Council -  missing documentation 
 
Please note comment last paragraph below from the Director of Transformation and Partnerships that they are 
'unable to track down' documentation re the Sands Common Land. 
 
This document was work commissioned by the then Council and if Durham county Council are not aware of it I would 
argue what other documents may they also not be able to 'track down'.   
 
Kind regards 
Janet George 
SNCF 

 
From: Lorraine O'Donnell  
Sent: 30 April 2019 12:20 
To: Janet George  
Subject: RE: Nearly zero energy requirements for public buildings and Common Land.  
  
  
Dear Ms George 
  
Apologies for the delay in replying to your email of 12 March. 
  
I can confirm that Durham County Council must meet the new standards for public buildings to be nearly zero energy 
in accordance with revised building regulations. 
  
The proposed new HQ has been designed to do so, taking a ‘fabric first’ approach –a good practice approach to 
minimising energy consumption through appropriate design of the building fabric . The design specifications are 
expected to meet the new regulations and indeed  building regulation approval will not be issued until compliance 
with Regulation 25b Building Regulations 2010 (as amended) is achieved. There is a wide range of design measures 
and techniques that have been incorporated into the building so that it meets the new requirements. 
  
The ‘fabric first’ approach and flood defences are already included in the project costs. 
  
The Council has commenced a non-statutory or informal consultation prior to submission of an application to 
deregister the rights of common in return for exchange land being offered. St Nicholas Community Forum should 
have received a letter explaining the process, including details of the land proposed to be released (the coach park); 
the proposed exchange land, timescales and contact details on how to respond. For completeness I reproduce the 
latter here: 
  
                Peter Howson, Tel: 03000 267482 
                Email: commonland@durham.gov.uk 
  
My legal colleagues have been unable to track down a copy of the advice from Nicola Allan to which you refer, which 
predates the establishment of the unitary authority. I should be grateful if you could forward a copy to assist 
consideration of your submissions.  
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Yours sincerely 
  
  
Lorraine O’Donnell 
Director of Transformation and Partnerships 
Durham County Council 
County Hall 
Durham 
DH1 5UF 
  
Tel:   
E-mail  
Web: www.durham.gov.uk 
Follow us on Twitter @durhamcouncil 
Like us on Facebook.com/durhamcouncil 
  

 
  
www.durhampoweredbypeople.co.uk 
  
  
From: Janet George 
Sent: 12 March 2019 16:47 
To: Henry Jones >; Nicholas RIPPIN ; Lorraine 
O'Donnell ; Cllr Lucy Hovvels ; Cllr Eddy Adam 

; Helen Lynch  
Cc: ; Elizabeth Scott ; 
David Hook  
Subject: Re: Nearly zero energy requirements for public buildings and Common Land. 

  
Thank you Henry 
  
My question is now for Councillors and Dr O'Donnell, could you please explain to me 
  
Are Durham County Council required to follow the regulations laid down by the Ministry for Housing, Communities 

and Local Government, circular letter attached stating ‘Where a building is erected, it must be a nearly 
zero-energy building’ For new buildings occupied by public authorities, the coming-into-force 
date for Regulation 25B is 1 January 2019. 
The building proposed in the application DM/18/02369/FPA is clearly not and this was 
commented upon during the committee meeting. 
  

If Durham County Council must meet this standard this requires further discussion and I 
imagine final cost. 
What will the cost of nearly zero carbon specifications and build - and the extra monies 
required to build the required flood defences be - and will proper and open consultation occur 
regarding cost. 
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If Durham County Council believes it may ignore Government directive what rationale do you 
have for this. 
  

Does Durham County Council believe it has any moral duty to proactively construct a public 
building that will meet environmental standards. 
  

What response does Durham County Council give regarding the issue of Common land. 
  

I await your responses. 
  

Yours sincerely 

  

Janet George 

  
  
  
  

 
From: Henry Jones  
Sent: 12 March 2019 14:57 
To: Janet George; Nicholas RIPPIN; Lorraine O'Donnell; Cllr Lucy Hovvels; Cllr Eddy Adam; Helen Lynch 
Cc:  Elizabeth Scott 
Subject: RE: Nearly zero energy requirements for public buildings and Common Land.  

  
Dear Janet 
  
The two issues which you raise below re nearly zero energy requirements for public buildings and the advice re the 
Common Land from the Open Spaces Society were reported within the Committee Report.  At paragraph 131 the 
summaries of public comments are presented and this includes a reference under “Other” to both Common Land 
representations including your submission re Law and Property Act of 1925 matters and the revised building 
regulations requirements.  These issues were therefore reported to Members within the report.   
  
Paragraph 398 of the Committee Report discusses energy reduction measures and the following paragraph 399 
discusses matters relating to Common Land. 
  
Both Building Regulations and matters surrounding Common Land, both in terms of deregistration processes and/or 
rights of access, are matters separate from planning to which separate legislation relates.  Any grant of planning 
permission does not subvert other legislative processes which may also apply to the development overall. 
  
Thank you 
  
Henry Jones │Principal Planning Officer │Durham County Council│Planning Development (Strategic) | County Hall 
│Durham | DH1 5UQ | 03000 263 960 
  
From: Janet George   
Sent: 12 March 2019 12:22 

To: Henry Jones  Nicholas RIPPIN ; Lorraine 

O'Donnell ; Cllr Lucy Hovvels ; Cllr Eddy 

Adam ; Helen Lynch  

Cc:  Elizabeth Scott  
Subject: Re: Nearly zero energy requirements for public buildings and Common Land. 
  
Further to my letter of the 8th March 2019 I would be grateful for a response from Durham County Council 
to my questions below. 
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Yours sincerely 
  
Janet George 
  

 
From: Janet George  
Sent: 08 March 2019 10:25 
To: Henry Jones; Nicholas RIPPIN 

Cc:  Elizabeth Scott 
Subject: Nearly zero energy requirements for public buildings and Common Land.  
  
Dear Mr Jones 
  
Re planning application DM/18/02369/FPA 
  
I intend to write to the relevant ministers regarding the issues of 1) regulation 25B Nearly Zero Energy 
Requirements for Public Buildings published by the Ministry of Housing, Communities and Local 
Government and 2) the Common Land of the coach car park and given advice from the Open Spaces 
Society. 
  
I would be grateful if you could explain  
  
Why these issues were not flagged up in your report despite you being aware of them,  
Why they were ignored at the planning committee meeting, 
If the planning committee and any other Council Officers were advised of them 
What conversations occurred regarding them 
What justification allows Durham County Council to ignore them. 
  
Kind regards 
Janet George 
  

 
 
Customer Notice 
 
We have recently updated our terms and conditions for all our services, including making some important updates to our privacy notices. To find 
out more about how we collect, use, share and retain your personal data, visit: www.durham.gov.uk/dataprivacy  
 
 
Help protect our environment by only printing this email if absolutely necessary. The information it contains and any files t ransmitted with it are confidential 
and are only intended for the person or organisation to whom it is addressed. It may be unlawful for you to use, share or copy the information, if you are not 
authorised to do so. If you receive this email by mistake, please inform the person who sent it at the above address and then delete the email from your 
system. Durham County Council takes reasonable precautions to ensure that its emails are virus free. However, we do not accept responsibility for any losses 
incurred as a result of viruses we might transmit and recommend that you should use your own virus checking procedures. 
 

 
 
Customer Notice 
 
We have recently updated our terms and conditions for all our services, including making some important updates to our privacy notices. To find 
out more about how we collect, use, share and retain your personal data, visit: www.durham.gov.uk/dataprivacy  
 
 
Help protect our environment by only printing this email if absolutely necessary. The information it contains and any files t ransmitted with it are confidential 
and are only intended for the person or organisation to whom it is addressed. It may be unlawful for you to use, share or copy the information, if you are not 
authorised to do so. If you receive this email by mistake, please inform the person who sent it at the above address and then delete the email from your 
system. Durham County Council takes reasonable precautions to ensure that its emails are virus free. However, we do not accept responsibility for any losses 
incurred as a result of viruses we might transmit and recommend that you should use your own virus checking procedures. 
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1 Introduction 

 

1.1. The Council’s response to the 45 no. objections on application reference number 

COM/232618 was submitted to the Planning Inspectorate on 28 October 2019. 

 

1.2. 10 of the original objectors submitted further comments upon the Council’s response (totaling 

11 comments as one objector sent in two separate comments).  These further comments 

were copied to the Applicant on 29 November 2019, with a 21 day timescale afforded for the 

Applicant to comment upon these. 

 

1.3. The Applicant has assigned a number to each of the further comments from objectors as set 

out on the list of objectors who have made further comments, attached at Appendix i.  

 

1.4. This document constitutes the Applicant’s response to the objectors’ further comments. 

 

 

2.  Applicant’s response to objectors’ further comments 

 

2.1 As a general observation, a number of the objectors have misused the opportunity to make 

comments on the Applicant’s response to the original objections by submitting new points of 

objection. 

 

Objector 2 – Freemen & Durham City Parish Council 

 

2.2 It is disingenuous to suggest that the Parish Council’s objective is to safeguard common rights 

over the Release Land.  It is a matter of public record that the Parish Council attempted 

(unsuccessfully) to judicially review the grant of planning permission for the new Council HQ 

and is vehemently opposed to that project.  The current application is viewed as part and parcel 

of that HQ project. 

 

2.3 The Applicant is dismayed by the comment that it cannot be trusted to act in the interests of 

the public with regard to the Release Land.  Not only is this entirely untrue, the Council is not 

the decision taker on this application.   
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2.4 The issue of the works already undertaken on the Release Land is fully explored at paragraph 

2.18 of the Council’s Response to Objections and it is not proposed to say anything further 

about that except to emphasise that this issue is not relevant to the merits of the application 

under consideration. 

 

2.5 For the avoidance of doubt, the Council’s comment at paragraph 2.11 of its Response to 

Objections means that it has no aspiration or intention to deregister any further areas of the 

Sands Common or put them to a use incompatible with the common land status. 

 

2.6 The extent of the grazing rights said to arise by reason of the 1850 Indenture is of no 

consequence.  Regardless of discussions at the time of the 1968 application, what matters is 

what has been registered.  It is not open to the Freemen to seek to expand upon the scope of 

their registered grazing rights. However, this issue is of little consequence to the determination 

of the application under consideration. 

 

2.7 Any evidence which the Freemen have and wished to produce as to the agreement which is 

said to have existed for the Release Land to be returned to grass at the conclusion of the ROC 

use should have been produced by now if the Freemen wished to rely upon it as a 

consideration material to the assessment of the merits of the current application.  Having failed 

to do so, the Inspector should proceed on the basis that there is no such evidence. 

 

2.8 In relation to the request for a Public Inquiry, the Applicant does not consider that this is 

necessary in order for the application to be determined.  It is of course a matter for the 

Secretary of State to come to a view on, but the Applicant’s view is that there is no factual or 

other dispute which would require evidence to be given under oath or tested by cross 

examination.  Nor are there any significant legal points at play. 

 

2.9 The comment about herbage rights reviving in the future as the buildings on the Release Land 

are temporary is not understood in the context of the Freemen’s wishes as to the exercise of 

grazing rights, set out in the 18 March 1968 letter.  The Applicant does not suggest that any 

interference with the Freemen’s grazing rights occasioned by unauthorised buildings on the 

Release Land would somehow extinguish those rights.  The significance of the 1968 letter is 

that it demonstrates that the Freemen were no longer interested in actually exercising those 

grazing rights on the Release Land by that time and that their focus had instead moved to 
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compensation.  There is no evidence since 1968 to demonstrate that the Freemen have any 

interest in exercising grazing rights now or in the future. 

 

2.10 Whilst it is true that there can be no legally binding requirement on the Council to turn over the 

proposed car park on the Release Land to public use on evenings and weekends, that does 

not detract from the Council’s intentions in this regard.  Planning Permission would not be 

required for such incidental or ancillary use so it is hardly surprising that no mention is made 

of this in the supporting statement submitted as part of the planning application for the HQ. 

 

2.11 The Council’s concession on the issue of accessibility of the Release Land at paragraph 2.13 

of its Response to Objections is in relation to Durham City, not Durham generally, as this 

objector now appears to suggest. 

 

2.12 The Objector now appears to accept that there is vehicular access to the Replacement Land 

but asserts that there is no car parking and that the access road to the Replacement Land is 

restricted by double yellow lines. The lack of car parking provision in and around the 

Replacement Land is not substantially different to the Release Land.  In any event, the 

Applicant is not expecting users of the Replacement Land to arrive by motor vehicle. Whilst 

the road in question does have double yellow lines and loading restrictions, that should not 

prevent any Freeman who wishes to transport animals to the site from doing so as 

loading/unloading would not take place on the road but on the area of the gated access track.  

However, if this issue is of genuine concern to the Freemen, then this could be addressed by 

the introduction of a dedicated loading bay. 

 

2.13 The Applicant has not suggested that international visitors to the City are likely to seek out and 

access the Replacement Land.  The point being made at paragraph 2.11 of the Applicant’s 

Response to Objections is that the Release Land is only one small part of the Sands Common 

so there would be ample remaining common land at the Sands should such international 

visitors wish to continue to use it. 

 

2.14 The Replacement Land is not populated by breeding Great Crested Newts.  The Ecological 

evidence is that such GCNs are located offsite.  Whilst there is potential for individual GCNs 

to use the Replacement Land, no adverse impacts on GCNs are expected to arise from 

common land uses.  Nor has the Council admitted that the Replacement Land would not be 

available for grazing.  Paragraph 4.5.2 of the Applicant’s Response to Objections makes a 
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factual point, namely that given the Freemen’s disinterest in exercising grazing rights as far 

back as 1968, it is unlikely in practice that they would seek to graze it.  The Applicant remains 

of the view that the proposed use of the Replacement Land is compatible with any ecological 

value it possesses.  This matter is dealt with fully in the Applicant’s Supporting Statement at 

paragraph 4.5 and also in the Response to Objections at paragraph 2.20. 

  

2.15 It is clear from a full reading of paragraph 2.15 of the Applicant’s Response to objections that 

the Council is agreeable to the amendment of the original proposal in terms of the number of 

access points to the Replacement Land, as suggested by Natural England.  Rather than 

contradicting the Supporting Statement, this represents an instance of the Council listening to 

objections and being prepared to revise or modify its proposal in light of that.  

 

2.16  The Council remains of the view that the availability of the large remaining area of the Sands 

Common for public use is a relevant consideration in the assessment of the current application.  

 

2.17 The inclusion of the Replacement Land as open space in the Council’s OSNA does not and 

cannot confer any public usage rights. The purpose of that document is to identify open space 

needs in connection with proposed development as part of the evidence base for the emerging 

replacement development plan for the County (the County Durham Plan).  Furthermore the 

OSNA itself does not purport to understand access to every site it identifies as Natural Green 

Space and recognizes such an exercise as a vast challenge beyond the scope of that 

document.   Accordingly, it is wholly incorrect to assert that the Replacement Land is already 

publicly accessible.  Nor are there any worn paths across it which would indicate public use.  

The paths in close proximity are outside of the Replacement Land which is fenced in.  The 

Applicant is unaware of any response from the Police which would indicate that the 

Replacement Land is in public use. If the Objector has such evidence, then it ought to have 

been disclosed by now.  It has not done so.  The position is as set out at paragraph 2.2 of the 

Applicant’s Supporting Statement and paragraph 2.20 of the Applicant’s Response to 

Objections.   Any dispute as to this issue can be readily resolved by the Inspector’s site visit. 

 

2.18 The objector requests an explanation as to the Council’s appropriation intentions at paragraph 

2.20 of the Applicant’s Response to Objections.  In short, if the current application is successful 

and the Replacement Land therefore becomes common land, it will be necessary for the 

Council to align the statutory purposes for which the Replacement Land is held by the Council 

with this new common land status.  It will therefore cease to be held by the Council for 
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conservation purposes and will instead be held for common land purposes.  A formal 

appropriation is the mechanism by which this is to be achieved. 

 

2.19 Despite the Objector’s previous assertion that the motives for objecting to this application are 

unrelated to opposition to the Council’s new HQ project, the Objector goes on to argue that 

the HQ project will result in a significant loss of amenity and that it is not necessary to use the 

Release Land for the HQ project.  The two matters are therefore clearly linked. 

 

2.20 The Council has recognized that the Coach Park use is unauthorised in common land terms 

and has never sought to argue that it is anything other than common land.  However, the 

practical realities cannot be ignored in assessing the uses to which the public claim to have 

made of the Coach Park. 

 

2.21 Turning to the Objector’s call for a Public Inquiry, it is of note that no proper justification or 

argument has been put forward as to why this is required.  The Applicant remains of the view 

that it is unnecessary to test evidence by cross-examination or for detailed legal points to be 

addressed by oral submissions.  It is therefore appropriate for the application to continue on 

the written representations procedure. 

 

2.22 Whilst the views of those with the benefit of common rights over the Release Land are 

important, it must be remembered that they are not the decision taker on this application.  Nor 

do the merits of the application boil down to the number of objections. The application is a 

legal process, not a referendum.  The Council’s case is not unarguable and the Council will 

not be withdrawing the application. 

 

Objector 8 – Natural England 

 

2.23 The Council is prepared to submit a new plan of the Replacement Land showing the 

additional access points, as requested. 

 

2.24 An extensive pre-application consultation exercise was undertaken.  This is detailed at 

paragraph 1.4 of the Applicant’s Supporting Statement. 

 

2.25 It is unclear as to whether the author is giving her personal opinion as to the relative merits 

of alternative replacement land sites or that of Natural England.  However, in so far as they 
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represent the official views of NE, it must be noted that the choice of site is constrained by 

the commoners’ rights which would attach to it, in this case grazing.  It would not have been 

appropriate to put forward a woodland as the author seems to be suggesting because this 

would not have been capable of supporting grazing of animals. 

 

2.26 Distances from the Release Land to the Replacement land are set out in the Applicant’s 

Supporting Statement at page 4.4. 

 

2.27 The lack of public access to the Release Land has already been addressed at paragraph 

2.17 above. 

 

2.28 If the application is successful and the Replacement Land becomes common land, then it will 

be open to public access. 

 

2.29 The application is proceeding under Section 16 of the Commons Act, not Section 38.  There 

are no plans to build an office block on the Release Land but it is proposed to construct the 

new Council HQ building on land adjoining the Release Land with the Release Land to be 

used as a car park and to house a water storage tank for the fire safety sprinkler system of 

the new building. 

 

Objector 9 - OSS 

 

2.30 The objector correctly points out that no consent was ever sought or granted under S194 for 

the previous uses of the Release Land. 

 

2.31 The issue of how the Release Land is to be viewed in policy terms is different to the issue of 

whether, in practice, intensive recreational use has been taking place.  

 

2.32 The objector appears to conflate the issue of whether it is necessary for the Applicant to 

demonstrate need for the proposed car park with the issue of whether the proposed future 

use of the Release Land is relevant. 

 

2.33 Whilst the assessment of the merits of the application is clearly for Secretary of State, the 

merits of the planning decision for the new Council HQ cannot be revisited. 
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2.34 This objector repeats the assertion that the Replacement Land is already publicly accessible 

to which the Applicant refers to its response at paragraph 2.17. 

 

2.35 The Replacement Land is not a Country Park provided as such in exercise of powers in 

Section 7 of Countryside Act 1968.  Section 7 is a power only.  It does not follow that all land 

held by the Council under the 1968 Act must be a Country Park.  In this particular case, the 

land is held for conservation purposes, not access. 

 

2.36 The legislation which allowed the installation of the new electricity cable over the Release 

Land was the Electricity Act 1989.  However, none of this is relevant to the merits of the 

current application. 

 

Objector 7 – LAF 

 

2.37 The Applicant agrees with the objector that the Release Land remains common land unless 

and until the application to deregister it succeeds. 

 

2.38 Details of the selection process for the Replacement Land are set out at paragraph 4.3 of the 

Applicant’s Supporting Statement. 

 

Objector 1  

 

2.39 Although the objector claims that it is disingenuous for the Applicant to suggest that the nub of 

the objection is to the new HQ project, he goes on to state that he sees the current application 

as indistinguishable from that project. 

 

  Objector 3 

 

2.40 The objector comments on his view of the need for a car park on the Release Land in 

connection with the new HQ.  This is addressed at paragraph 2.5 of the Applicant’s Response 

to objections.   
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Objectors 4 & 10 

  

2.41 The Applicant is extremely concerned by the objector’s suggestion that she has relevant 

documents which are not in the Applicant’s possession.  She ought by now to have forwarded 

them to the Applicant and the Secretary of State.  In fact, the Applicant has requested 

disclosure of this information from the objector several times already but she has failed to 

provide it. 

 

2.42 The proposed car park on the Release Land is for Members.  It is not for Council staff. 

 

2.43 The accessibility of the Replacement Land depends upon the starting point of the journey.  

Clearly, as the Applicant has already acknowledged, if the starting point is the Sands or 

immediate surrounding area, then it is less accessible than the Release Land.  However, for 

those users whose start point is near the Replacement Land then it is more accessible.  It is 

not anticipated that users will seek to access the Replacement Land by car. 

 

2.44 The issue of the ecology and wildlife habitat value of the Release Land has already been 

addressed by the Applicant at paragraph 4.5.3 of the Applicant’s Supporting Statement and 

2.23 of its Response to Objections. 

 

2.45 The objector does not appear to appreciate the difference between Commoners and the public 

as she asserts that the Commoners were interested in exercising their rights as local people 

exercised a right to roam on the Release Land. 

  

Other matters – works already undertaken on the Release Land. 

 

2.46 Objectors 1, 2, 3, 4, 5, 6, 7, 10 & 11 continue to make complaint about the works which the 

Council have undertaken on the Release Land to which the Council refers to its response at 

2.18 of the Response to Objections. 

 

2.47 The current use of the Release Land is in accordance with the planning permission granted 

for the new HQ and is not therefore an unauthorised change of use in planning terms. 
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Objector 5 

 

2.48 As explained at paragraph 2.19 of the Applicant’s Response to Objections, access to the 

riverbank is unaffected by the current application. 

 

Objector 6 

 

2.49 Planning Permission for the new HQ has been granted and it is lawful.  It was obtained in 

accordance with the relevant statutory procedures and not by any dubious method.  The 

judicial review challenge to it failed.  The Release Land is already owned by the Council and 

benefits from planning permission so the objector’s reference to handing it over to the Council 

appears to be based on a misunderstanding of this and the nature of the application under 

consideration. 

 

Objector 11 

 

2.50 The objector is wedded to her theory that the application was only necessary because of an 

administrative error by the Council in the initial site assembly work for the new HQ.  As has 

been pointed out to the objector, this is simply wrong.  The Release Land was identified early 

on in the site investigations as Common Land.  However, none of this is directly relevant to the 

merits of the application. 

 

2.51 The offence provisions to which the Objector refers to do not exist and it has already been 

explained to her that, in any event, the Council cannot prosecute itself.  Again, none of this is 

directly relevant to an assessment of the merits of the application. 

  

3 Conclusion 

 

3.1. The Applicant has carefully considered the further comments from objectors and remains of 

the view that the case for deregistration of the Release Land and registration of the 

Replacement Land is made out.    
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Appendices 

 

i. List of objectors who have made further comments 

 

No. Previous 
no. 

Date Name Company 

1 1 5 November 2019 CMJ Allen  

2 9 8 November 2019 Nicola Allen The Freemen and Durham 
City Parish Council 

3 13 31 October 2019 Dennis Findley  

4 17 2 November 2019 Janet George Secretary of local residents 
association and resident  

5 21 29 October 2019 Christopher 
Harbron-Hall 

 

6 28 5 November 2019 Miriam Johansen  

7 31 15 November 
2019 

Pat Holding County Durham LAF 

8 34 undated Nicola Harper Natural England 

9 35 20 November 
2019 

Hugh Craddock OSS 

10 17 2 November 2019 Janet George 
(second rep) 

Secretary of local residents 
association and resident 

11 10 18 November 
2019 

Jean Crowden  
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From: Hugh Craddock <   
Sent: 02 January 2020 15:59 
To: Davis, Rob <rob.davis@planninginspectorate.gov.uk> 
Subject: RE: Application for de-registration of part of The Sands common land, Durham 
 

Hi Rob 

Thank you for your email of 23 December, and best wishes for the New Year. 

There are two issues arising from the applicant's further comments which require follow-up. 

The first is that, in para.2.23, it is stated that: 'The Council is prepared to submit a new plan of the 
Replacement Land showing the additional access points, as requested.'  May we see this please? 

The second is that, in para.2.35, it is stated that: 'The Replacement Land is not a Country Park 
provided as such in exercise of powers in Section 7 of Countryside Act 1968. Section 7 is a power 
only. It does not follow that all land held by the Council under the 1968 Act must be a Country 
Park. In this particular case, the land is held for conservation purposes, not access.' 

Here, the council has expressly stated that the land is not held under the 1968 Act as a country 
park, but is held 'for conservation purposes'.  However, the council has not stated what powers are 
relied upon to acquire and hold the land.  It implies that the land is held under the 1968 Act ('It 
does not follow that all land held by the Council under the 1968 Act must be a Country Park', 
emphasis supplied), and in its first response, para.2.20, it stated that the replacement land 'has no 
statutory or other protection. It is currently held for conservation purposes under the Countryside 
Act 1968.'  But it does not state what other provision in the 1968 Act applies to enable the land to 
be held.  We therefore ask the council to disclose the particular power relied upon. 

Lest our enquiry be thought unnecessarily or unhelpfully to draw out exchanges of 
representations, it is crucial to the determination of this application.  As we have already said, the 
Secretary of State's policy guidance states (para.4.5) that: 'the Secretary of State would not 
normally grant consent where the replacement land is already subject to some form of public 
access, whether that access was available by right or informally, as this would diminish the total 
stock of access land available to the public.'  Thus the Secretary of State, in determining the 
application, is entitled to have before her, reliable information as to existing public access to the 
replacement land.  Our contention is that the replacement land not only is accessible, but that the 
council is compelled to enable such access because the land is held under ss.6–8 of the 1968 Act 
for public access as a country park.  Unless the council can show that the land is held under some 
other power (apparently to be found in the 1968 Act) which does not compel public access, the 
Secretary of State must conclude that our submissions on this question are correct, and therefore 
'the Secretary of State would not normally grant consent'. 

Moreover, the council, in its response on this question, has merely further confused the position 
with a new statement on the powers relied upon, which denies the powers alleged by the society, 
but does not provide a satisfactory answer.  We therefore ask the Secretary of State to seek 
clarification to enable her to reach a properly-informed decision on the application. 

regards 

Hugh 

 
Hugh Craddock 
Case Officer 
Open Spaces Society 
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1 Introduction

1.1. The Council’s response to the 45 no. objections on application reference number

COM/232618 was submitted to the Planning Inspectorate on 28 October 2019.

1.2. 10 of the original objectors submitted further comments upon the Council’s response (totaling

11 comments as one objector sent in two separate comments). The Council responded to

these further comments on 12 December 2019.

1.3. By email of 2 January 2020, The Open Spaces Society submitted further

comments/observations upon the Council’s response of 12 December 2019 and the Planning

Inspectorate has requested that the Council address the issues raised, by 31 January 2020.

1.4. Accordingly, this document constitutes the Applicant’s response to the OSS’ further

comments of 2 January 2020.

2. Applicant’s response to OSS’ further comments

2.1 The OSS ask the Applicant for a copy of any revised plan of the Replacement Land showing

the additional access point(s) and they make in greater detail their argument that the

Replacement Land is a Country Park under Section 7 of the Countryside Act 1968.

Plan showing access points

2.2 Having considered the previous representations made by Natural England and the OSS, the

Applicant agreed at paragraph 2.16 of its Response to Objections to the introduction of the

measures suggested for the Replacement Land (additional access point, mown path and

advisory dog walking signage).  At paragraph 2.2.3 of its Response to Further Objections, the

Applicant further agreed to submit a revised plan showing the additional access points.

Accordingly, such plan is attached at Appendix i). That plan illustrates two additional proposed

pedestrian access points at the Northern and Southern boundaries of the Replacement Land.

A path would be mown through the grass between these two points, following the Eastern

edge of the Replacement Land site. Two existing vehicular access gates are also plotted on
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this plan to be used by the Applicant for maintenance purposes and by the Freemen, should

they wish to transport animals to the Replacement Land to graze.

Countryside Act 1968

2.3 The Replacement Land was purchased by the Council on 12 July 1951.  At that time it

comprised agricultural land.  A copy of the Conveyance is attached at Appendix ii), together

with an overlay plan showing the Replacement Land within the area of land conveyed.  There

is no evidence that it was acquired under any statutory provision which conferred public usage

rights, the conveyance being silent as to the statutory purpose in play. It is likely that it was

initially acquired for agricultural purposes and then subsequently held for Local Government

purposes, as part of the wider County Hall site which was developed in the 1960s.

2.4 By 2008, the Replacement Land was recorded as being held for Local Government Act 1972

purposes. At that time, it is apparent that the Applicant wished to undertake a tree

planting/forestry scheme on approx. 43 acres of land including the Replacement Land, with

the assistance of 10 years of grant funding from the Forestry Commission.  Accordingly, a

decision was taken on 22 February 2008 to appropriate the Replacement Land (and other

surrounding land) from Local Government Act 1972 purposes to Countryside Act 1968

purposes.  A copy of the Appropriation of Land Memorandum, the record of the exercise of the

delegated power and the officer report recommending appropriation are attached at Appendix

iii) & iv).

2.5 The tree planting scheme was carried out and it is apparent that the Replacement Land was

set aside as open meadowland as part of that scheme, therefore no actual planting was

undertaken on it.  The Replacement Land was managed as a meadow with hay cuts being

taken (as detailed in paragraph 2.2.2 of the Applicant’s Supporting Statement).

2.6 The OSS’ assertion that because the Replacement Land was appropriated to Countryside Act

1968 purposes in 2008, then it must therefore be a Country Park pursuant to Section 7 of that

Act has no basis in law.

2.6.1 Firstly, nowhere in the Appropriation or the delegated report which recommended it is

Section 7 of the Countryside Act 1968 referred to. The same goes for sections 6 and

8. It is clear that the purpose behind the Appropriation was to allow a woodland planting
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& management scheme. That is wholly at odds with the provision of a Country Park,

which is to say a park or pleasure ground to be used for that purpose.

2.6.2 Secondly, given the conservation management of the Replacement Land to date, it is

likely that the Applicant appropriated the land pursuant to Section 11 of the Countryside

Act 1968 which imposes a duty to have regard to the desirability of conserving the

natural beauty and amenity of the countryside.

2.6.3 Thirdly, Section 7 is no more than a power for the Applicant to provide a Country Park.

It does not compel the Applicant to do so. In order to provide such a Country Park,

something more than mere ownership and appropriation of the land to Countryside Act

1968 purposes by the Council is required. The Applicant has not provided the

Replacement Land as a park or pleasure ground to be used for the purpose of a country

park.  Moreover, having regard to section 7(2), it has not extended, maintained or

managed the Replacement Land as a country park.  It has not laid out, planted or

improved the site, it has not erected buildings or carried out works on it, it has not

provided facilities or services for the enjoyment or convenience of the public and it has

not provided facilities or services for open air recreation.  The Replacement Land

remains enclosed, gated (with vehicular, not pedestrian, gates) and locked

meadowland, to which the public do not have access. The fact that the public do not

have access to the Replacement Land is inimical to the OSS claim of country park

status and the section 6(1) purpose of providing, or improving, opportunities for the

enjoyment of the countryside by the public.

2.7 The OSS also repeat their assertion that the Replacement Land is currently accessible i.e. that

the public already have physical access to it.  That is factually wrong, as already set out at

paragraph 2.20 of the Applicant’s Response to Objections and paragraph 2.17 of its Response

to Further Objections.  The Replacement Land is completely enclosed, gated and locked.  An

annual 5km fun run takes place under licence from the Applicant on land at Aykley Heads,

including on the Replacement Land, with the last such event occurring on 2 November 2019.

The fact that the Licensee requires a licence to occupy the Aykley Heads land on a non-

exclusive basis for 7 hours on one day of the year for the use of the 5km fun run serves to

demonstrate that the public does not generally have access to the Replacement Land. A copy

of the latest licence is appended at Appendix (v). Access through the existing locked vehicular

gates has been by the Applicant for hay cuts to be taken and general maintenance.
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3 Conclusion

3.1. The Applicant has now provided a plan showing the two proposed pedestrian access/exit

points on the Replacement Land, in accordance with the representations from Natural

England and the OSS. The OSS’s assertions as to the status of the Replacement Land are

without any legal merit.  The statutory basis upon which the Council holds the Replacement

Land does not confer any public rights of use or access, the Council has not provided the

Replacement Land as a country park and the Replacement Land is not in use by or accessible

by the public.
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Appendices

i. Plan showing proposed pedestrian access points on Replacement Land

ii. 1951 Conveyance & Land Registry Title document DU285400, plus overlay plan

iii. Appropriation of Land Memorandum dated 5 March 2008

iv. Record of Delegated Decision & Report for appropriation of Replacement Land on 22 February

2008 (report redacted merely as to valuation figures, as the report was exempt information

under Part 1 of Schedule 12A to the Local Government Act 1972)

v. 10 October 2019 Licence for Aykley Heads 5km fun run on 2 November 2019
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Title number DU285400 Edition date 29.03.2018

This official copy shows the entries on the register of title on
05 APR 2018 at 12:01:50.
This date must be quoted as the "search from date" in any
official search application based on this copy.
The date at the beginning of an entry is the date on which
the entry was made in the register.
Issued on 24 Oct 2018.
Under s.67 of the Land Registration Act 2002, this copy is
admissible in evidence to the same extent as the original.
This title is dealt with by HM Land Registry, Durham Office.

A: Property Register
This register describes the land and estate comprised in the title.

1 of 8
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A: Property Register continued

Title number DU285400

2 of 8
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A: Property Register continued

Title number DU285400

3 of 8
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A: Property Register continued

Title number DU285400

4 of 8
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A: Property Register continued

Title number DU285400

5 of 8
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B: Proprietorship Register
This register specifies the class of title and identifies the owner. It contains
any entries that affect the right of disposal.

Title absolute

C: Charges Register
This register contains any charges and other matters that affect the land.

Title number DU285400

6 of 8
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C: Charges Register continued

Title number DU285400

7 of 8
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C: Charges Register continued

Schedule of notices of leases

End of register

Title number DU285400

8 of 8
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1 Introduction 

 

1.1. The Council’s response to the 45 no. objections on application reference number 

COM/232618 was submitted to the Planning Inspectorate on 28 October 2019. 

 

1.2. 10 of the original objectors submitted further comments upon the Council’s response (totaling 

11 comments as one objector sent in two separate comments).  The Council responded to 

these further comments on 20 December 2019. 

 

1.3. By email of 2 January 2020, The Open Spaces Society submitted further 

comments/observations upon the Council’s response of 20 December 2019 and the Council 

responded to these on 31 January 2020. 

 

1.4. By email of 12 February 2020, The Open Spaces Society made an additional legal 

submission and the Planning Inspectorate has requested that the Council provides a final 

response to this by 4 March 2020. 

 

1.5. Accordingly, this document constitutes the Applicant’s response to the OSS’ additional 

submission of 12 February 2020. 

 

2.  Applicant’s response to OSS’ additional submission 

 

2.1 The OSS submit that the Replacement Land was held by the Council for planning purposes 

under the Town and Country Planning Act 1990 until 2008 when it was appropriated to use as 

a Country Park under Section 7 of the Countryside Act 1968. 

 

 Town and Country Planning Act 1990 

 

2.2 There is absolutely no evidence that the Replacement Land was held for planning purposes 

prior to the 2008 appropriation and it is of note that the OSS have produced no evidence to 

support their assertion in this regard.  It is clear from the 2008 appropriation and the delegated 

decision record and officer report which underpinned it, that the Replacement Land was held 
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for Local Government purposes under the 1972 Act.  Indeed, and by contrast, the officer report 

expressly identifies the Town and Country Planning Act 1990 as being the statutory purpose 

for which the other land parcels were held.   

 

2.3 In any event, the purpose for which the Replacement Land was held pre-appropriation is not 

relevant.  Even if the Replacement Land was held for planning purposes (which is denied) and 

not for local government purposes as at the time of the 2008 appropriation, the net result is 

the same, namely that the effect of the Appropriation was that the Replacement Land was 

appropriated to Countryside Act 1968 purposes.  The crucial issue is not what purpose the 

Replacement Land was held for prior to 2008 but the effect of the Appropriation. 

 

Countryside Act 1968 

 

2.4 The Appropriation is silent as to the exact provision within the Countryside Act 1968 under 

which the Replacement Land was to be held.  Although the OSS say that the Replacement 

Land could not have been appropriated to Section 11 Countryside Act 1968 purposes 

(conservation), this overlooks the legal effect of Section 2 of the Local Government Act 2000 

(now repealed and replaced by Section 1 of the Localism Act 2011) which provided a general 

wellbeing power (promotion or improvement of the environmental wellbeing of its area).  In 

other words, the Council could appropriate the Replacement Land for Countryside Act 1968 

purposes (as OSS concedes) and then exercise its power under Section 2 of the Local 

Government Act 2000 to discharge its Section 11 Countryside Act 1968 duty.  It simply does 

not follow that the 2008 appropriation must have been for the purposes of Section 7 (or 

Sections 8-10) of the Countryside Act 1968. 

 

2.5 Furthermore, the appropriation must be interpreted in light of the aims/objectives and 

documented intention of the Council at that time.  In this regard it is highly material that the 

purpose behind the appropriation was to enable funding to be accessed for a tree planting 

scheme.  It was not to enable provision of a Country Park. 

 

2.6 Whilst it is correct that Section 122 of the Local Government Act 1972 empowers the Council 

to appropriate land to any statutory purpose for which it is authorised to acquire land by 

agreement, and that the Countryside Act 1968 allows the Council to acquire land by agreement 

for the purpose of provision of a Country Park (Section 7) or for any other purpose under the 

Act for which CPO powers are granted (Section 46), these are powers only.  It does not follow 
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that having appropriated the Replacement Land for the purpose of a Country Park pursuant to 

Section 7 of the Countryside Act 1968 (which is denied), that the land then automatically 

becomes a Country Park without actual provision of such.  Just in the same way as land held 

or appropriated for highway purposes under the Highways Act 1980 does not thereby become 

highway or land appropriated for commons purposes under the Commons Act 2006 does not 

thereby of itself become Common Land.  A further action or process is necessary. 

 

2.7 In order to be a Country Park, the Council must provide land as a park or pleasure ground to 

be used for such purposes.  Section 7(2) of the 1968 Act also empowers the Council to extend, 

maintain or manage land as a Country Park and to do all other things ancillary to such 

provision, including:  

• laying out, planting or improving the land, erection of buildings or carrying out other 

works;  

• providing facilities and services for the enjoyment or convenience of the public including 

meals and refreshments, parking places for vehicles, shelters and lavatories; 

• providing facilities and services for open air recreation.   

 

2.8 In short, even if the Replacement Land was appropriated to Section 7 of the Countryside Act 

1968 (which is denied), it is not a Country Park because the Council has not provided it as 

such and has taken none of the above steps in connection with such provision.  Accordingly, 

the public are not entitled to use/access by right as the Replacement Land is not a Country 

Park.   

 

2.9 In fact the OSS accept that the Council has not provided the Replacement Land as a Country 

Park but do not seem to appreciate that such undermines their entire argument.  A Country 

Park cannot come into being without it being actually provided by the Council.  

 

2.10 Finally, it is worth noting that the Council is free to appropriate the Replacement Land to 

another statutory purpose now.  For example, given that it is no longer required for 

conservation purposes, the Replacement Land could be appropriated to Commons Act 2006 

purposes, in anticipation of its future use should the current application be successful.  For the 

reasons set out above, that would not result in the designation of the Replacement Land as 

Common Land because only a Section 17 order could achieve that. 
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3 Conclusion 

 

3.1. The Council remains of the view that the OSS’ submissions as to the status of the 

Replacement Land are erroneous.  They are based upon, firstly, an incorrect assumption that 

the Replacement Land must have been appropriated to Section 7 of the Countryside Act 

1968 and secondly, that mere appropriation itself results in provision of a Country Park from 

which public rights of access and use flow.  The Replacement Land is not a Country Park 

under Section 7 of the 1968 Act and no rights of use or access are conferred on the public.   
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is Henry Jones and I am employed by the Council as a Principal

Planning Officer on the Strategic Planning Team. I have held this post since

February 2018. The Strategic Planning Team covers largescale major

development proposals such as non-residential development on sites in

excess of 2ha, residential developments of 100 dwellings or more, minerals

and waste development, major renewable energy schemes and major

transport and infrastructure proposals. My duties primarily involve the

handling of largescale major residential and non-residential built development

schemes whilst managing the duties of a team of four senior planning officers

within the team.

1.2 I have a BA (Hons) in Urban Studies and Planning (University of Sheffield

2004) and a diploma in Town and Country Planning (University of Sheffield

2005).  I also obtained a Postgraduate Certificate in Public Sector

Management Development (Northumbria University) in 2009.  In 2007 I was

elected to full membership of the Royal Town Planning Institute. This

membership remains current and I continue to undertake Continuing

Professional Development (CDP) in accordance with the Institute’s Code of

Conduct.

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence concerns planning matters relevant to the application for

deregistration of part of Common Land at The Sands, Durham.

1.5 My evidence will address the following matters;

 my statement of 3rd October 2018;

 the planning status of the Release Land, the rest of The Sands

Common Land and the Replacement Land;

 alternative sites considered for the Replacement Land

 details of the planning permission for the new County Council HQ and

associated works which includes the Release Land;

 the planning implications should the development proposed on the

Release Land require re-location;
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1.6 I make reference to the following key documents and plans:

 County Durham Plan (2020) proposals map extracts [Document

1i]

 City of Durham Local Plan (2004) proposals map extracts

[Document 1ii]

 My Statement of 3rd October 2018 [Document 12xvii]

 Planning Permission DM/18/02369/FPA [Document 1iii]

 Planning Permission DM/20/00702/VOC [Document 1iv]

 Application Site Boundary pursuant to Planning Permissions

DM/18/02369/FPA and DM/20/00702/VOC [Document 1v]

 Section 211 of the T&CPA 1990 decision notice

DM/19/01100/TCA [Document 1vi]

 Open Space Needs Assessment (OSNA) extracts [Document

1vii]

 The Sands – replacement Common Land dated August 2018

document [Document 13]

 Plan extract of Tree Preservation Order PN1-310 Flass Vale

TPO [Document 1viii]

 Car Park Layouts [Document 1ix]

2 RELEASE LAND

2.1 The Release Land comprises of the 0.17ha of Common Land at The Sands

which itself forms part of a larger overall parcel of Common Land at The

Sands, the remains of which extend to 2.74ha.

2.2 In summarising the planning status of the Release Land I have considered

Development Plan land allocations and designations or other key planning

related site constraints generally considered/borne in mind when considering

the planning implications of a development proposal. The relevant

Development Plan in force is the County Durham Plan (CDP) adopted

October 2020. However, as setout in my statement of 3rd October 2018 the

designation (or de-designation) of the site as Common Land would not

constitute development requiring planning permission as such having regard

to the meaning of development set out within Section 55 of the Town and

Country Planning Act 1990.
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2.3 The Release Land is located within the Durham (City Centre) Conservation

Area. The land is underlain with coal, river sand and gravel deposits. The site

includes land within both the Coal Authority’s defined low and high risk

coalfield development areas. The site is located within the Environment

Agency’s defined Flood Risk Zone 3 The site is located within the defined

Durham City Centre (for retail/town centre development planning purposes).

The CDP policies and proposals maps demonstrate that the land is located

within the 30km wind farm consultation zone with Newcastle Airport.  The

CDP policies and proposals maps identify that certain development on the

land would require consultation with the Met Office in regard to the

safeguarded meteorlogical site at High Moorsley. The site is also located

within the highest value land area in regards to the provision of affordable

housing under the CDP.

2.4 In April 2019 planning permission was granted on the Release Land (and

further land adjacent) for the erection of an office headquarters with

associated car parking (inclusive of a multi-storey car park), landscaping,

highway and infrastructure works and demolition of existing structures

(DM/18/02369/FPA).

2.5 In June 2020 planning permission was granted for a variation of condition 2

of planning permission DM/18/02369/FPA (Erection of office headquarters

with associated works and car parking) to permit installation of PV cells and

roof terrace (DM/20/00702/VOC) and this represents the latest planning

permission for the development.

2.6 Development pursuant to this planning permission has commenced with

substantial progress on site. As part of this wider redevelopment, the

approved elements of the development located within the bounds of the

Release Land itself comprise of the provision of a 56 space surface level car

park with associated access, access barriers, parking marker posts, electric

vehicle charging points, gas kiosk, sprinkler tank, hard and soft landscaping

and lighting. The layout is shown within the Car Park Layouts [Document 1ix].

2.7 In the event that the development described above could not take place or

partly could not take place on the Release Land, to formalise any amended

proposals, then an amended or additional planning permission(s) would be

necessary.  The precise nature and extent of these would require detailed

consideration.  For the most modest amendments one option would be for the
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applicant to apply for a non-material amendment under Section 96A of the

Town and Country Planning Act 1990.  Minor material amendments could be

sought via an application under Section 73 of the Town and Country Planning

Act 1990.

2.8 If additional land, beyond the application site boundary (red line boundary), of

the development was required then a stand alone planning application for that

land would be necessary.  Such a route, for instance, would be applicable if

the 56 space car park was sought on a parcel of land elsewhere.

2.9 Conditions apply to the nearby 277 space Multi Storey Car Park (MSCP)

granted planning permission under DM/18/02369/FPA and

DM/20/00702/VOC which establish a minimum number of parking spaces

which should be allocated for short stay use (136 no.) and which require the

submission and approval of a car park management plan so as to define the

measures proposed to reserve, allocate or otherwise manage and control the

use of the parking spaces. Therefore, any options to reallocate the 56 surface

level parking spaces from the Release Land within the 277 MSCP would need

to bear in mind these conditions.

2.10 Planning permissions DM/18/02369/FPA and DM/20/00702/VOC have each

had a series of related non-material amendment and discharge of condition

approvals since their grants of planning permission.  Further planning history

entries related to the development include the Town and Country Planning

(Environmental Impact Assessment) Regulations 2017 screening and

scoping opinions for the development of May 2018 (SCO/18/00003) and an

application under Section 211 of the Town and Country Planning Act 1990

providing notification of proposed works to trees in a conservation area

(DM/19/01100/TCA).

2.11 A search of the planning register has identified some other planning entries.

In December 1974 planning permission was granted for the erection of

security fencing around the land (4/74/660).  An application for Conservation

Area Consent for the demolition of the Royal Observer Corps building

previously on the land was granted in May 1994 (CAC/4/94/205).

2.12 The rest of The Sands Common Land (the 2.74ha) is located within the Green

Belt, an Area of High Landscape Value and Durham (City Centre)

Conservation Area. The land is underlain with coal, river sand and gravel

deposits and the site includes land within both the Coal Authority’s defined

1076



7

low and high risk coalfield development areas.  The site contains land within

the Environment Agency’s defined Flood Risk Zones 2 and 3. The land is

identified within the County Durham Open Space Needs Assessment (OSNA)

as an Amenity Green Space.  Public Footpath no. 77 (Durham City) crosses

a section of the land. The CDP policies and proposals maps demonstrate that

the land is located within the 30km wind farm consultation zone with

Newcastle Airport.  The CDP policies and proposals maps identify that certain

development on the land would require consultation with the Met Office in

regard to the safeguarded meteorlogical site at High Moorsley. The site is also

located within the highest value land area in regards to the provision of

affordable housing under the CDP.

2.13 A search of the planning history has identified that on the rest of The Sands

Common Land planning permission was granted for a telecommunications

mast and associated kiosk in February 2000 (4/99/00756/FPA). In December

2003 planning permission was granted for the temporary change of use of

part of the land for use as a car park for a period of two years, including

access, surfacing and lighting (4/03/00210/FPA).  In August 2012

advertisment consent was granted for temporary street impressions for the

annual brass festival on a section of the land (4/12/00647/AD).

3 REPLACEMENT LAND

3.1 My statement of 3rd October 2018 is included in full within [Document 12xvii].

In summary, within that statement I firstly highlight that the Replacement Land

(the 1.84ha of land east of the Rivergreen Centre, Aykley Heads) was

allocated as being within the Green Belt and formed part of an Area of High

Landscape Value under the provisions of the adopted Development Plan in

force at that time (the City of Durham Local Plan (2004)).  The City of Durham

Local Plan is no longer the adopted Development Plan, it having been

replaced by the County Durham Plan (CDP) adopted October 2020.  Despite

the change in the Development Plan, the Replacement Land remains within

the Green Belt and an Area of High Landscape Value.

3.2 I confirm within my statement that the designation of the site as Common

Land would not constitute development requiring planning permission.
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3.3 I highlight within my statement that the site is identified as Natural Green

Space within the OSNA.  Common Land designation would not affect the

characteristics or nature of the land’s identification through the OSNA.

3.4 In regard to any other planning status information relevant to the Replacement

Land, derived from the Development Plan or other key planning related site

constraints, the land is underlain with coal, glacial sand and gravel deposits

and includes land within both the Coal Authority’s defined low and high risk

coalfield development areas. The CDP policies and proposals maps include

the land as being potentially suitable for micro wind turbine development and

demonstrates that the land is located within the 30km wind farm consultation

zone with Newcastle Airport.  The CDP policies and proposals maps identify

that certain development on the land would require consultation with the Met

Office in regard to the safeguarded meteorlogical site at High Moorsley. The

site is also located within the highest value land area in regards to the

provision of affordable housing under the CDP.

3.5. However, as stated, designation of the Replacement Land as Common Land

would not in itself constitute development requiring planning permission and

therefore there would be no requirement for assessment against the

provisions of the CDP or other material planning considerations.

3.6 A search of the planning history has identified that a planning application so

as to provide two sports pitches on the land was withdrawn in June 1990

(928/4/176).

3.7 I have provided advice in regard to alternative replacement land sites which

informed Peter Howson in prepation of his report “The Sands – replacement

Common Land” dated August 2018. I discuss below matters surrounding the

planning status of these alternative replacement land sites below.

Land south of Springfield Park, Flass Vale

3.8 This land forms part of the Durham (City Centre) Conservation Area, the

Green Belt, an Area of High Landscape Value and a Local Nature Reserve

(Flass Vale). The land is underlain with coal, glacial sand and gravel deposits

and includes land within both the Coal Authority’s defined low and high risk

coalfield development areas. The OSNA identifies the land as an Area of

Natural Green Space. The CDP policies and proposals maps demonstrate

that the land is located within the 30km wind farm consultation zone with
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Newcastle Airport.  The CDP policies and proposals maps identify that certain

development on the land would require consultation with the Met Office in

regard to the safeguarded meteorlogical site at High Moorsley. The site is also

located within the highest value land area in regards to the provision of

affordable housing. A loss of trees would be necessary to facilitate that the

land could be utilised as open meadow/grazing use and due to the site’s

location within a conservation area notification processes under Section 211

of the Town and Country Planning Act would be necessary.

Land south west of Flassburn Road

3.9 Fractions of the western sections of the site lie within the Durham (City

Centre) Conservation Area, the Green Belt and Area of High Landscape

Value. The vast majority of the site forms part of a Local Nature Reserve

(Flass Vale). The land is underlain with coal, glacial sand and gravel deposits

and is located within the Coal Authority’s defined low risk coalfield

development area. The OSNA identifies the land as forming part of a wider

parcel of Natural Green Space. Public Footpath no 123 (Durham City)

crosses the site. Sections of the site are covered by a Tree Preservation

Order (TPO) (PN1-310 Flass Vale) and a loss of trees would be necessary to

facilitate that the land could be utilised as open meadow/grazing use with

applications for works to trees covered by a TPO and/or notification under

Section 211 of the Town and Country Planning Act necessary as a result. The

CDP policies and proposals maps demonstrate that the land is located within

the 30km wind farm consultation zone with Newcastle Airport.  The CDP

policies and proposals maps identify that certain development on the land

would require consultation with the Met Office in regard to the safeguarded

meteorlogical site at High Moorsley. The site is also located within the highest

value land area in regards to the provision of affordable housing.

3.10 A search of the planning history of the site reveals that applications for various

tree removals and works to trees within the TPO have been approved in

February 2018 (DM/18/00110/TPO) and March 2019 (DM/19/00222/TPO).

Land at St Giles Well

3.11 This site is within the Durham (City Centre) Conservation Area, Green Belt

and an Area of High Landscape Value. Public Footpaths 83, 84 and 85

(Durham City) run along the bounds of the site. The land is underlain with

coal, glacial sand and gravel deposits and includes land within both the Coal
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Authority’s defined low and high risk coalfield development areas. The site

abuts land on the Ancient Woodland Inventory (Pelaw Wood) and a Local

Wildlife Site (Pelaw Wood). The CDP policies and proposals maps include

the land as being potentially suitable for micro wind turbine development and

demonstrates that the land is located within the 30km wind farm consultation

zone with Newcastle Airport.  The CDP policies and proposals maps identify

that certain development on the land would require consultation with the Met

Office in regard to the safeguarded meteorlogical site at High Moorsley. The

site is also located within the highest value land area in regards to the

provision of affordable housing. A loss of trees would be necessary to

facilitate that the land could be utilised as open meadow/grazing use with

notification processes under Section 211 of the Town and Country Planning

Act necessary.

3.12 A search of the planning history of the site reveals no entries.

Land at Aykley Woods, Aykley Heads

3.13 This site is within the Durham (City Centre) Conservation Area, Green Belt

and Area of High Landscape Value. The land is underlain with coal, glacial

sand and gravel deposits and is located within the Coal Authority’s defined

low risk coalfield development area. The CDP policies and proposals maps

include the land as being potentially suitable for micro or small wind turbine

development and demonstrates that the land is located within the 30km wind

farm consultation zone with Newcastle Airport.  The CDP policies and

proposals maps identify that certain development on the land would require

consultation with the Met Office in regard to the safeguarded meteorlogical

site at High Moorsley. The site is also located within the highest value land

area in regards to the provision of affordable housing. A loss of trees would

be necessary to facilitate that the land could be utilised as open

meadow/grazing use with notification processes under Section 211 of the

Town and Country Planning Act necessary.

3.14 A search of the planning history of the site reveals that planning permission

was granted for the formation of a cycle path and associated works on the

boundary of the site in May 2004 (4/04/00445/CM).  In October 2018 planning

permission was granted for the use of a section of the site for storage of

construction equipment, associated earthworks and welfare facilities for a

temporary period (DM/18/01908/FPA).
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Land at Providence Row, Durham

3.15 This site is within the Green Belt and Area of High Landscape Value. Public

Footpath no 1 (Belmont) passes adjacent to site. The land is underlain with

coal, river sand and gravel deposits and is located within the Coal Authority’s

defined low risk coalfield development area. The site is located within the

Environment Agency’s defined Flood Risk Zone 3. The CDP policies and

proposals maps include the land as being potentially suitable for micro wind

turbine development and demonstrates that the land is located within the

30km wind farm consultation zone with Newcastle Airport.  The CDP policies

and proposals maps identify that certain development on the land would

require consultation with the Met Office in regard to the safeguarded

meteorlogical site at High Moorsley. The site is also located within the highest

value land area in regards to the provision of affordable housing.

3.16 A search of the planning history of the site reveals no entries.

4 SUMMARY AND CONCLUSIONS

4.1 This document provides planning evidence associated with the application for

the deregistration and exchange of common land.   In doing so I highlight that

the registration of the Replacement Land as common land in itself does not

amount to development requiring planning permission.  Nevertheless I

present a summary of the planning status of the Replacement Land having

regard to matters such as relevant Development Plan allocations and

designations and key planning constraints and present a summary of the

planning history.

4.2 I also undertake the same exercises in relation to the alternative sites

considered for the Replacement Land, the Release Land and the rest of The

Sands Common Land.  I also explain the potential planning implications in the

event that those elements of the wider ongoing HQ development located on

the Release Land could not take place or partly could not take place.
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is Henry Jones and I am employed by the Council as a Principal

Planning Officer on the Strategic Planning Team. I have held this post since

February 2018.

1.2 I have a BA (Hons) in Urban Studies and Planning (University of Sheffield

2004) and a diploma in Town and Country Planning (University of Sheffield

2005).  I also obtained a Postgraduate Certificate in Public Sector

Management Development (Northumbria University) in 2009.  In 2007 I was

elected to full membership of the Royal Town Planning Institute. This

membership remains current and I continue to undertake Continuing

Professional Development (CDP) in accordance with the Institute’s Code of

Conduct.

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence concerns planning matters relevant to the application for

deregistration of part of Common Land at The Sands, Durham.

2 RELEASE LAND

2.1 My Proof of Evidence summarises the planning status of the Release Land

and the rest of the Sands Common Land taking into consideration

Development Plan land allocations and designations or other key planning

related site constraints generally considered/borne in mind when considering

the planning implications of a development proposal. I confirm that the

designation (or de-designation) of the site as Common Land would not

constitute development requiring planning permission as such having regard

to the meaning of development set out within Section 55 of the Town and

Country Planning Act 1990.

2.2 In April 2019 planning permission was granted on the Release Land (and

further land adjacent) for the erection of an office headquarters with

associated car parking (inclusive of a multi-storey car park), landscaping,

highway and infrastructure works and demolition of existing structures

(DM/18/02369/FPA) with a subsequent planning permission for a variation of

condition granted in June 2020 (DM/20/00702/VOC).
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2.3 My Proof of Evidence describes the approved elements of the development

located within the bounds of the Release Land. I present the options in the

event that the development could not take place or partly could not take place

on the Release Land, to formalise any amended proposals including

highlighting that if additional land, beyond the application site boundary, was

required then a stand alone planning application for that land would be

necessary. I summarise the remaining planning history of the Release Land

and rest of the Sands Common Land.

3 REPLACEMENT LAND

3.1 In summarising the planning status of the Replacement Land I have

considered Development Plan land allocations and designations or other key

planning related site constraints generally considered/borne in mind when

considering the planning implications of a development proposal.

3.2 I confirm that the designation of the site as Common Land would not

constitute development requiring planning permission. I summarise the

planning history of the Replacement Land.

3.3 I also discuss matters surrounding the planning status of five alternative

replacement land sites below again with reference to Development Plan Land

allocations and designations or other key planning related site constraints

generally considered/borne in mind when considering the planning

implications of a development proposal and summarise relevant planning

history.

4 SUMMARY AND CONCLUSIONS

4.1 My Proof of Evidence provides planning evidence associated with the

application for the deregistration and exchange of common land.   In doing so

I highlight that the registration of the Replacement Land as common land in

itself does not amount to development requiring planning permission.

Nevertheless I present a summary of the planning status of the Replacement

Land having regard to matters such as relevant Development Plan allocations

and designations and key planning constraints and present a summary of the

planning history. I undertake the same exercises in relation to alternative

sites considered for the Replacement Land, the Release Land and the rest of

The Sands Common Land.
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is Gerard Lawson and I am employed by the Council as a Principal

Landscape Officer. I have held this post since 2011.  My duties are primarily

related to landscape planning and landscape design. I have over 30 years

experience in those fields.

1.2 I have a BA (hons) in English and American Studies and an MLD in

Landscape Design. I am a Chartered Member of the Landscape Institute

(CMLI).

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence concerns an application for the deregistration of part of common

land at The Sands, Durham, plus proposed Replacement Land.

1.5 My evidence will address the landscape and visual effects of the proposals.

1.6 I make reference to the following documents, photographs and plans:

 County Durham Landscape Character Assessment, County Durham

Landscape Strategy, County Durham Landscape Value Assessment,

landscape designations: extracts and plans [Document 2i]

 OS Historic Maps 1860 – 1994 [Document 6vi]

 Car Park Layouts [Document 1ix]

 The Sands - replacement Common Land report August 2018

[Document 13]

2 RELEASE LAND

Landscape character/ designations of the Release Land

2.1 The County Durham Landscape Character Assessment (CDLCA) (2008)

identifies the Release Land as lying within the Wear Lowlands County

Character Area which forms part of the larger Tyne & Wear Lowlands National

Character Area (NCA 14).  It lies within that part of the urban area of Durham

City falling within the Northern Wear Valley Broad Character Area which

belongs to the Incised Lowland Valleys Broad Landscape Type. It lies within

a tract of land identified as Local Landscape Type Urban and Local
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Landscape Subtype Urban. Relevant extracts of the CDLCA and maps

showing landscape types and character areas are given in Document 2i.

2.2 The Release Land lies on the narrow floodplain of the river Wear at the point

where the river leaves the built up area of the city. It currently forms part of

the construction site for the new County Council headquarters. Historically the

land formed part of the wider common of The Sands, open land on the

floodplain haughs crossed at that point by a mill race. The land was enclosed

in the mid C20th century for use by the military, initially south of the mill race

and then northwards across it when the race was filled in. Historic maps of

the site are contained in [Document 6vi]. Prior to current construction

activities it was in use as a coach park from the mid 1990’s, forming part of a

larger municipal car park. The coach park was comprised largely of surfaced

hard standing. The southern edge of the land was formed by a narrow strip of

soft landscape containing the remnants of an out-grown hedge, largely made

up of young mature beech trees and sporadic low shrubs, and also containing

a litter bin and signage. The western edge of the site was formed by a narrow

strip of soft landscape containing a row of young mature trees and shrubs of

mixed species and the remains of a timber fence.

2.3 The land is currently occupied by site cabins and associated operational parts

of the construction site. Beech trees along the southern edge have been

removed and a site security fence / hoarding erected to the boundaries.

2.4 To the east of the Release Land lies the open amenity grassland of The Sands

bounded to the north by the River Wear. A band of young trees have recently

been planted adjacent to the release land by the Parish Council and

community volunteers.  To the north lies a small area of broadleaved

woodland crossed by an informal footpath on the edge of the river. To the

west lies the construction site of the new Durham County Council

headquarters. To the south lies car parking within the grounds of the Durham

6th Form Centre.

2.5 The Release Land is not covered by any national or local landscape

designations. Land to the east and north is defined as Area of Higher

Landscape Value in the County Durham Plan. This is shown on plan in

[Document 2i].
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2.6 The land is identified as Developed in the County Durham Landscape

Strategy (2008) [Document 2i]. As urban land it was not assessed as part of

the County Durham Landscape Value Assessment (2019).

Landscape impact on Release Land of deregistration

2.7 De-registration would not give rise to any specific adverse effects on the

landscape assessed against the baseline of the current and recent character

of the release land and its future character when redeveloped as a car park

as part of the consented development. The effect of de-registration in itself

would be neutral.

2.8 The development of the County Council headquarters currently underway

entails the redevelopment of the former coach park as a car park of similar

extent and character [Document 1ix]. The line of young mature beech trees

in the outgrown hedge on the southern boundary have been felled. This was

an unsustainable feature in this location, and it is likely that a similar

intervention would have been required at some point in the future if the site

had not been developed. On the completion of development that feature will

be replaced with a mixed species hedge containing a row of semi-mature (5-

7m) lime trees. The line of young mature trees on the eastern boundary of the

site is yet to be removed. While the planning permission provides for the

removal of these trees this has been deferred pending more detailed

investigation of the extent and finished levels of the car park which may allow

some individuals to be retained. Subject to any changes of that nature, on the

completion of development that feature will be replaced with a mixed species

hedge containing a row of semi-mature (5-7m) aspen, birch and lime trees. A

multi-stemmed beech at the junction of the two boundaries will be retained

within an area of soft landscape planted with groundcover. Two semi-mature

(5-7m) lime trees will be planted in a short section of mixed species hedge

within the car park towards the edge of the Release Land. Trees have been

felled to the immediate west of the Release Land and some additional trees

will be felled to the north on the edge of the woodland. These impacts fall

outside of the release land. A water storage tank will be located in the north-

eastern corner of the site. This would be a relatively simple structure 3m in

height and clad in timber.

2.9 I would assess the sensitivity of the Release Land to that development as

being low-medium having regard to both its former use as a coach park and
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the maturity of the existing / pre-existing boundary vegetation. I would assess

the effects of the development on the Release Land as being of a medium

magnitude (moderate significance) in the short term having regard to the

construction of the water tank and both the potential loss of maturity in existing

vegetation and its replacement with more considered boundary landscape

treatment and trees planted at larger stock sizes. The effects would diminish

progressively as planting matured, with boundary hedges screening parked

vehicles and tree canopies increasing in size. I would expect the overall effect

of the development taken in the round to be neutral (no significance) within

around 10 years. These effects are those of the approved development: the

effects of de-registration, as noted above, would be neutral.

2.10 De-registration could affect future decisions about how the land was managed

or developed, and those decisions could affect its character. I can’t assess

these at this time as the nature and timing of any effects arising either from

de-registration or from the land remaining as common are unknown.

Landscape impact on the rest of The Sands if the Release Land is de-registered

2.11 There would be no direct effect on the character of the remaining part of The

Sands if the release land was de-registered. The Release Land has been

enclosed for a long period, its current boundary dating back to at least the

1960s [Document 6vi], and during that time it has read as being separate

from, and of different character to, the open land of The Sands. While there

would be some changes to the Release Land arising from the development

currently underway as detailed above, there would be no change in its general

character or its relationship with the remaining part of The Sands.

Visual receptors for the Release Land and The Sands

2.12 The Release Land sits low on the river floodplain and doesn’t figure strongly

in wider views of the city or its surroundings. It is visible at close quarters

from Freeman’s Place and from school buildings and grounds to the

immediate south. It is visible, though partly screened (summer) or filtered

(winter) in shallow views from the amenity open space of The Sands to the

east and from the roads and housing areas along its southern edge. It is

visible from Framwellgate Waterside (Weardale Way), the Radisson Hotel

and Penny Ferry Bridge to the west in shallow views across the wider

construction site. Views from the north from Lower Sidegate and Frankland

Lane (Weardale Way) are largely screened (summer) or heavily filtered
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(winter) by woodland to the north of the car park and bank-side vegetation. It

is visible in some views from higher ground to the north – including from

sections of the East Coast Main Line – largely screened (summer) or heavily

filtered (winter) by the woodland to the north. Views from elsewhere in the

immediate locality are generally obscured by intervening buildings and

vegetation.

2.13 The visual environment of the wider common land of The Sands is similar. It

is visible at close quarters from the road and housing along its southern edge,

from the bottom of Providence Row and St Nicholas’ cemetery to the south.

It is visible from the eastern end of Freeman’s Place to the west. It is visible

from Lower Sidegate and Frankland Lane (Weardale Way) on the opposite

bank of the river in views partially screened (summer) or filtered (winter) by

bankside vegetation. It is visible in some views from higher ground to the north

– including from sections of the East Coast Main Line – partly screened

(summer) or heavily filtered (winter) by intervening trees and woodland.

Views from elsewhere in the immediate locality are generally obscured by

intervening buildings and vegetation.

2.14 The visual environment of the area is changing with the construction of the

County Council headquarters building and associated multi-storey car park.

The headquarters building will further obstruct views of the Release Land in

views from Framwellgate Waterside and the Radisson Hotel. The multi-storey

car park will obstruct or narrow views of the Release Land in views from areas

south of The Sands. The removal of vegetation along the boundaries of the

Release Land will result in more open views into the area from the east. These

views will become progressively screened (summer) or filtered (winter) as

newly planted hedges and trees (within and adjacent to the site) establish and

mature.

Visual effects on Release Land of deregistration

2.15 Deregistration of the Release Land would not give rise to any specific adverse

visual effects assessed against the baseline of its current or recent visual

appearance, and its future appearance when redeveloped as a car park. The

effect of de-registration in itself would be neutral.

2.16 The release land is currently a construction site which has some short term

adverse effects on visual amenity. On completion of development the Release
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Land will be a car park of similar character to the previous coach park. Some

attractive attributes will have been lost – and in particular young mature

vegetation to the southern and eastern boundaries. The new car park will

include attractive new landscape features including hedges and semi-mature

trees. It will, for a period, be more visually open than its previous condition in

views from the east due to the removal of boundary vegetation allowing views

of parked vehicles. Hedgerows established on the site boundaries would be

expected to substantially screen vehicles in the car park in those views within

5 years. Views from Freeman’s Place were more open in the past and new

hedges will screen the interior of the car park more effectively in that view

within the same time frame.

2.17 I would assess the sensitivity of visual receptors in the area – residents,

pedestrians, cyclists and users of recreational open spaces - as being high.

2.18 For pedestrians on Freeman’s Place the effect on visual amenity would be of

a medium magnitude in the short term becoming a medium positive effect

within 5 years due to the enhanced screening of the parking area. Having

regard to the duration of the impacts I would assess the overall effect as being

neutral (not significant).

2.19 For recreational users of The Sands the effect on visual amenity would be of

a low-medium magnitude in the short term becoming neutral within around 5

years. There would be increased visibility of vehicles in the car park during

those early years but as a relatively small element in the view from much of

the area and seen against the backdrop of the new headquarters building.

Having regard to the duration of the impacts I would assess the overall effect

as being low (moderate significance).

2.20 For residents along the southern edge of The Sands the effect on visual

amenity would be low falling to negligible. There would be some increased

visibility of parked vehicles in the early years but as a very small element in

the view. Having regard to the duration of the impacts I would assess the

overall effect as being low / negligible (slight significance).

2.21 For pedestrians using Framwellgate Waterside, Penny Ferrry Bridge, the

Lower Sidegate, and Frankland Lane, and for residents of the Radisson Hotel

the effect on visual amenity would be very low or negligible due to the

screening effects of buildings and vegetation. This would not change notably
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over time and I would assess the overall effect as being low / negligible (slight

significance).

2.22 As noted above de-registration could affect future decisions about how the

land was managed or developed, and those decisions could affect its

appearance. I can’t assess these at this time as the nature and timing of any

effects arising either from de-registration in the longer term or from the land

remaining as common are unknown.

Visual impact on rest of The Sands if Release Land de-registered

2.23 As noted above (2.19) I would assess the effect of the consented

development on the visual amenity of recreational users of The Sands as

being low (moderate significance). The effects of de-registration in itself would

be neutral.

3 REPLACEMENT LAND

Landscape character/designations of Replacement Land

3.1 The County Durham Landscape Character Assessment (CDLCA) (2008)

identifies the Replacement Land as lying within the Wear Lowlands County

Character Area which forms part of the larger Tyne & Wear Lowlands National

Character Area (NCA 14).  It lies within the Northern Wear Valley Broad

Character Area which belongs to the Incised Lowland Valleys Broad

Landscape Type.  It lies within a larger tract of land identified as Local

Landscape Type Parks and recreation grounds and Local Landscape

Subtype Playing fields and urban green spaces. Relevant extracts of the

CDLCA and maps showing landscape types and character areas are given in

[Document 2i].

3.2 The Replacement Land lies on the northern slopes of the incised valley of the

River Wear. It forms part of a wider tract of former farmland lying between the

employment land of Aykley Heads and housing at Aykley Woods and the east

coast main line which is managed for nature conservation.  The site is made

up of grassland in a single parcel, defined by fences.
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3.3 To the south and west of the site lies a surfaced multi-user route. To the north

and east lie areas of conservation grassland, woodland and scrub crossed by

unsurfaced permissive footpaths.

3.4 The Replacement Land lies within an area identified as Area of Higher

Landscape Value in the County Durham Local Plan. It is also Green Belt. This

is shown on plan in [Document 2i].

3.5 The land is identified in the County Durham Landscape Strategy (2008) as

lying within a Landscape Conservation Priority Area with a strategy of

conserve and enhance. This is shown on plan in [Document 2i]. The value of

the landscape was assessed as part of the County Durham Landscape Value

Assessment (2019). The larger assessment unit it forms part of (12c vii Aykley

Heads and Frankland) was assessed as having elevated values across the

majority of attributes assessed. This is shown on plan in [Document 2i].

Landscape effects on Replacement Land if registered common

3.6 The registration of the land as common would have no effect on the landscape

of the replacement land which would retain its character as open grassland.

Visual effects on Replacement Land if registered common

3.7 The registration of the land as common would have no effect on the visual

characteristics of the replacement land which would retain its appearance as

open grassland.

Alternative sites considered from landscape/visual impact perspective

3.8 Five alternative sites were considered and appraised in respect of their

potential landscape and visual effects. These are shown in [Document 13].

3.9 Site 1: Land south of Springfield Park Flass Vale.  The site is an area of young

woodland (<50 years old) that has naturally colonised a shallow valley in the

head of Flass Vale. It was anticipated that to facilitate grazing the woodland

would need to be removed. This was assessed as being likely to be harmful

unless undertaken as part of a conservation management plan for the wider

vale and supported by the Friends Group managing Flass Vale.

1095



11

3.10 Site 2: land south of Flassburn Road. The site is similar to the above but some

of the trees are covered by a long standing TPO: their removal was assessed

as being particularly harmful.

3.11 Site 3: land south of St Giles. The site is an area of mature woodland in a

dene adjacent to ancient woodland. While not shown itself on the inventory of

ancient woodland OS map regressions suggests it has always been woodland

or wood-pasture.  It was anticipated that, to facilitate grazing, woodland would

need to be cleared. This was assessed as being potentially very harmful.

3.12 Site 4: land at Aykley Wood, Aykley Heads. The site is an area of scrub that

has colonised abandoned grassland. It was anticipated that to facilitate

grazing the established scrub would need to be cleared. This would entail

some adverse landscape and visual effects. The site lies in an area being

actively explored for other potential uses as part of the development of a

masterplan for the Aykley Heads employment site and it was considered

prejudicial to this to remove the vegetation or fix the use of the land as grazing

at that time.

3.13 Site 6: land at Providence Row, Durham. The site is an area of riverbank of

similar character to the riverbanks of The Sands located around 800m

downstream on the same side of the river. It is currently unmanaged

grassland with thinly scattered trees and scrub. It was considered the most

appropriate ‘like for like’ replacement in landscape terms given its location

and character. Registration as common land would not be likely to entail any

adverse landscape of visual effects.

4 SUMMARY AND CONCLUSIONS

4.1 The Release Land has been enclosed since the mid C20th. Its current

boundary with the remainder of the common has been in place since that time.

The land was in use as a coach park since the mid 1990s, forming part of a

larger municipal car park, since when it has formed part of the site for the new

County Council headquarters.

4.2 The development of the new County Council headquarters provides for the

retention of the area as car parking of a similar layout and general character.

While that development will entail some adverse effects on landscape
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character in the short term, primarily occasioned by the removal of boundary

vegetation, in the medium and longer term the effects will fall to neutral as

new boundary features mature.

4.3 In the context of the current and recent character of the land, and its future

character when redeveloped as a car park, the effects of de-registration in

itself on the character of the landscape of the release land and the remaining

part of the common would be neutral.

4.4 The Release Land lies on low ground. It doesn’t figure strongly in wider views

of the city but is viewed at close quarters from sensitive receptors including

users of nearby roads, footpaths, public open space and nearby residents.

4.5 The re-development of the coach park as a car park would result in some

localised and temporary adverse visual effects, occasioned by the loss of

existing vegetation and the exposure of parked vehicles, which would reduce

as new planting matured. These effects are assessed as ranging from

negligible to low.

4.6 In the context of the current and recent visual characteristics of the land, and

its future appearance when redeveloped as a car park, the effects of de-

registration in itself would be neutral.

4.7 The Replacement Land is currently open grassland managed for nature

conservation. The registration of the land as common would have no effect

on its features, character or visual appearance.
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is Gerard Lawson and I am employed by the Council as a Principal

Landscape Officer. I have held this post since 2011.  My duties are primarily

related to landscape planning and landscape design. I have over 30 years

experience in those fields.

1.2 I have a BA (hons) in English and American Studies and an MLD in

Landscape Design. I am a Chartered Member of the Landscape Institute

(CMLI).

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence concerns an application for the deregistration of part of common

land at The Sands, Durham, plus proposed Replacement Land.

1.5 My evidence will address the landscape and visual effects of the proposals.

1.6 I make reference to the following documents, photographs and plans:

 County Durham Landscape Character Assessment, County Durham

Landscape Strategy, County Durham Landscape Value Assessment,

landscape designations: extracts and plans [Document 2i]

 OS Historic Maps 1860 – 1994 [Document 6vi]

 Car Park Layouts [Document 1ix]

 The Sands - replacement Common Land report August 2018

[Document 13]

2 RELEASE LAND

Landscape character/ designations of the Release Land

2.1 The County Durham Landscape Character Assessment (CDLCA) (2008)

identifies the Release Land as lying within that part of the urban area of

Durham City falling within the Northern Wear Valley Broad Character Area

which belongs to the Incised Lowland Valleys Broad Landscape Type.

Relevant extracts of the CDLCA and maps showing landscape types and

character areas are given in [Document 2i].
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2.2 The Release Land lies on the narrow floodplain of the river Wear at the point

where the river leaves the built up area of the city. It currently forms part of a

construction site for the new County Council headquarters. Historically the

land formed part of the wider common of The Sands, open land on the

floodplain haughs crossed at that point by a mill race. The land was enclosed

in the mid C20th century initially south of the mill race and then northwards

across it when the race was filled in. Historic maps of the site are contained

in [Document 6vi]. Prior to current construction activities it was in use as a

coach park from the mid 1990’s, forming part of a larger municipal car park.

The coach park was comprised largely of surfaced hard standing with trees

and remnant hedgerow vegetation on its eastern and southern boundaries.

2.3 The land is currently occupied by site cabins and associated operational parts

of the construction site, bounded by a site security fence / hoarding.

2.4 To the east of the Release Land lies the open amenity grassland of The Sands

bounded to the north by the River Wear. A band of young trees have recently

been planted adjacent to the release land by the Parish Council and

community volunteers.  To the north lies a small area of broadleaved

woodland crossed by an informal footpath on the edge of the river. To the

west lies the construction site of the new Durham County Council

headquarters. To the south lies car parking within the grounds of the Durham

6th Form Centre.

2.5 The Release Land is not covered by any national or local landscape

designations. Land to the east and north is defined as Area of Higher

Landscape Value in the County Durham Plan. This is shown on plan in

[Document 2i].

2.6 The land is identified as Developed in the County Durham Landscape

Strategy (2008) [Document 2i].

Landscape impact on Release Land of deregistration

2.7 De-registration would not give rise to any specific adverse effects on the

landscape assessed against the baseline of the current and recent character
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of the release land and its future character when redeveloped as a car park

as part of the consented development. The effect of de-registration in itself

would be neutral.

2.8 The development of the County Council headquarters currently underway

entails the redevelopment of the former coach park as a car park of similar

extent and character [Document 1ix]. Some vegetation on the boundaries of

the site has been, or is to be, removed.  This will be replaced by new

hedgerow and tree planting. A water storage tank will be located in the north-

eastern corner of the site. This would be a relatively simple structure 3m in

height and clad in timber.

2.9 I would assess the sensitivity of the Release Land to that development as

being low-medium. I would assess its effects as being of a medium magnitude

(moderate significance), diminishing progressively as planting matured. I

would expect the overall effects of the development taken in the round to be

neutral (no significance) within around 10 years. These effects are those of

the approved development: the effects of de-registration, as noted above,

would be neutral.

2.10 De-registration could affect future decisions about how the land was managed

or developed, and those decisions could affect its character. I can’t assess

these at this time as the nature and timing of any effects arising either from

de-registration or from the land remaining as common are unknown.

Landscape impact on the rest of The Sands if the Release Land is de-registered

2.11 There would be no direct effect on the character of the remaining part of The

Sands if the release land was de-registered. The Release Land has been

enclosed for a long period, its current boundary dating back to at least the

1960s [Document 6vi], and during that time it has read as being separate

from, and of different character to, the open land of The Sands. While there

would be some changes to the Release Land arising from the development

currently underway as detailed above, there would be no change in its general

character or its relationship with the remaining part of The Sands.
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Visual receptors for the Release Land and The Sands

2.12 The Release Land sits low on the river floodplain and doesn’t figure strongly

in wider views of the city or its surroundings. It is visible at close quarters

from Freeman’s Place and from school buildings and grounds to the

immediate south. It is visible, though partly screened (summer) or filtered

(winter) in shallow views from the amenity open space of The Sands to the

east and from the roads and housing areas along its southern edge. It is

visible from Framwellgate Waterside (Weardale Way), the Radisson Hotel

and Penny Ferry Bridge to the west in shallow views across the wider

construction site. Views from the north from Lower Sidegate and Frankland

Lane (Weardale Way) are largely screened (summer) or heavily filtered

(winter) by woodland to the north of the car park and bank-side vegetation. It

is visible in some views from higher ground to the north – including from

sections of the East Coast Main Line – largely screened (summer) or heavily

filtered (winter) by the woodland to the north. Views from elsewhere in the

immediate locality are generally obscured by intervening buildings and

vegetation.

2.13 The visual environment of the wider common land of The Sands is similar. It

is visible at close quarters from the road and housing along its southern edge,

from the bottom of Providence Row and St Nicholas’ cemetery to the south.

It is visible from the eastern end of Freeman’s Place to the west. It is visible

from Lower Sidegate and Frankland Lane (Weardale Way) on the opposite

bank of the river in views partially screened (summer) or filtered (winter) by

bankside vegetation. It is visible in some views from higher ground to the north

– including from sections of the East Coast Main Line – partly screened

(summer) or heavily filtered (winter) by intervening trees and woodland.

Views from elsewhere in the immediate locality are generally obscured by

intervening buildings and vegetation.

2.14 The visual environment of the area is changing with the construction of the

County Council headquarters building and associated multi-storey car park.

The headquarters building will further obstruct views of the Release Land in

views from Framwellgate Waterside and the Radisson Hotel. The multi-storey

car park will obstruct or narrow views of the Release Land in views from areas

south of The Sands. The removal of vegetation along the boundaries of the
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Release Land will result in more open views into the area from the east. These

views will become progressively screened (summer) or filtered (winter) as

newly planted hedges and trees (within and adjacent to the site) establish and

mature.

Visual effects on Release Land of deregistration

2.15 Deregistration of the Release Land would not give rise to any specific adverse

visual effects assessed against the baseline of its current or recent visual

appearance, and its future appearance when redeveloped as a car park. The

effect of de-registration in itself would be neutral.

2.16 The release land is currently a construction site which has some short term

adverse effects on visual amenity. On completion of development the Release

Land will be a car park of similar character to the previous coach park. Some

attractive attributes will have been lost – and in particular young mature

vegetation to the southern and eastern boundaries. The new car park will

include attractive new landscape features including hedges and semi-mature

trees. It will, for a period, be more visually open than its previous condition in

views from the east due to the removal of boundary vegetation allowing views

of parked vehicles. Hedgerows established on the site boundaries would be

expected to substantially screen vehicles in the car park in those views within

5 years. Views from Freeman’s Place were more open in the past and new

hedges will screen the interior of the car park more effectively in that view

within the same time frame.

2.17 I would assess the sensitivity of visual receptors in the area – residents,

pedestrians, users of recreational open spaces - as being high. I would

assess the effects on those receptors as varying from low /negligible (slight

significance) to low (moderate significance) having regard to the scale and

character of changes in the view and the relatively short duration of adverse

effects. These effects are those of the approved development: the effects of

de-registration, as noted above, would be neutral.

2.18 De-registration could affect future decisions about how the land was managed

or developed, and those decisions could affect its appearance. I can’t assess

these at this time as the nature and timing of any effects arising either from
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de-registration in the longer term or from the land remaining as common are

unknown.

Visual impact on rest of The Sands if Release Land de-registered

2.19 As noted above (2.19) I would assess the effect of the consented

development on the visual amenity of recreational users of The Sands as

being low (moderate significance). The effects of de-registration in itself would

be neutral.

3 REPLACEMENT LAND

Landscape character/designations of Replacement Land

3.1 The County Durham Landscape Character Assessment (CDLCA) (2008)

identifies the Replacement Land as lying within the Northern Wear Valley

Broad Character Area which belongs to the Incised Lowland Valleys Broad

Landscape Type. Relevant extracts of the CDLCA and maps showing

landscape types and character areas are given in [Document 2i].

3.2 The Replacement Land lies on the northern slopes of the incised valley of the

River Wear. It forms part of a wider tract of former farmland lying between the

employment land of Aykley Heads and housing at Aykley Woods and the east

coast main line which is managed for nature conservation.  The site is made

up of grassland in a single parcel, defined by fences.

3.3 To the south and west of the site lies a surfaced multi-user route. To the north

and east lie areas of conservation grassland, woodland and scrub crossed by

unsurfaced permissive footpaths.

3.4 The Replacement Land lies within an area identified as Area of Higher

Landscape Value in the County Durham Local Plan. It is also Green Belt. This

is shown on plan in [Document 2i].

3.5 The land is identified in the County Durham Landscape Strategy (2008) as

lying within a Landscape Conservation Priority Area with a strategy of

conserve and enhance. This is shown on plan in [Document 2i]. The value of

the landscape was assessed as part of the County Durham Landscape Value

1105



9

Assessment (2019). The larger assessment unit it forms part of (12c vii Aykley

Heads and Frankland) was assessed as having elevated values across the

majority of attributes assessed. This is shown on plan in [Document 2i].

Landscape effects on Replacement Land if registered common

3.6 The registration of the land as common would have no effect on the landscape

of the replacement land which would retain its character as open grassland.

Visual effects on Replacement Land if registered common

3.7 The registration of the land as common would have no effect on the visual

characteristics of the replacement land which would retain its appearance as

open grassland.

Alternative sites considered from landscape/visual impact perspective

3.8 Five alternative sites were considered and appraised in respect of their

potential landscape and visual effects. These are shown in [Document 13].

3.9 Site 1: Land south of Springfield Park Flass Vale.  The site is an area of young

woodland in the head of Flass Vale. It was anticipated that to facilitate grazing

the woodland would need to be removed. This was assessed as being likely

to be harmful unless undertaken as part of a conservation management plan

for the wider vale.

3.10 Site 2: land south of Flassburn Road. The site is similar to the above but some

of the trees are covered by a long standing TPO: their removal was assessed

as being particularly harmful.

3.11 Site 3: land south of St Giles. The site is an area of mature woodland in a

dene adjacent to ancient woodland. While not shown itself on the inventory of

ancient woodland OS map regressions suggests it has always been woodland

or wood-pasture.  It was anticipated that, to facilitate grazing, woodland would

need to be cleared. This was assessed as being potentially very harmful.

3.12 Site 4: land at Aykley Wood, Aykley Heads. The site is an area of scrub that

has colonised abandoned grassland. It was anticipated that to facilitate

grazing the established scrub would need to be cleared. This would entail
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some adverse landscape and visual effects. The site lies in an area being

actively explored for other potential uses as part of the development of a

masterplan for the Aykley Heads employment site and it was considered

prejudicial to this to remove the vegetation or fix the use of the land as grazing

at that time.

3.13 Site 6: land at Providence Row, Durham.  The site is an area of riverbank of

similar character to the river banks of The Sands located around 800m

downstream on the same side of the river. It is currently unmanaged

grassland with thinly scattered trees and scrub. It was considered the most

appropriate ‘like for like’ replacement in landscape terms given its location

and character. Registration as common land would not be likely to entail any

adverse landscape of visual effects.

4 SUMMARY AND CONCLUSIONS

4.1 The Release Land has been enclosed since the mid C20th. Its current

boundary with the remainder of the common has been in place since that time.

The land was in use as a coach park since the mid 1990s, forming part of a

larger municipal car park, since when it has formed part of the site for the new

County Council headquarters.

4.2 The development of the new County Council headquarters provides for the

retention of the area as car parking of a similar layout and general character.

While that development will entail some adverse effects on landscape

character in the short term, primarily occasioned by the removal of boundary

vegetation, in the medium and longer term the effects will fall to neutral as

new boundary features mature.

4.3 In the context of the current and recent character of the land, and its future

character when redeveloped as a car park, the effects of de-registration in

itself on the character of the landscape of the release land and the remaining

part of the common would be neutral.

4.4 The Release Land lies on low ground. It doesn’t figure strongly in wider views

of the city but is viewed at close quarters from sensitive receptors including

users of nearby roads, footpaths, public open space and nearby residents.
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4.5 The re-development of the coach park as a car park would result in some

localised and temporary adverse visual effects, occasioned by the loss of

existing vegetation and the exposure of parked vehicles, which would reduce

as new planting matured. These effects are assessed as ranging from

negligible to low.

4.6 In the context of the current and recent visual characteristics of the land, and

its future appearance when redeveloped as a car park, the effects of de-

registration in itself would be neutral.

4.7 The Replacement Land is currently open grassland managed for nature

conservation. The registration of the land as common would have no effect

on its features, character or visual appearance.

1108



APPLICATION COM/232618 FOR
DEREGISTRATION OF PART OF COMMON

LAND AT THE SANDS, DURHAM

THE DEREGISTRATION AND EXCHANGE
OF COMMON LAND AND GREENS

(PROCEDURE) (ENGLAND) REGULATIONS
2007

PROOF OF EVIDENCE OF DAVID MASON
ON BEHALF OF DURHAM COUNTY

COUNCIL

(Archaeology)

27 NOVEMBER 2020

1109

Laura.Ackermann
Typewritten text
3

Laura.Ackermann
Typewritten text
Signature: .............................Date:		02.02.2021



2

1

2

3

4

INTRODUCTION AND SCOPE OF EVIDENCE

RELEASE LAND

REPLACEMENT LAND

SUMMARY AND CONCLUSIONS

1110



3

1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is David Mason and I am employed by the Council as its Principal

Archaeologist. I have held this post since December 2004.  My duties are

primarily concerned with the management of archaeology within the planning

process.

1.2 I have a degree and a doctorate in Archaeology and am a full Member of the

Chartered Institute for Archaeologists as well as a Fellow of the Society of

Antiquaries of London.

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence concerns any archaeological interest in the relevant land

parcels.

1.5 My evidence will address the impact of a change of use on the archaeology

present in any of the land parcels.

1.6 I make reference to the following documents:

 Land at The Sands, Durham City: Geophysics and Trial-Trench

Evaluation 2004. Archaeological Services Durham University, Report

1175 [ASUD 1175]. [Document 3i]

 Archaeological Evaluation Final Report. The Sands and Durham Sixth

Form Centre Car-Parks, 2018. Northern Archaeological Associates

Report 18/057. [NAA 18/057] [Document 3ii]

2 RELEASE LAND

2.1 Part of The Sands, Durham City.

An archaeological evaluation consisting of geophysical survey and trial-

trenching of the area immediately east of the proposed Release Land was

carried out in 2004 [Document 3i]. This encountered substantial levelling up

deposits of 19th and 20th century date resting on natural subsoil.  A similar

exercise took place in 2018 on the land immediately west of the proposed
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Release Land as part of the preliminaries for the new council HQ development

[Document 3ii]. Apart from the remains of a mill race close to the riverbank

which had been filled in during the 1930s no archaeological deposits or

features were found and once again extensive levelling up deposits of

relatively recent date were encountered.

Consequently, should the application regarding the Release Land be granted

there would be no archaeological impact.

3 REPLACEMENT LAND

3.1         Land east of the Rivergreen Centre, Aykley Heads.

The proposed Replacement Land does not contain any upstanding

archaeological features such as earthworks and there are no entries in the

County Durham Historic Environment Record regarding the discovery of

archaeological objects within or close to its boundaries. Its potential for

containing sub-surface archaeological remains is unknown as it has never

been investigated.

Given that there would be no built development on this area should the

application concerning the Replacement Land be granted there would no

impact on archaeology.

None of the alternative sites contain upstanding archaeological features and

none are known to possess sub-surface archaeological remains. A use as

Common Land would thus have no archaeological impact.

4 SUMMARY AND CONCLUSIONS

4.1 The application does not have any archaeological implications. The proposed

Release Land does not contain any archaeological resource and the use as

Common Land of any of the sites considered as Replacement Land would not

not have any archaeological implications.
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is Mike Ogden and I am employed by the Council as the Access

and Rights of Way Team Leader. I have been a member of this team for 31

years and have held this particular post since 2012. My Team is responsible

for the management of public rights of way and access land within County

Durham, and accordingly my duties are primarily to ensure the effective

management of the public rights of way network and access land by means

of maintenance, enforcement and legal recording.

1.2 I have a BA (Hons) in Recreation and Enviroment and am a Fellow and former

President of the Institute of Public Rights of Way and Access Management

(IPROW).

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence concerns access and rights of way matters at both the Release

and Replacement Land.

1.5 My evidence will address past and present use at both sites, access to the

sites, and the alternatives sites that were considered.

1.6 I make reference to the following documents, photographs and plans:

 Definitive Map – Release Land [Document 4i]

 Email dated dated  16 August 2018 [Document 12 xviii]

 Definitive Map – Replacement Land [Document 4ii]

2 RELEASE LAND

2.1 There are no recorded public rights of way on or adjacent to the Release

Land.  A copy extract from the Definitive Map of Public Rights of Way is at

[Document 4i]. The nearest recorded public right of way is Public Footpath

No. 77 which crosses an area of The Sands to the east of the Release Land.

2.2 There are no pending applications to add paths to the Definitive Map for this

location, nor has any evidence been submitted alleging the existence of a

public right of way.
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2.3 Section 193 of the Law of Property Act 1925 is engaged with respect to the

Release Land and it is therefore considered to have both pedestrian and

equestrian rights of public access for air and exercise. It is of note that it is

shown as ‘open access land’ on Ordnance Survey maps. Given the previous

occupation by the Royal Observer Corps, section 193(6) may apply to that

period of occupation but this is a matter for legal submission and not a matter

I can assist with.

2.4 I am aware that the rest of The Sands is used both for informal recreation,

and also for specific events such as fairs.  I have no knowledge or evidence

as to whether the Release Land itself is or was ever used for public recreation.

2.5 The Release Land is situated adjacent to the River Wear, close to the centre

of Durham City. There are residential areas to the east of the site, but in other

directions it is mainly commercial, retail or public buildings in the immediate

vicinity.  It is accessible by road from all directions, and via Pennyferry Bridge

for pedestrians from the opposite side of the river. 2019 estimates are that

1,830 people live within 500m of The Sands, and 30,659 within 2km.(1)

2.6 The Release Land is 1,675m2 in area, the balance of the common land at The

Sands, unaffected by the application, is 27,399m2, and the Replacement Land

is 18,371m2. The vast majority of the common land at The Sands is therefore

unaffected by this release, and will remain available for the public to use in

accordance with Section 193 of the Law of Property Act 1925.  The

Replacement Land will provide a net gain in the area of common land within

Durham City of 16,696m2.

2.7 Use of Pennyferry Bridge, then Framwellgate Waterside, Sidegate and

Framwellgate Peth is the most direct pedestrian access from the Release

Land to the Aykley Heads site and the Replacement Land, a journey of

approximately 1.8km, with an overall gain in altitude of approximately 55

metres. However, users of the Replacement Land will not originate

exclusively from the Release Land. I discuss this in more detail at paragraphs

3.6 – 3.8

3 REPLACEMENT LAND

3.1 A total of six potential sites for replacement land were considered.  My team

was consulted as part of the assessment of these sites and my specific
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comments were made in an email dated 16 August 2018 which is at

[Document 12xviii], and reflected both existing and potential access within

and to each site, size, terrain and vegetation.  It was my view that Site 5, the

site subsequently chosen as Replacement Land, was the most suitable.

3.2 There are no recorded public rights of way on or adjacent to the Replacement

Land.  A copy extract from the Definitive Map of Public Rights of Way is at

[Document 4ii].  The nearest recorded public right of way is Public Footpath

No 2 which crosses the railway line north-east of the site.

3.3 There are no pending applications to add paths to the Definitive Map for this

location, nor has any evidence been submitted alleging the existence of a

public right of way.

3.4 The Replacement Land and much of the surrounding area is owned by the

Council, and there is a network of constructed and informal walking and

cycling routes in the wider area, used by the public but without any formal

status.  The Replacement Land itself is fenced and does not have any defined

routes within it, nor any physical evidence of public recreational use.

3.5 The Replacement Land has no current status in terms of its use by the public,

and is not mapped or recorded as being accessible for the public.

3.6 Walking and cycling routes connect the Replacement Land to the large

residential areas of Framwellgate Moor and Newton Hall to the north and

west, as well as more recent residential developments on the site of the

former Police headquarters immediately adjacent. A public vehicular highway

provides access close to the site

3.7 There is no existing registered common land within the Framwellgate

Moor/Newton Hall area.  2019 estimates are that 3,310 people live within

500m of the Replacement Land, and 35,148 within 2km.1

3.8 The Replacement Land will therefore be more convenient than the Release

Land for more people, for the purposes of access and recreation.  Clearly for

some people who live near to the Release Land the journey to the

1 Data on populations is Based on 2019 mid-year populations estimates at LSOA level. Methodology
based on LSOAs with their centroid within the buffer area. LSOAs are lower layer super output
areas, a government measure of population.
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Replacement Land would make it less convenient, but of course the

remainder of The Sands common land will still be available for public use.

3.9 If the application is granted there is the potential for increased use of some of

the paths in the vicinity of the Replacement Land, and consideration as to the

future status of such routes will be a matter for the Council as landowner in

the future. Section 193 of the 1925 Act would apply to the Replacement Land,

so the public would have access to it as a result, both on foot and on

horseback.

3.10 As stated in paragraph 3.1, a total of six potential sites for replacement land

were considered. It was considered that site 5 offered the best opportunities

for increasing and enhancing the provision of recreation and public access,

being larger, mainly flat, free of tree cover, easily accessible from significant

residential areas and in an area of the City without any land formally

designated as common land or access land.

4 SUMMARY AND CONCLUSIONS

4.1 It is considered that the Release Land does not have unique qualities or

attractions that cannot be met by the rest of The Sands, and that the overall

effect of the exchange is to both increase the total area of common land within

Durham City and to bring such land within easy reach of more people.
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is Stuart Priestley and I am employed by the Council as a Principal

Ecologist. I have held this post since 2017. My duties are primarily to input

into Development and Strategic Planning, land management, ecological and

protected species surveys and development of the authority’s strategic

approach to the natural environment.

1.2 I have a BSc in Environmental Biology and MSc in Conservation Biology and

am a Member of the Chartered Institute of Ecology and Environmental

Management and have 27 years experience in ecology gained by working in

the private, charitable and public sectors.

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence concerns the ecological impacts of the proposal.

1.5 My evidence will address the ecological value of the release land and that of

the replacement land and the potential impacts on biodiversity.

2 RELEASE LAND

2.1 The release land is not covered by any statutory or non statutory biological

designations.

2.2 The release land is not classed as a UK Priority Habitat or Habitat of Principal

Importance under the NERC Act.  The habitats on site are developed

land/sealed surface and scattered trees. The value of semi-natural habitats

at the site is reduced by lighting impacts and high levels of disturbance.

2.3 The wider Sands common is comprised of amenity grassland of low

ecological value and a corridor of poor semi-improved grassland and riparian

trees along the River Wear.

2.4 There are no European Protected Species (EPS) associated with the release

land.
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2.5 The key ecological linkages are outside of the release land, this being the

riparian woodland to the immediate north of the release land which connects

to the riparian woodland and grassland habitats along the River Wear.

3 REPLACEMENT LAND

3.1 The replacement land is not covered by any statutory or non statutory

biological designations.

3.2 The replacement land is not classed as a UK Priority Habitat or Habitat of

Principal Importance under the NERC Act.  The habitat on site is regarded as

a semi- improved neutral grassland.

3.3 A hedgerow borders the western and part of the eastern boundary and this

feature is regarded as a UK Priority Habitat or Habitat of Principal Importance

under the NERC Act.

3.4 European Protected Species (EPS) are not regarded as as constraint on the

replacement  land. A great crested newt breeding pond is located approx.

220m to the east.  There are no suitable locations for bat roosts within and

around the replacement land.

3.5 The replacement land provides habitat for breeding birds.

3.6 No impacts are expected on EPS.  There will be no impacts on great crested

newt breeding locations.  The risks to any great crested newts potentially

utilising terrestrial habitats are negligible given the distances from breeding

sites and the substantial amount of terrestrial habitat available in the locality.

3.7 Impacts on biodiversity arising from registration as common will include,

without mitigation or management, increased disturbance on breeding birds

from recreational activity and potentially inapprioriate grazing impacting on

the quality of grassland habitats. No impacts are expected on the hedgerows.

3.8 Impacts on breeding birds can be mitigated for by the use of signage to

promote the keeping of dogs on leads whilst in the site and the creation of a

mown path which will facilliate access and reduce disturbance. These
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measures, including an additional access point were proposed by Natural

England and accepted by the Authority.

3.9 Inapprioriate grazing has the potential to significantly reduce the floristic

diversity of the grassland, if there is any grazing. Given the low stock numbers

that would be permitted on the replacement land it is entirely feasible to

develop a suitable low intensity grazing regime which protects and enhances

the grassland.

3.10 Alternative replacement sites at Flass Vale and to the east of College of St.

Hild and St. Bede, Durham University, are wooded and conversion to open

space would involve significant tree loss and was unacceptable from an

ecological perspective.

3.11 Other alternative sites were rejected for reasons other than ecology.

4 SUMMARY AND CONCLUSIONS

4.1 Impacts on nature conservation arising from the de-registering of the

release land will be negligible, both on the release land and the wider Sands

common.

4.2 Impacts on the replacement land arising from its registration as common land

in terms of breeding birds can be mitigated for through signage encouraging

users to keep dogs on leads and on mown paths.

4.3 Impacts on the quality of the grassland habitats will be dependant on any

grazing regime introduced to the site, if there is any grazing, although it is

considered feasible to develop a low level grazing regime which protects and

enahances the grassland .
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1 INTRODUCTION AND SCOPE OF EVIDENCE
1.1 My name is Susan Robinson. I am the Council’s Head of Corporate Property

and Land, a position which I have held since 3rd June 2019. My service deals
with the management of the Council’s property and land portfolio and my
duties are primarily to lead the policy making processes of the Council in
relation to the strategic and operational management and direction of the
Authority’s property and land portfolio. I therefore have overall responsibility
for the Council’s land holdings.

1.2 I qualified as a Chartered Surveyor in 2007 (DipSurv MRICS) and
have 33 years’ experience working in the public sector.

1.3 I understand my duty as an expert witness to the Inquiry and I have complied
with and continue to comply with that duty.  The evidence which I have
prepared and provide for this Inquiry is true.  I confirm that the opinions
expressed are my true professional opinions.

1.4 My evidence concerns the release land at the Sands and the replacement
land at Aykley Heads.

1.5 My evidence will address the acquisition and title review of the release land
and the replacement land.

1.6 The documents I refer to are listed below along with the appendix reference
as they appear in the overall bundle of documents submitted to the Public
Inquiry:

 Release Land Official copy of title DU312002 (3rd July 2020) [Document
6i]

 12th December 1848 the Diocese leased the land to the City of Durham
[Document 6ii]

 18th September 1850, Durham City Council granted, by deed of rights
to the Freemen [Document 12xi]

 Conveyance dated the 20th December 1860 between The
Ecclesiastical Commissioners for England and the Mayor Alderman and
Citizens of the City of Durham [Document 6iii]

 Appropriated from the Town and Country Planning Act 1990 to the Local
Government Act 1972.[Document 6iv]

 29th February 1968 the Freemen successfully registered a Right of
Common based on the 1850 Agreement [Document 12vi]

 Common Registration Plan CL29 [Document 12iii]
 Agreement with the Freemen for car and coach park lands and

variations to these deeds - 7th September 1981 [Document 6v]
 Agreement dated 12th January 1995 [Document 12v]
 OS Historic Maps 1860 – 1994 [Document 6 vi]
 Aerial photograph – 2001. [Document 6vii]
 Original conveyance and completion statement for Carr House Farm –

12th July 1951.[Document 16ii]
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 Replacement Land Official copy of title DU285400 (3rd September
2020) [Document 6viii]

 Schedule of easements relating to the title for the Replacement Land
[Document 6ix]

 Potential replacement sites assessment – October 2018 [Document
6x]

 Delegated Authority report for site selection and submission of S16
application.[Document 6xi]

 Delegated Authority report for the undertaking of informal
consultations on the proposed S16 submission [Document 12xiv]

 List of consultees for informal consultation exercise [Document 6xii]

2 RELEASE LAND
2.1 The Release Land forms part of the registered title DU312002 which includes

land on the northern bank of the River Wear directly to the north.  The County
Council of Durham are the registered proprietors of this freehold title and a
register and plan extract have been included as Document 6i.

2.2 Mines and minerals together with ancillary powers of working are excepted
with provision for compensation.

2.3 On the 12th December 1848 the Diocese leased (included as Document 6ii)
the release land to Durham City Council and on the 18th September 1850,
Durham City Council granted, by deed, rights to the Freemen which were for
the holding of fairs and a right of herbage (included as Document 12xi).  In
the acquisition in 1860 which I refer to below, there does not appear to be any
additional or fresh document with the Freemen to rectify this.

2.4 The release land was acquired pursuant to a conveyance dated the 20th

December 1860 between the The Ecclesiastical Commissioners for England
and the Mayor Alderman and Citizens of the City of Durham (a statutory
predecessor to the Council) and included as Document 6iii.  The land is
currently held by the Council’s Regeneration Economy and Growth service as
an asset under construction and was appropriated from the Town and Country
Planning Act 1990 to the Local Government Act 1972 on the 9th May 2019
(included as Document 6iv).

2.5 On the 29th February 1968 the Freemen successfully registered a Right of
Common based on the 1850 Agreement (included as Document 12xi).  The
registration was disputed and an entry on the Commons Register establishes
that the dispute was settled and part of the land was excluded from the
Commons Registration.

2.6 The effect of this final registration is that the Release Land (Coach Park land)
continued to be common land under Commons Registration (CL29) and the
Car Park land was excluded from The Commons Register. A plan of the
extent of the Common Land registration is included as Document 12iii.

2.7 On the 7th September 1981 the City Council entered into two agreements with
the Freemen (Document 6v) for:
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i) The Car Park land (excluded from the 1981 Commons
Registration); and,

ii) The Release Land (Coach Park Land).

2.8 The Wardens of the City of Durham Freeman and the City Council entered
into an agreement for a term of 99 years which acknowledges that the
Release Land is in the ownership of the City Council (see plan as Document
6v8) and is expressed to be subject to the rights of the Freemen to use and
exercise rights of common thereon as set out in the 1850 Agreement.

2.9 The 1981 agreement states the 1850 agreement entitles the Freeman to
receive a portion of rents and profits from the Release Land and in return for
a rent the Freemen agreed to the construction of a Sports Centre or other
Municipal Buildings on the land outside of the Release Land and the
agreement sets out the arrangements by which the Council will pay rent.

2.10 Further the Wardens of the City of Durham Freeman agreed to waive the
rights of common in the 1850 agreement in return for rent in relation to the
land (not including Release Land) hatched on the plan as Document 12iii.
Subsequently by deed of variation, dated the 29th March 1985, (included as
part of Document 6v) this wording was varied to allow for the land to be used
as a municipal car park.

2.11 The City Council also entered into an agreement with The Wardens for a term
of 14 years which was varied by an agreement of the 29th March 1985.  A
further agreement dated the 18th January 1995 (Document 12v) was entered
into by the parties with an end date of the 7th September 2080.  The Wardens
entered the 1995 agreement to surrender their rights under the 1850 deed,
(including waiving the right to graze the Release Land), in so far as they
related to all the land at the Sands including the Release Land then to be
used and in so far as the 1850 agreement remained effective (which was in
doubt).  In return, the Freemen received rents and profits to facilitate the
development of a car park on the Release Land.

2.12 An annual fee is payable to the Freeman as provided for in the agreement
made 18th January 1995. This fee is stated in the agreement as being £850
exclusive of VAT. The fee is reviewable on a three yearly basis, and assumes
that a hypothetical lease for the land is in place on appropriate conditions with
a user assumed to be a municipal car park. The fee is to be calculated at
2/3rds the rent that the land could be let at assuming the above, less the value
of any buildings on the land. The current annual fee payable to the Freeman
(reviewed September 2017) in relation to the Release Land is £5,920.

2.13 The Common Land Registration includes for the grazing of stock, that is
defined as 50 Sheep, 20 cattle, 10 horses and 10 goats across the whole
designation.  A review of the historic maps in relation to the Release Land
establishes that prior to the application by the Freeman for registration of
Common Land status in 1968, the Release Land was split by a former mill
race. The mill race was in active use from the earliest OS plan of 1860 until
1960 and covers most of the release land.
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2.14 On the OS plan of 1960 – 1969 there is a building on the southern part of the
site and by 1979 had been extended to cover most of the site.  By 1997 the
building had reduced in scale and occupied only the north-eastern corner of
the site.  Included as Document 6vi are the historic maps with Release Land
edged red.

2.15 An aerial photograph taken in 2001 (included as Document 6vii) with the
Release Land edged red) indicates that the building had been demolished
and laid out as a car park. The use as a car park or coach park has continued
since the aerial photograph of 2001 save that more recently the Release Land
has become part of the construction site for the new County Council
headquarters.

2.16 It is evident that there was only a very small area available for grazing from
1860 to the closure of the mill race in about 1960.  The subsequent
development of a building on the site at the latest in 1979 establishes that it
would have been difficult, if not impossible, for there to have been any grazing
of stock on the Release Land over the last 41 years.

2.17 In the event that the adjacent land had not been developed for municipal
offices, the Release Land would have been retained for use as a coach park.
The Council is unaware of any resolution by the Freemen to the effect that
they intend to graze the Release Land or The Sands or Replacement Land
and indeed the history set out above suggests that they have no intention to
do so.

3 REPLACEMENT LAND
3.1 The replacement land formed part of the High Carr House Farm and was

purchased by the County Council of Durham from the owner on the 12th July
1951 The original conveyance and completion statement have been included
as Document 16ii. An office copy of the replacement land from Land
Registry (title number DU285400), shows that the Council own the freehold
with the most recent update to the 3rd July 2020, has been included as
Document 16 viii.

3.2 The land holding, extending to 72ha (172.92 acres) was purchased by the
Finance department of the County Council and was initially held under the
Finance Act 1950.  The land continued to be held in this Act until the
Replacement Land, and surrounding land, was appropriated to the
Countryside Act 1968 on the 3rd March 2008. This appropriation was to
facilitate a Tree Planting Scheme as part of the Mineral Valleys Project in
2008.  No trees have been planted on the Replacement Land as part of this
scheme. A copy of this appropriation is at Document 16 iv.

3.3 The Replacement Land has not been used for any form of grazing and there
is no intention by the Council to allow grazing on the replacement land subject
to the outcome of the application.

3.4 Since title number DU285400 was acquired there have been various
developments on this land including County Hall (the present headquarters
building for the County Council of Durham); office blocks by Rivergreen and
by Sunderland Marine Mutual Insurance Company, residential development
(Persimmon) and for the Durham Police Authority Headquarters building.
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However, no built or other development has taken place on the Replacement
Land.

3.5 There have been numerous grants of easements relating to title number
DU285400 in which the Replacement Land is comprised.  A full schedule of
all easements has been included as Document 6ix.

4 ALTERNATIVE SITES CONSIDERED & CONSULTATION
4.1 The proposed new HQ building for the County Council will involve the

development of the Release Land, extending to 1,752 m2 (0.17ha), which is
part of the Sands Common Land.  On this basis a search for replacement land
was undertaken in October 2018. As the Commons Register identifies the
Release Land for the grazing of livestock, the replacement land would need
to be in open meadow/grazing use to ensure that the replacement is on a like
for like basis.

4.2 The criteria used to consider potential land to replace the Common Land
required for part of the development associated with the New HQ were:

1. The land should be adjacent to an existing area of Release Land;

2. The potential land must be in the ownership of Durham County Council;

3. If not adjacent then as close as practical to the land to be replaced; and,

4. A size suitable to replace the Common Land to be de-registered

4.3 The site assessment reviewed six sites in the ownership of the County
Council and the assessment process included consultation with other Council
Service Areas .  The conclusion of the site assessment identified an area of
land to the East of the Rivergreen offices at Aykley Heads (site 5) as the most
appropriate for the replacement land.  Plans of all the alternative sites
assessed are included as Document 6x.

4.4 Following the assessment of the alternative sites, a Delegated Authority
report was prepared to confirm the selection of Replacement Land and to
submit a S16 application.  The Delegated Authority report was approved on
the 24th October 2018 which identified Site 5 – East of Rivergreen and
authorised the submission of the S16 application.  A copy of the report has
been included as Document 6xi

4.5 Prior to submitting the S16 application an informal public consultation
exercise was to be undertaken. The proposed informal consultation process
had not been included in the Delegated Authority to submit the S16
application and therefore a separate Delegated Authority was obtained on the
24th April 2019.  The delegated Authority Report for the informal consultations
has been included as Document 12xiv.

4.6 The informal consultation exercise was undertaken between April and June
2019. This included consultation with the relevant County Council Portfolio
Holders and Local Ward Members for the release and replacement land.
Consultation with the Council Members was completed prior to the other
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consultees which had been identified.  The list of informal consultees is
included as Document 6xii.

PROCEDURAL HISTORY OF S16 APPLICATION

4.7 The S16 application to de-register 1,752 sq m of Common Land at The Sands
and replace this with 18,371 sq m at Aykley Heads was submitted on the 20th

August 2019.

4.8 The statutory advertisement for the submission commenced on the 22nd

August 2019. This included putting up notices on the Release and
Replacement Land, at various locations, from the 22nd August 2019 for a six-
week period ending on the 3rd October 2019.

4.9 The Council received a first round of objections from PINS on the 7th October
2019 and responses to these objections were issued on the 28th October.

4.10 A second round of objections from PINS was received by the Council on the
29th November and responses to these objections were issued on the 20th

December 2019.

4.11 A further round of objections was received be the Council from PINS on the
2nd January 2020 and responses to these latest objections were sent out on
the 31st January 2020.

4.12 On the 13th March 2020 the Council were advised by PINS that the procedure
for determining the S16 application had been changed for Written
Representations to a Public Inquiry.

4.13 The convening of the Public Inquiry has been delayed by the on-going
national health crisis and the Inspector’s requirements relating to the
submission of evidence were received by the Council on the 21st October
2020.

5 SUMMARY AND CONCLUSIONS

5.1 The County Council of Durham, and its statutory predecessors in title, since
entering into a lease in 1848 have had a legal interest in the Release Land,
subsequently acquiring the freehold in 1860.  The freehold of the
Replacement Land was acquired through a conveyance on the 12th July 1951
and the County Council are the registered proprietors of the freehold title.

5.2 The Release Land is currently held by Regeneration Economy and Growth as
an asset under construction and has been appropriated to the Local
Government Act 1972.

5.3 The Freemen were originally granted rights to hold fairs and for herbage in a
deed of rights in 1850.  There have been further agreements between the
Freemen and Durham City Council with the most recent agreement entered
into by both parties on the 18th January 1995.  This surrendered the rights of
of grazing on the Release land.
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5.4 Under the terms of the 1995 Agreement the Country Council pay an annual
fee to the Freemen, which is reviewable every three years, and in respect of
the Release Land the annual fee is currently £5.920.

5.5 The release land was included in the Common Land (CL29) which includes
for the grazing of stock. It is evident for the historical maps and aerial
photographs (as Documents 6vi and 6vii) that only a small aera would have
been available and it would have difficult if not impossible for any grazing on
the Release Land.

5.6 In the event that the adjoining land had not been developed for Municipal
offices, the Release Land would have continued in use as a coach park.

5.7 The replacement Land was acquired, as part of a large farm holding, through
a conveyance in 1951 and the title for the land (number DU285400) shows
that the Council own the freehold Title.

5.8 The Replacement Land, (and surrounding land) was appropriated from the
Finance Act 1950 to the Countryside Act 1968 to facilitate tree planting
scheme as part of the Mineral Valleys Project.  There have not been any trees
planted on the Replacement Land.

5.9 A site search was undertaken in October 2018 in order to identify the most
sutiable site for replacement of the Release Land and that resulted in the
Replacement Land being selected.
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1 INTRODUCTION AND SCOPE OF EVIDENCE
1.1 My name is Susan Robinson.  I am the Council’s Head of Corporate Property

and Land, a position which I have held since 3rd June 2019. My service deals
with the management of the Council’s property and land portfolio and my
duties are primarily to lead the policy making processes of the Council in
relation to the strategic and operational management and direction of the
Authority’s property and land portfolio. I therefore have overall responsibility
for the Council’s land holdings.

1.2 I qualified as a Chartered Surveyor in 2007 (DipSurv MRICS) and
have 33 years’ experience working in the public sector.

1.3 I understand my duty as an expert witness to the Inquiry and I have complied
with and continue to comply with that duty.  The evidence which I have
prepared and provide for this Inquiry is true.  I confirm that the opinions
expressed are my true professional opinions.

1.4 My evidence concerns the release land at the Sands and the replacement
land at Aykley Heads.

1.5 My evidence will address the acquisition and title review of the release land
and the replacement land.

1.6 A list of the documents to which I refer is included in my main Proof of
Evidence.

2 RELEASE LAND
2.1 My evidence states that the County Council of Durham are the registered

freehold proprietors of The Sands (including The Release Land) as part of
registered title DU312002 (Document 6i).

2.3 Durham City Council entered into a lease for the release land in 1848 and on
the 18th September 1850, granted to the Freement rights which were for the
holding of fairs and a right of herbage (Documents 6ii & 12xi).

2.4 The freehold to the release land was acquired by the Mayor Alderman and
Citizens of the City of Durham on the 20th December 1860 from The
Ecclesiastical Commissioners for England (Document 6iii). The land is
currently held as an asset under construction and has been appropriated to
the Local Government Act 1972 (Document 6iv)

2.5 On the 29th February 1968 the Freemen successfully registeresd a Right of
Common based on the 1850 Agreement (Document 12xi).  The registration
was disputed and was settled with part of the land being excluded from the
Commons Registration.

2.6 The effect of this amendment is that the Release Land continued to be
common land under the Commons Registration (CL29) and the Car Park land
was excluded in respect of The Commons Register. A plan of the Common
Land registration is at Document 12iii.
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2.7 On September 1981 the City Council entered into two agreements with the
Freemen for the Car Park land, excluded from the Commons Registration;
and The Release Land (Document 6v).

2.8 The agreement is for a term of 99 years which acknowledges that the land is
in the ownership of the City Council and is subject to the rights of the Freemen
to use and exercise rights of common set out in the 1850 Agreement.

2.9 The 1981 agreement states the 1850 agreement entitles the Freemen to
receive a portion of rents and profits from the land out the Release Land, in
return for a rent the Freemen agreed to the construction of a Sports Centre or
other Municipal Buildings on the land.

2.10 Further the Wardens of the City of Durham Freemen agreed to waive the
rights of common in the 1850 agreement in return for rent. A subsequent
deed of variation allowed for the land to be used as a municipal car park.

2.11 My main Proof of Evidence outlines further agreements which have been
entered into between the The City Council and The Freemen, in particular in
1995 (document 12v) and goes on to indicate that in return for the Freemen
surrendering their rights under the 1850 agreement they will received rents to
facilitate the development of a car park on the land.

2.12 My main Proof of Evidence also sets out that the annual fee included in the
1995 agreement is reviewable every three years. The current annual fee
payable to the Freeman (reviewed September 2017) in relation to the Release
Land is £5,920.

2.13 The Common Land Registration includes for the grazing of stock. A review
of the historic maps for the Release Land establishes that prior to the
Common Land application by the Freemen, the Release Land was split by a
former mill race.

2.14 The historic maps (Document 6vi) establish that by 1969 there is a building
on the southern part of the Release Land which extended to cover most it.

2.15 An aerial phograph taken in 2001 (Document 6vii) indicates that the building
had been demolished, laid out as a car park or coach park which use has
continued since the aerial photograph of 2001. More recently the Release
Land has become part of the construction site for the new County Council
HQ.

2.16 It is evident that there was only a very small area on the Release Land
available for grazing from 1860 to the closure of the mill race in about 1960.
The developmnet of a building on the site at the latest in 1979 establishes
that there has not been any grazing of stock on the Release Land over the
last 41 years.

2.17 In the event that the adjacent land had not been developed for municipal
offices, the Release Land would be retained for use as a coach park.
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3 REPLACEMENT LAND
3.1 The replacement land was purchased by the County Council of Durham on

the 12th July 1951 (Document 16ii) and the Council are the registered
freehold proprietors under title number DU285400 (Document 16 viii).

3.2 This was purchased by the Finance Department and held under the Finance
Act 1950. The Replacement Land, and surrounding land, was appropriated
to the Countryside Act on the 3rd March 2008 to facilitate tree planting as part
of the Mineral Valleys Project.  No trees were planted on the replacement as
part of this scheme (Document 16 iv).

3.3 The Replacement Land has not been used for any form of grazing and there
is no intention by the Council to allow grazing on the Replacement Land.

3.4 Other other parts of title number DU285400 have been developed for various
uses including County Hall, office blocks, residential development and for the
Durham Police Headquarters building.

3.5 There have been numerous grants of easements in respect of this title
(Document 6ix).

4 ALTERNATIVE SITES CONSIDERED & CONSULTATION

4.1 The proposed new HQ building for the County Council involves the Release
Land extending to 1,752 m2 (0.17ha). A search for replacement land was
undertaken in October 2018.

4.2 The criteria for the replacement Common Land were:

1. The land should be adjacent to an existing area of Common Land;

2. The potential land must be in the ownership of Durham County
Council;

3. If not adjacent then as close as practical to the land to be replaced;
and,

4. A size suitable to replace the Common Land to be registered

4.3 Six sites in the ownership of the County Council were reviewed which
included consultation with other Council Service Areas. The assessment
identified an area of land to the East of the Rivergreen offices at Aykley Heads
(site 5) as the most appropriate for the replacement land.  Plans of all the sites
considered are at Document 6x.

4.4 Delegated Authority was given to proceed with the Replacement Land and
submit a S16 aplication (Document 6xi).

4.5 Prior to submitting the application, authorization was given separately to
undertake an informal public consultation (Document 12xiv).
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4.6 Informal consultation included the County Council Portfolio Holders and Local
Ward Members for the Release and Replacement Land. A list of the all
consultees has been included in my main proof of evidence (Document 6xii).

5 PROCEDURAL HISTORY OF S16 APPLICATION

5.1 My main Proof of Evidence sets out the procedual history of the S16
application.

6 SUMMARY AND CONCLUSIONS

6.1 The Release Land has been in the ownership and County Council since 1860,
is registered under title number DU312002 and is currently held under the
Local Governent Act 1972.

6.2 The Replacement Land has been owned by the Council since 1951, is
registered under title number DU285400 and is currently held under the
Countryside Act 1968.

6.3 It is evident from the historical maps and aerial photographs that only a small
aera of the Release Land would have been available for grazing between
1860 and 1960 and due to the existence of a building, it would have been
difficult, if not impossible, for such to take place over the last 41 years. The
Freemen surrendered their grazing rights on the Release land in 1995 in
return for an annual fee which the Council pays.  There is no evidence that
the Freemen have any intention whatsoever to graze the Release Land.

6.4 In the event that the adjoining land had not been developed for Municipal
offices, the Release Land would have continued in use as a coach park.

6.5 The Replacement Land was identified through acomprehensive site search
and is a suitable substitute for the Release Land.
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is David Sparkes. I am employed by Durham County Council as a

Principal Design and Conservation Officer. I have held this post since 2011.

My duties are primarily managing a specialist team providing advice with

regards to the historic and built environment primarily as part of the

development management and regeneration functions.

1.2 I have the following qualifications: BA (Hons) Architectural Studies, B Arch

(Hons)

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence concerns the application for deregistration of part of common

land at The Sands, Durham.

1.5 My evidence will address the heritage significance of the release land, the

replacement land (including alternatives) and the impact on significance on

the said parcels of land should the release be granted.

1.6 I refer to the following documents, photographs, and plans:

 Durham City Conservation Area Character Appraisal dated 29 July

2016 [Document 7i]

 Historic England’s Conservation Principles, Policies and Guidance

(2008) [Document 7ii]

2 RELEASE LAND

2.1 The release land in question presents itself as a piece of urban fringe utility

space associated with transport infrastructure having been a coach park since

1995 when it became an extension to municipal car park, (with agreement to

this use having been formalised in 1985). Historically the land in question

facilitated a mill race but the land in question would appear to have been

disaggregated from the remainder of The Sands approx. 80 years ago when

it was used as an ordnance depot during WW2.
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2.2 The site is within the boundary of Durham City Centre Conservation Area,

within Character Area 2, Framwellgate.

2.3 Durham City was designated as a conservation area on the 9th August 1968.

The original conservation area boundary concentrated on the historic core of

the city but did not include the larger areas abutting the Medieval core. The

Sands area including the site in question was not part of this designation.

2.4 Subsequently on the 25th November 1980 the conservation area boundary

was significantly enlarged to incorporate a much wider section of the city

centre encompassing the pre1900 expansion of the city and the majority of

the natural ‘bowl’ (the upper slopes of which present a largely rural backdrop

to views of Durham Cathedral), the important green wedges of open

countryside and other significant green spaces which contribute to and

enhance the setting of the historic buildings and the city as a whole including

the Sands area and the release site in question. There was no conservation

area appraisal produced at this time.

2.5 In July 2016 the conservation area boundary was amended, and a

Conservation Area Character Appraisal adopted by the County Council

including assessment of the significance of The Sands and referencing the

site in question. Whilst the site is within the Conservation Area there are no

designated or non-designated heritage assets within the site boundary.

2.6 The adopted Conservation Area Character Appraisal (2016) notes The Sands

as being a key landscape feature that affords an important contribution

towards the setting of the World Heritage Site (WHS) and heritage assets

within the city centre:

“The Sands area itself is a significant area of open space that extends

effectively into the landscaped grounds of the Sixth Form College and the wild

spaces within the churchyard of St Nicholas. These elements drawn together

create an evolving and characterful environment of high landscape value that

have significant interest and are extremely important in terms of backdrop and

setting to the Cathedral and the city centre. From within this part of the

character area, a number of magnificent views and vistas can be obtained of

the river and the cathedral. It is the sub-character area's unique topography,

landscape and landmark buildings that creates a historic environment of high

significance. (p.132)”
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2.7 However, in contrast to this the appraisal notes that the coach park is

effectively screened by trees which have visual amenity value. (p.126),

implying that the Coach park (Release Land) does not contribute positively to

setting.

2.8 In terms of its significance the appraisal also identifies the importance of the

communal values of The Sands:

“The open extensive grassland of The Sands provides informal footpaths to

the riverbanks…which is used by dog walkers, local residents and the

occasional visitor with anglers regularly be seen on the riverbanks. The Sands

is used for informal recreational and other activities and the Freemen of the

City (the Trustees of The Sands) allow various organised events occasionally

throughout the year, e.g. funfairs and circuses. Westwards from The Sands,

the riverbanks become more formal with the busy Sands car park and coach

park fronting onto the narrow banks. (p.129)”

2.9 The importance of the setting of The Sands to the historic city centre and

WHS are identified in the appraisal, as are the social and communal values

of The Sands. However, the document also identifies a clear distinction

between the open, extensive, and informal grassland of The Sands and the

more formal parking areas beside the riverbank. As such the significance as

noted above can be seen to relate to the open space of The Sands rather

than the defined formalised areas to the west of which no mention is made in

terms of aesthetic or communal value.

2.10 The Table below summarises an assessment of the site against the

conservation principles outlined with Historic England’s Conservation

Principles, Policies and Guidance (2008)

Heritage Values

Based on Historic England’s Conservation Principles, Policies and
Guidance (2008)

Evidential
value

the potential of a place to
yield evidence about
past human activity.

Refer also to Archaeology
Evidence. There has been only
limited development on the site,
based on a study of map
regression, likely due to the
riverside flood-plain location and
presence of the mill race.
Historically, the development of
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Durham was based on the
peninsula and surrounding higher
land above the river.
Consequently, there is very limited
evidential value associated with
this site.

Historical
value

the ways in which past
people, events and
aspects of life can be
connected through a
place to the present - it
tends to be illustrative or
associative.

There are no heritage assets
(designated or non-designated)
within the site boundary. Whilst
map regression identifies
historical small-scale
developments on this site no
visible evidence of these remain
Therefore, there is no historical
value to the site in its current form.

Aesthetic
value

the ways in which people
draw sensory and
intellectual stimulation
from a place.

Disaggregated from the sands
and screened from the East by
trees the site has been used as a
surfaced car/coach park for a
number of years (see above) and
would continue to serve the same
purpose. The present usage
provides no positive contribution
in terms of any aesthetic
value/quality. The contribution it
affords to the character and
appearance of the conservation
area in terms of its aesthetic
qualities would remain the neutral.

Communal
value

the meanings of a place
for the people who relate
to it, or for whom it
figures in their collective
experience or memory.

The site may be identified as
common land, however it has
limited communal purpose other
than for public parking and access
There is a clearly legible
distinction between this formal site
and the informal open space of the
Sands to the east which has
served as a distinct social space
for public events and recreation.

2.11 Based upon the assessment of criteria of significance supported by

information within the Durham City Conservation Area Appraisal, in heritage

terms the release land in question possesses minimal significance. The lack

of historic development on the site limits the evidential and historic value,

whilst the current and proposed use for vehicle parking delivers no aesthetic
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value. The communal values of The Sands relate to the clearly distinct open

landscape to the east rather than to the site in question.

2.12 The Heritage impact on the Release Land if the application is granted has

technically been assessed and considered as part of the Planning Permission

for the new HQ which has been granted and is lawful. It was obtained in

accordance with the relevant statutory procedures involving consultation with

Historic England.

2.13 The land use/development within the release land remains generally the

same (Vehicular Parking). As such the impact on this section of land could be

considered negligible being equal to the impact/contribution to setting and

significance of the existing land use.

3 REPLACEMENT LAND

3.1 The replacement land identified is that of Land east of the Rivergreen Centre,

Aykley Heads.

3.2 The proposed Replacement Land is not within the Durham City Centre

Conservation Area and contains no designated or non-designated heritage

assets. Any significance in heritage terms could be considered in that of

landscape/ setting to the Durham City Conservation area when approached

form the Main Line East Coast. Refer to Landscape Evidence also.

3.3 Should the application concerning the Replacement Land be granted there

would no impact on Heritage significance.

3.4 When considering the alternative sites identified within The Sands

Replacement Common Land Report dated August 2018 the sites identified

contain no designated or non-designated Heritage Assets.

 Land south of Springfield Park, Flass Vale - Within Conservation Area

 Land south west of Flassburn Road – Small Section within Conservation

Area

 Land south of St Giles - Within Conservation Area

 Land at Aykley Wood, Aykley Heads – Small Section within Conservation

Area

 Land at providence Row, Durham – Not within Conservation Area
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3.5 Any contribution to Heritage would be through setting/Historical land use or

providing visual amenity having negligible Heritage significance individually.

4 SUMMARY AND CONCLUSIONS

4.1 The Release site contains no designated or non-designated heritage assets.

When assessed against Historic England’s Conservation Principals criteria in

heritage terms the release land in question possesses minimal significance.

4.2 Should the application be granted, the impact on this section of land could be

considered negligible being equal to the impact/contribution to setting and

significance defined by the existing land use

4.3 The proposed Replacement Land is not within the Durham City Centre

Conservation Area and contains no designated or non-designated heritage

assets. Any significance in heritage terms could be considered in that of

landscape/ setting to the Conservation Area.

4.4 Should the application concerning the Replacement Land be granted there

would no impact on heritage significance.
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is Stuart Timmiss and I am the Head Of Development And Housing

at Durham County Council. I have been employed by the Council in this

position since 2009.

1.2 I have a Diploma in Urban Regional Planning and a Masters in Urban Design.

I have worked as a Planner since 1997 and in Local Government since 1982.

I have experience in all areas of Town and Country Planning Policy and

Regeneration.

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My evidence covers the background to the new Council HQ move to the

Sands which would involve the siting of a Members’ car park and water

storage tank on the Release Land, the socio-economic benefits of the new

HQ, the socio-economic benefits of the redevelopment of the Aykley Heads

site, on which the current Council’s HQ building is located and the socio-

economic impacts if this application before the Inspector is refused and the

Members’ car park and the water tank have to be accommodated elsewhere

than on the Release Land.

2 BACKGROUND TO NEW HQ

2.1 The recently adopted County Durham Plan, the local plan for County Durham,

recognises that Durham City needs a critical mass of employment, a growing

population and more visitors to build on its strengths and become a city of

greater regional, national and international significance.

2.2 For many years, the consensus view has been that Durham City has been

punching below its weight. Unlike its nearest city neighbours along the East

Coast Main Line (Newcastle and York) it has failed to attract significant private

sector employers. More recently, Durham City’s overreliance on public sector

jobs (not least at the Passport Office, National Savings & Investments,

Durham Police, Durham University, University Hospital Durham and New
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College Durham) and its associated vulnerability has been exposed by public

sector funding cuts and reorganisation.

2.3 Durham City is the main driver for economic growth for the wider county with

29% of County Durham GVA and employment generated in the city1. As home

to the Cathedral, Castle and University, Durham is a city of key historical and

cultural importance. In addition, strong national transport links (for example,

the East Coast Mainline and A1(M), and visitor economy further demonstrate

the vital importance of the city to the county.

2.4 The relocation of the Council’s HQ into the heart of Durham City (in part on

the Release Land) will provide a boost for existing businesses and may well

attract new ones responding to a new market opportunity. In turn freeing up

the Aykley Heads site to accommodate high quality jobs will provide a major

boost to the economy of Durham City and County Durham as a whole.

3 BENEFITS OF NEW HQ

3.1 Being based in the City Centre may encourage County Council staff to shop

more during lunchtimes and after work, as well as patronise sandwich shops,

cafés, bars and restaurants and use cultural facilities to a greater extent.

3.2 To provide an evidence base, a survey was undertaken in May 2016 of

Council staff by workplace location, seeking to understand where employees

made purchases during the working day and how much they spent. The key

findings of the survey were:

 £4,700 per week spent by staff in the City Centre or close to the office,

during the working day;

 £3,000 per week spent by staff near work, at the end of the working day;

 £4,000 per week spent on other retail by County Hall staff near to the

workplace during or immediately after work; and

 A total annual spend in the city centre of £528,000.

3.3 Although the new HQ will have almost half as many staff as the current County

Hall building, it will create alternative working day and after-work opportunities

for County Council staff. Employees are much more likely to use the city

1 County Durham Employment Land Review 2018
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centre for lunchtime purchases of food/drink and also after work

entertainment; and for other retail activity. Therefore, despite a reduction in

the number of staff located in the new HQ, the development of the new HQ in

the city centre will result in an estimated 4% increase in spend in the city

centre. Furthermore, the extra footfall in the city centre will create a more

vibrant environment which will be attractive to visitors and other investors. It

might well be the case that by relocating from Aykley Heads into Durham City

that the County Council makes the city centre more attractive which in turn

makes Aykley Heads a more investable proposition for private sector

occupiers.

3.4 In addition, the staff who are relocated to other council offices from the HQ

will increase spend in the associated town and village centres giving an

overall benefit to the county’s economy.

4. BENEFITS OF A NEW BUSINESS PARK AT AYKLEY
HEADS

4.1 The proposed redevelopment of Aykley Heads is made possible by the

Council vacating the site through the provision of a new HQ at the Sands.

This willenable the delivery of high-quality office space in a unique

landscaped setting situated at the gateway to Durham City, allowing Aykley

Heads to become a key employment site for the city and region. The

development will also enable the beneficial re-use of the site once Durham

County Council relocates to its new headquarters. This will provide the

opportunity to attract new businesses and investment to the city which will

generate new employment opportunities in the area.

4.2 Aykley Heads offers a unique parkland setting which is not typical of other

business parks. The trees act as a natural visual barrier, making the site feel

less like a typical office park development. This also provides benefits to staff

wellbeing and happiness. The Forestry Commission published a paper

entitled ‘Greenspace design for health and wellbeing’ in 20122 which links

health and wellbeing to the proximity of plants and greenery stating that

outdoor spaces help reduce stress and encourage healthy behaviours, which

can improve mental health and well-being to help recharge physical, mental

2 Greenspace design for health and well-being by Forest Research, 2012.
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and social capacities. Research published in a government white paper in

20113 also showed that when employees took part in wellness initiatives,

absenteeism reduced by 20%. The site is, therefore, an attractive location for

businesses to locate and for residents to work in terms of its benefits to human

health and staff welfare.

4.3 It should also be noted that many competing office parks are located away

from city centres, such as Morton Palms, Doxford Park and Rainton Bridge

but Aykley Heads provides a different offering. There has been a shift in the

type of office space occupiers wish to occupy, and development has begun

to reflect this with the development of the Stephenson Quarter in Newcastle

and the Vaux Brewery in Sunderland. There is a greater emphasis on staff

wellbeing and happiness, as noted above, which partially comes from being

located close to amenities in order to provide sustenance to office occupiers,

but also to enable after work recreational activities as well as facilitating

informal meetings away from the office environment.

4.4 The site is in an accessible location; in terms of road connections, there is

direct access to the A1(M) via junction 61 or 62 providing access to Newcastle

and beyond to the north and Darlington and beyond to the south. The Site is

also within walking distance to Durham Train Station which is on the East

Coast Mainline providing frequent direct rail links to Newcastle, Edinburgh

and London. Durham Tees Valley Airport is 23 miles south of the City and

Newcastle Airport is 25 miles north which offers connectivity to a range of

national and international destinations. The site is also easily accessible from

the city centre and by public transport making it easy for future occupiers to

access the site. In addition, the scheme will involve improvements to

pedestrian linkages through the site as well as lighting to ensure safe access.

Economic benefits

4.5 Economically, the Proposed Development is expected to create circa 4,000

high-quality private sector jobs. This will enable Durham to become an

employment centre within the North East and help to unlock the private sector

3 HM Government: No health without mental health, 2011
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investment that brings cutting edge companies and high-quality jobs to the

area.

4.6 The flexible office space developed will meet operator requirements and

businesses of all sizes from a single tenant to multiple occupiers, including

SMWs. This also presents opportunities to retain talented young people from

local colleges and the university.

4.7 There is a demand for office space in Durham which is currently unsatisfied

due to a lack of good quality office stock4. Furthermore, research by JLL5

shows that market conditions mean that developers are often unwilling to

speculatively develop any good quality office stock meaning that there is not

a surplus of good quality stock to react to requirements as they enter the

market. However, bringing forward the redevelopment of the Aykley Heads

site will create additional, flexible office space which represents a positive

economic interest in Durham and helps to demonstrate confidence in the

economic market. This can help encourage further investment in the city and

the wider region.

4.8 The redevelopment of the Aykley Heads site is considered to result in the

following economic benefits:

Construction Phase

 The creation of approximately 57FTE direct temporary construction jobs

across the estimated 20-year construction phase;

 The creation of approximately 87FTE indirect temporary jobs across the

estimated 20-year construction phase; and

 The generation of circa £36m (£1.8m per annum) in wage value as a

result of the 57FTE direct temporary jobs during the construction phase.

Operational Phase

 The creation of up to 4,318 FTE jobs once operational;

4 County Durham Employment Land Review 2018
5 Aykley Heads Update Market Report 2019
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 The generation of circa £144.5m per annum in employee salaries from

the 4,320FTE jobs created, some of which will be spent within the local

economy; and

 The creation of new commercial floorspace with a rateable value of

approximately £3.8m, which results in the generation of circa £1.9m in

payable business rates per annum.

5 SOCIO-ECONOMIC IMPACTS OF REFUSAL OF
APPLICATION

5.1 Should the Council’s Section 16 application, subject of this Inquiry, be

refused, then the Council may be unable to use the Release Land for the

provision of Members’ car parking and also to site the water storage tank

necessary for the sprinkler system in the new HQ building.

5.2 The water storage tank would have to be re-sited outside of the Release Land

but still on the HQ site, further to the North and closer to the river. Car parking

for Members would have to be provided in the adjacent new multi storey car

park.

5.3 There would be a signficant financial cost associated with resiting of the water

storage tank as the new location would require ground investigations, tree

felling and a Section 73 planning application before it could proceed.  The

estimated additional cost would be in the region of £60,000. There would also

likely be very substantial financial compensation payable to the Council’s

contractor (Kier) as a result of any delays in the scheme occasioned by this

work.

5.4 Making alternative provision for Members’ car parking in the multi-storey car

park would have both a financial and social cost.  The multi storey car park is

designed to accommodate 140 spaces for Council staff.  42 of these spaces

would therefore have to be repurposed for Members, thereby reducing car

parking spaces available for staff to 98.  As Council staff would be charged

for a parking place, this would result in a direct loss of revenue to the Council

(minimum of £50 per space per month, although no final decision has yet

been taken on pricing). Although the public would still be able to use all of
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the 140 spaces (98 employee and 42 members) on evenings and weekends,

there would be an overall reducation in spaces available for this purpose as

the additional 42 spaces for this use which would otherwise have been

provided on the Release Land will be lost. There would also be a social impact

upon employees of the Council as there would be less spaces for them to use

during office hours resulting in inconvenience to them. There would also be

a negative impact in terms of connectivity/accessibility of the new HQ building

which is likely to be felt greatest by disabled users who would otherwise have

parked on the Release Land.  Furthermore, market traders would be unable

to use the multi-storey car park as their vehicles are too large to physically

access it.  Accordingly, they would be displaced in terms of parking on market

days as they would have been able to use the Release Land for such

purposes.

6. SUMMARY AND CONCLUSIONS

Benefits of the New HQ in Durham City

6.1 The relocation of the Council HQ to the Sands will bring significant financial

benefits in terms of additional spend in the City Centre (estimated to be a 4%

increase) and also in terms of vibrancy of the City Centre.

Benefits of redevelopment of Aykley Heads site

6.2 The redevelopment of the existing County Hall and wider Aykley Heads site

will bring substantial benefits both economically (estimated creation of 4000

new jobs and £3.7m spend in the enconomy during both the construciton and

operational phases.  The improved working environment both in terms of high

quality office space and unique setting would also have social benefits for

employees and visitors.

Socio-economic impacts of refusal of application

6.3 The refusal of the Section 16 application would potentially necessitate the

resiting of the water storage tank and alternative provision for members’ car

parking in the adjacent multi-storey car park.  That would have very significant

financial impacts in terms of increased costs for the Council as well as social

impacts in terms of less parking available for the public outside of office

hourse and a reduction in accessibility, particularly for disabled drivers.
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APPLICATION COM/232618 FOR
DEREGISTRATION OF PART OF COMMON

LAND AT THE SANDS, DURHAM

THE DEREGISTRATION AND EXCHANGE
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2007

SOCIO-ECONOMIC IMPACT
PROOF OF EVIDENCE

MIKE ALLUM ON BEHALF OF DURHAM
COUNTY COUNCIL

4 February 2021

Signature:

Date: 04/02/2021
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1 INTRODUCTION AND SCOPE OF EVIDENCE

1.1 My name is Mike Allum and I am the Spatial Policy Manager at Durham

County Council. I have been employed by the Council in this position since

2014.

1.2 The Spatial Policy Team which I manage is responsible for preparing the

council’s transport, economic, housing and planning policy as well as

providing policy advice on planning applications and supporting the

preparation of neighbourhood plans.

1.3 I hold the following qualifications: a Postgraduate Diploma in Urban and

Regional Planning and I am also a member of the RTPI. I have worked as a

Planner in local government since 1995.

1.3 I understand my duty as an expert witness to the Inquiry and I have complied

with and continue to comply with that duty.  The evidence which I have

prepared and provide for this inquiry is true.  I confirm that the opinions

expressed are my true professional opinions.

1.4 My manager at the present time is Stuart Timmiss who is the Head of

Development and Housing.  However, Mr Timmiss is due to leave the

employment of the Council in March 2021.  I have therefore agreed to give

the evidence that he would have given at the Inquiry had he not left the

Council’s employment.

1.5 I confirm that I have read the contents of Mr Timmiss’ Proof of Evidence dated

27 November 2020.  I now endorse and adopt its contents which covers the

background to the new Council HQ move to the Sands, the socio-economic

benefits of the new HQ, the socio-economic benefits of the redevelopment of

the Aykley Heads site and the socio-economic impacts if this application

before the Inspector is refused.

2. SUMMARY AND CONCLUSIONS

2.1 For the reasons set out in Mr Timmiss’ Proof of Evidence I am of the view that

the relocation of the Council HQ to the Sands will bring significant financial

and other benefits to Durham City Centre. The development of the Aykley

Heads site will bring very substantial economic and environmental benefits to

Durham.  The refusal of the application, subject of this Inquiry, would result in
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substantial adverse economic impacts for the Council as well as adverse

social impacts for visitors to the City Centre.
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Durham County Council’s answer to the question posed by Jean Crowden during the inquiry

regarding the sequencing of the planning application and the Commons Act 2006 application

“The County Council was the applicant for planning permission for the new HQ

development. It was also the decision-maker as local planning authority. It decided to apply

for de-registration and exchange regarding the common land after planning permission was

granted, because it did not want to give any impression that the outcome of the planning

application was in any way pre-determined. It was not pre-determined.

The planning permission was granted on 1 April 2019. The common land application form is

dated 20 August 2019. One reason for the delay between the two events was the judicial

review claim filed by the City of Durham Parish Council on 16 May 2019. The County Council

waited for the outcome of those proceedings before making its common land application.”

29 April 2021
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