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Executive Summary  

This draft Vision for Durham City centre has 
evolved throughout 2005 and the first half of 
2006.   

The Vision was commissioned by Durham City 
Council, Durham County Council and ONE 
NorthEast with support from the University of 
Durham and the Chapter of Durham Cathedral.  
Town planning and urban design consultants, 
David Lock Associates, led a consultant team 
that included architects, property, transport 
and finance consultants to formulate this 
Vision. 

The Visioning flowed from a Retail and Leisure 
Vision for the City centre produced in 2004.  
Other background reports included a Transport 
Strategy and an Audit of Development Sites.   

The consultant team responsible for the retail 
and leisure vision facilitated a group called the 
óDurham Voicesô ï an archetypal group 
representative of more than 50 different people 
who work, live and play in Durham.  The 
Durham City Vision builds on the background 
work and encapsulates the aspirations of the 
Durham Voices. 

In September 2005, a consultation event 
questioned people in and around Durham 
about the current state of their City, how it 
performs, and its future.  This included 

consultation with landowners and other key 
stakeholders.  The results of this consultation 
have also been instrumental in shaping the 
Vision for the City to 2020.   

The publication of this Vision as a draft 
document is an opportunity for everyone to 
share their views on the opportunities that are 
being explored. 

The Vision for Durham City centre begins by 
analysing the existing characteristics of 
Durham City centre.  The analysis looks 
beyond the physical characteristics of the City 
centre to consider how people use the places 
and spaces, what people value and begins to 
explore how the City centre could change for 
the better. 

The first part of the Vision suggests broad 
strategies for the different functions and 
themes present in the City centre.  These 
include: 

¶ A Strategy for Iconic Development: 
explains that the Vision for Durham City is 
not dependant on attracting a large-scale, 
iconic development but that there are sites 
available in and around the City that would 
be able to accommodate such 
development. 

¶ A Strategy for City centre Employment: 
looks at the opportunities that could be 
afforded by the refurbishment of 
Millburngate House as well as 
redevelopment opportunities at Mount 
Oswald.  It recognises that there is a need 
for workshop space to enable creative 
industries to locate and expand in the City. 

¶ A Strategy for Leisure, Entertainment 
and Visitor Development: looks at the 
quality and distribution of restaurants, 
cafes, pubs and bars and promotes the 
creation of new leisure facilities such as 
the new swimming pool and a potential 
new cinema.  This strategy also 
acknowledges a need for more 
performance venues throughout the City. 

¶ A Strategy for Shopping: focuses on the 
need to improve opportunities for speciality 
retailing and to enhance the current 
market offer.  The need for new anchor 
stores is explored with a particular focus 
on the need to improve food retailing in 
Durham City. 

¶ A Strategy for Reshaping the City centre: 
explores how some of the key squares and 
spaces in the City centre could be 
improved.  It recognises the important role 
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of the Market Place in the life of the City 
and makes recommendations for 
improving this area.  The strategy also 
explores the role of the World Heritage 
Site designation on the City. 

¶ A Strategy for the University: largely 
builds on the Universityôs own estate plan 
which proposes significant changes 
around Old Elvet. 

¶ A Strategy for Residential Development: 
concentrates on mixed-use development 
in the City centre and the use of upper 
floors of existing buildings with a few 
discrete housing sites. 

¶ A Strategy for ñModern Jewelsò: looks at 
key locations in Durham City which would 
be capable of accommodating small scale, 
bespoke development which could add 
positive architectural elements throughout 
the City.  These include the railway station, 
former ice rink and the bus station. 

¶ A Strategy for Illuminating the City 
centre: suggests that Durham would 
benefit from a lighting strategy which 
focussed on light and dark places, creating 
mystery and wonder throughout the City 
after dark. 

¶ A Strategy for Traffic and Transport: 
builds on existing initiatives such as 
improved bus services and the park and 

ride.  The strategy also highlights the need 
for more taxis. 

¶ A Strategy for Walking: focuses on 
improving connections between places to 
create more walks as well as improving the 
walking environment ï including 
recommendations for a signage strategy. 

The Vision presents guidelines to improve 
different places in and around the City.  It also 
focuses on sites which are likely to change in 
the future and offers a range of options to 
assist change.  The City already has some 
naturally distinctive areas and these have been 
grouped seven quarters. 

The final part of the Vision recognises that not 
all of the improvements can be achieved at the 
same time and so suggestions are made as to 
which initiatives should take priority. 

This Vision looks ahead to how Durham could 
change in the years up to 2020.  It is a Vision 
for the people of Durham and is written to 
assist the decision makers to ensure that there 
is a comprehensive strategy for the City and 
that local decisions can be made in a strategic 
way. 

Durham City Council will shortly be publishing 
their City centre and Retail Development Plan 
Document (DPD) for consultation.  This 
document has been drafted to allow for the 
opportunities set out in the Durham City Vision 
to be realised through the planning process.  

The public will also have an opportunity to 
influence the shape of Durham City by 
commenting on the draft DPD. 

Importantly, this Vision reflects a premise that 
Durham has not yet reached its true potential 
and the Vision is there as a guide for the 
future. 

 

Fig 1: A City Centre of Quarters 

Once adopted, the Vision will be a blueprint for 
future development in the City of Durham. 
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1 Introduction  

1.1 BACKGROUND 

After the implementation of the major road 
scheme in the centre of Durham in the late 
1960ôs/early 1970ôs and the redevelopment 
projects that accompanied it, the City centre in 
Durham stagnated.   

As the towns and cities around changed 
significantly, Durham remained the same and 
the problems of an old, established City centre 
confronting the requirements of a City centre in 
the late twentieth century were compounded 
year on year ï access and car parking, the 
requirements of modern retailers, changing 
expectations of visitors, the needs and 
demands of students, the implications of a 
growing evening economy and a lack of 
cultural venues. 

In the late 1990ôs the City Council resolved to 
address these issues through the development 
of a new theatre complex, designed by 
MacCormac Jamieson Prichard, financed in 
part through the redevelopment of some long 
vacant land also in the City Councilôs 
ownership.  A partnership was formed to see 
this work through to implementation involving 
the City Council, the County Council, the 
Millennium Commission and the European 
Union to assist this process.  David Lock 

Associates produced A Development 
Framework for the Heart of Durham (February 
1998) that explored the development potential 
of a range of sites in the context of an analysis 
of the City centre as a whole. 

The Gala Theatre and Clayport Library 
complex is now complete, as is the City centre 
housing project at Highgate fronting 
Framwellgate Peth.  The redevelopment of 
Walkergate for leisure and retail uses is on site 
and due for completion in 2006.  The strategy 
from 1998 can be seen as successful.  But, it 
also indicated a number of other challenges to 
be faced ï North Road, the Railway Station, 
and the environmental impacts of major roads 
in the City centre ï while others have 
materialised in recent years ï the consolidation 
of the Universityôs estate, the relocation of the 
City centre swimming pool and the 
management of the green landscape and 
World Heritage Site.   

A new partnership specifically formed to 
manage the production of the Durham City 
Vision and to raise the Cityôs aspirations on its 
retail and leisure offer.  The partnership ï now 
expanded to include the Regional 
Development Agency, Durham University and 
the Chapter of the Cathedral ï commissioned 
a new and expanded Durham City Vision in 

2004 to establish a Vision for the City centre to 
2020.as the basis for a thorough review of 
planning policy. 
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1.2 THE PURPOSE OF THE DURHAM 
CITY VISION 

Although the Local Plan for Durham was 
approved only in 2004, it is already out of date 
in respect of the City centre.  Its preparation 
predates the construction of the Gala Theatre 
complex and the conception of the new 
development that has taken place recently in 
the City centre.  It reflects a time when 
aspirations about the quality and variety of 
what could be expected to be developed in 
Durham City centre was very low, and when 
renaissance expectations were limited.   

But the Gala Theatre, the new housing in 
Framwellgate Peth, the commitments to 
redevelop Walkergate and the Cityôs second 
four star hotel on the west side of the River, 
increasing the competition among retailers for 
space in the shopping area and the new 
investment in ñThe Gatesò (the former 
Millburngate Shopping Centre), all point to a 
need for more aspirational objectives and 
policies to underpin a renaissance, to reinforce 
positive change and to drive forward a new 
agenda for the centre of this proud City. 

This Durham City Vision is a holistic, Visionary 
document that looks at the potential to 
revitalise the City centre over the next fifteen 
years.  This Vision will provide a context for 
new policies and proposals for the City centre.  
The Vision will guide the production of 
statutory policies by the City Council as local 
planning authority for Durham City centre that 

will be adopted as part of the Local 
Development Framework.  These will replace 
the outdated policies and proposals in the 
existing local plan to reflect new aspirations 
and a new confidence that the City centre 
should - and can - change for the better, and 
that this process of change can be influenced 
and directed.   

This Durham City Vision is an aspirational 
exploration of the regeneration potential of the 
City centre.  As such it is rooted in 
consideration of deliverability and viability, but 
investigates a range of ideas and strategies for 
the City centre that are not constrained by 
what is possible today.  It seeks to make 
physical changes to the fabric of the City 
centre, its places, spaces, buildings and 
activities, but also seeks to improve the 
economic and social culture of the City and the 
relationships between its people and its 
places.   

1.3 THE STRUCTURE OF THE DURHAM 
CITY VISION 

This document sets out objectives, strategies 
and proposals for the City centre of Durham by 
setting out: 

¶ A Vision for the City centre in the context 
of the City as a whole, including setting 
strategic objectives. 

¶ A series of key themes for change over 
the coming 15 years. 

¶ An overall framework expressed as a 
series of aspirational strategies covering 
all of the key activities and functions of the 
City centre, and its structure. 

¶ The definition of distinctive quarters in 
the City centre and an exploration of their 
role within the City centre as a whole.  The 
quarters relate to development 
opportunities and to the transformation of 
parts of the public realm. 

¶ An outline of priorities and the 
relationships between aspects of the 
framework and its implementation. 

¶ The respective roles of the public and 

private sectors. 

¶ A series of background and technical 
appendices. 
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1.4 THE CLIENT TEAM 

The sponsors of this Durham City Vision are a 
partnership of the key stakeholders in Durham: 

1.4.1 Durham City Council 
Durham City Council is the local planning 
authority and the City centre champion, 
responsible for many of the day to day 
decisions ï planning applications, cleansing 
and general management, the management of 
the Gala, etc - that have a strong bearing on 
perceptions of the City centre.  As champion, 
the City Council is strongly committed to a new 
Vision for the future of the City centre at the 
heart of the City. 

1.4.2 Durham County Council 
Durham County Council is the Strategic 
Planning Authority, the Strategic Economic 
Development body for the County, and the 
operator of many key services, including 
transport and education.  The County Council 
has identified four economic ñsuper-projectsò 
across County Durham in terms of economic 
development.  This City centre project is one of 
the four.  The others include NETPark, a 
Science Park in Sedgefield; Eastgate, a 
renewable energy village; and Beamish as a 
focus for regeneration and investment. 

1.4.3 ONE NorthEast  
ONE NorthEast is the Regional Development 
Agency, responsible for the Regional 
Economic Strategy and is the gate keeper for 
single regeneration programme funding from 

the public sector.  ONE NorthEast has 
recognised the unique role of Durham as a key 
economic centre within both City sub-regions 
of Tyneside and Teesside. 

1.4.4 The University of Durham 
The University is a jewel in the Cityôs crown.  It 
is the third oldest University in England with a 
strong reputation across the full academic and 
research spectrum and in sport, accounting for 
a significant proportion of the Cityôs profile at 
home and abroad.  It is a major employer in 
the City and a major property owner, including 
custodian and owner of Durham Castle, one of 
Durhamôs iconic buildings and a World 
Heritage Site, and owns a substantial 
proportion of the Peninsula.  Its cultural 
activities have a profound impact on the 
cultural life of the City while its students are a 
critical part of the social and economic life of 
the City. 

The Universityôs overall estate is in the process 
of review. 

1.4.5 The Chapter of Durham Cathedral 
Durhamôs premier icon is its 12

th
 century 

Cathedral, one of the finest Romanesque 
(Norman) structures in the world and the focus 
of a UNESCO World Heritage Site.  It is the 
Cityôs strongest visitor attraction.  The Chapter 
of Durham Cathedral have administrative 
responsibility for the Cathedral and for a 
significant area surrounding it.   

The Cathedral have assumed the role as 
interested observer throughout the visioning 
process. 
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1.5 THE CONSULTANT TEAM 

The Partnership commissioned a diverse 
consultant team to help formulate a robust 
Vision for Durham City centre, including: 

1.5.1 David Lock Associates 
David Lock Associates are the lead 
consultants and have overall responsibility for 
town planning, urban design, public realm 
design and the comprehensive strategy. 

1.5.2 MacCormac Jamieson Prichard 
MJP are leading international architects who 
have a long association with the City as 
designers of the Gala Theatre complex.  They 
had responsibility in the team for exploring the 
development potential of the key sites that 
make up the development strategy. 

1.5.3 Donaldsons 
Donaldsonôs are leading property consultants 
with a strong specialism in City centre sites 
and advised on all aspects of the property 
market. 

1.5.4 Colin Buchanan  
Colin Buchanan is a leading multi-disciplinary 
consultancy with particular expertise in 
transport and its relationship with urban 
design.  They have provided transport 
expertise within this framework. 

1.5.5 ABROS  
ABROS have provided the client with expert 
advice on the range of public and private 

finance initiatives that could be utilised to 
deliver this Vision in the short, medium and 
longer term. 

1.5.6 The Chambers 
The Chambers developed the Retail and 
Leisure Vision for the City centre in 2004 and 
have undertaken studies parallel to the 
Durham City Vision in order to enable aspects 
of proposals for Durhamôs Retail and Leisure 
offer.  These studies include: 

¶ A strategy for enterprise and customer 
service 

¶ The concept for a linear  ñNecklace Parkò 
along the River Wear 

¶ A co-ordinated Citywide arts and events 
strategy 

¶ Proposals for town centre management 

¶ A cultural strategy for the University of 
Durham 

Key elements of these proposals have been 
summarised throughout this document.   As 
part of this commission The Chambers have 
been facilitating the participation of the 
óDurham Voicesô ï an archetypal group of local 
people brought together to develop ideas 
grown from local issues, needs and 
opportunities, and to provide feedback on and 
further input into the Durham City Vision as it 
has evolved.   
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2 From Vision to Objectives  

2.1 DURHAM 2020: REFLECTING ON A 
VISION FOR THE CITY CENTRE 

It is 2020.   

Let us look back at the impact of a Vision for 
Durham that was defined in 2006 as the basis 
for a changing City in a changing world. 

1000 years of evolution have created the 
Durham we see today; always changing but 
always the same.  It is a City firmly anchored 
in both time and place, and it is eternal.   

Durham has firmly established itself within the 
Tyne and Wear City Region.  By respecting the 
world class heritage that helps to make it so 
authentic, Durham City adds to the wider offer 
of the City Region as a whole for residents, 
visitors, employees and employers.   

There is a vital City centre retail scene, new 
niche retailers enjoying a thriving centre.  The 
markets are well known for delivering locally 
produced goods including crafts from a thriving 
network of creative industries.   

Threads of the social, spiritual and 
economic life of the City have developed 
across this millennium.  Some have physical 
manifestations ïthe streets and spaces that 
make up the structure of the City ï while other 

threads exist only in the culture of the place ï 
the enormous civic pride and shared sense of 
history that link people, not just within the 
Cityôs confines, but also in the villages and 
towns in the hinterland of this county capital. 

Like a powerful monochrome photograph, the 
image of Durham held dear both by those who 
live there and by those who are only visitors 
has a strong subject ï the worldôs finest 
Norman cathedral and one of Britainôs best 
preserved Norman castles, sitting side by 
side on a rocky promontory.  But like all good 
photographs, the power of the image relies on 
its framing, fundamental to the strength of the 
image but always taken for granted.  In 
Durhamôs case it is the landscape setting of 
river and gorge within which the cathedral and 
castle float. 

The key to a Vision for the future of the City 
was the fusion of these two aspects of its 
character, giving the ñriver ribbonò a 
reinforced purpose as a key structural element 
within the City centre.  It is the means by which 
the emotional and cultural links between the 
City centre, the communities of the City and its 
hinterland of villages and towns could be given 
physical connection and reinforcement. 

As a result the City has become renowned for 
three unique features, not just two.  The 

Cathedral and Castle are now supported by 
the Durham Necklace Park - the 
reinterpretation of the river valley as a social 
ribbon, owned by the communities throughout 
the wider area.  It is the common thread 
though their lives, linking and defining the 
regeneration opportunities in the City centre 
and recreation opportunities in the suburbs, 
exploiting its character to create unparalleled 
settings for positive change.  The Necklace 
Park is unique to Durham.  It flows from 
Durhamôs unique geography, and it has a 
string of beautiful, imaginative places through 
the City and beyond that are now at the heart 
of Durham life. 

So the renaissance of Durham cannot be 
identified with a single new project that 
challenged the supremacy of what existed 
before.  Rather, its renaissance is 
characterised by numerous new and 
refurbished buildings, housing an enormous 
range of activities and connected by beautiful 
streets and spaces, all having a strong and 
positive relationship with the Necklace Park, 
and all giving meaning to it, reinforcing its role 
as the social glue for the City and the county. 

The Necklace Park reaches out into the 
surrounding countryside, along the historic 
network of footpaths and bridleways.  These 
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provide emotional links to the City by creating 
new places and spaces where people in the 
villages and towns can meet for joint activities 
and events.  This promoted the new wave of 
community-led City communications that have 
reconnected village communities and 
suburban neighbourhoods, young and old, with 
their own City centre.   

Having defined such a critical role for the river 
through the City centre, it was of paramount 
importance to ensure that the City and the 
river were well connected, physically, 
visually and functionally.  Except in a few 
places, topography conspired to separate the 
Cityôs streets from the river.  Activities turned 
their backs on the river.  It never unified parts 
of the City centre, only separated them, and 
crossing the river was a challenge, a gap in the 
Cityôs continuity, seldom an opportunity.   

But now the river and its Necklace Park is the 
unifying element.  New and refurbished 
buildings present beautiful and active 
frontages to the river, overlooking it, providing 
access to it.  New public spaces have been 
created along the river, focuses for the social 
and cultural life of the City, animated by 
frequent events, surrounded by supportive 
activities.   

These places and spaces are connected back 
into the structure of the rest of the City centre 
through investment in the quality of the 
public realm (including improved Rights of 
Way footpaths and bridleways), and the 

buildings and activities that define it, 
enhancing and extending the street and vennel 
network to create an outstanding walking 
City where pedestrians are paramount.   

New and refurbished development in the City 
centre plays host to a rich mix of activities 
strengthening Durham as a centre for 
shopping, for leisure and entertainment, for 
cultural events and for tourism, for 
employment, and as a place to meet, learn and 
live. 

This renaissance is not just skin deep, and is 
not solely concerned with the physical fabric ï 
buildings and spaces.  Real transformation has 
been secured by a shift from a culture of 
reactive and ineffective response, usually to 
problems or to inappropriate change, to a 
community-driven  culture of proactive 
promotion and management of the whole 
City centre and its range of facilities, services 
and events.  Durham has become known 
throughout the region as a City centre where a 
visit is exciting, stimulating and always 
changing, but always predictably satisfying.   

Today, Durham is known for its thriving 
speciality retail and leisure scene, offering a 
choice of goods and services to suit the needs 
of its many users.  Durham City centre is no 
longer an ñanywherevilleò ï it is unique.  Local 
people are proud that Durham offers more 
than the usual high street shops.  There are 
interesting and different shops to explore and a 
high quality, enjoyable shopping experience.  

For visitors, the shops, restaurants and cultural 
facilities are an integral part of the Durham 
experience ï well worth a day trip ï or a 
weekendôs stay.   

Whether locals or visitors, Durhamôs visitors 
know that there is always something fresh to 
do.  The renaissance has inspired a wide-
ranging programme of events across the City ï 
whether artistic, sporting or recreational; from 
high culture to family fun.  A series of venues 
has opened up, some of them new permanent 
spaces, others temporary.  Once uninviting 
spaces now open up their secrets, sharing 
their pleasures with the world.   

The Durham experience owes its charm to the 
character of the local people.  In a world 
which at times seems bland and homogenous, 
Durham has managed to retain its authenticity.  
It may be a heritage attraction ï but itôs also a 

living City with an authentic voice.  . 

Local people are actively involved in 
developing and putting into action the plans for 
their City.  Durham is a place where everyone 
feels an equal sense of ownership.  Today, 
Durhamôs citizens work hard to protect and 
enhance their surroundings, and are proud to 
share them with visitors from all over the world.   

The renaissance also involves facilities, 
services and events.  The renaissance was 
driven by a strong partnership between 
public, private and community sectors, sharing 
ideas, resources and expertise.  Once 
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stakeholders recognised their common interest 
in enhancing the Cityôs economic and social 
life, a new energy and purpose was flowed.   

And the renaissance is not just obvious during 
the day.  Concern for the character of the City 
after dark has created a City centre that is 
spectacular by day and night, through a 
subtle but sophisticated lighting strategy.  Or 
more accurately a ñDarkness Strategyò since it 
has been concerned with reinforcing the 
importance of darkness in such a setting by 
applying lighting properly, painting the 
sensitive historic fabric with light.  As a result 
the City is now renowned throughout the 
country as a dramatic place by day and by 
night. 

In 2006, the people of Durham decided that its 
main priority was to create an inclusive City 
centre that was an outstanding place for all 
its citizens - The key to the renaissance of the 
City and its hinterland was a vital, thriving City 
centre.  This cultural and physical renaissance 
made the City and authentic place to visit and 
invest in.  This Vision has been realised in this 
jewel of the North East. 

So what is necessary to turn this Vision into 
reality? 

2.2 STRATEGIC OBJECTIVES 

Strategic objectives flow from this Vision and 
are the criteria by which the contribution to the 
Vision made by proposed changes ï 
redevelopment, refurbishment, environmental 
improvement, traffic and environmental 
management - can be measured.  These 
objectives are: 

A great place to shop: creating a virtuous 
circle of more City centre activity creating more 
shopping creating more shops attracting more 
City centre activity.  But this is focused on 
making Durham special and different, not just 
the same as everywhere else, fostering local 
enterprise and independent retailers.   

A focus for new employers: recreating 
opportunities for investors, developers and 
businesses to provide jobs in and around the 
City centre, adding to the richness of City 
centre uses. 

A great place to live: maximising 
opportunities for everyone to have a home in 
the City centre. 

A focus for cultural activities: exploiting the 
history of the City and its awesome artistic, 
spiritual and academic life as the basis for 
museums, galleries, music, art and 
performance, in buildings, streets and spaces. 

More and better entertainment, leisure and 
cultural venues: improving the range and 

quality of venues matched by an upsurge in 
events and performances. 

Enhanced visitor facilities: reinventing the 
City as a short stay holiday destination by 
exploiting its new-found importance as a 
shopping, entertainment and cultural 
destination.  Identifying new opportunities to 
stay for longer and enhancing the potential of 
local businesses to capture visitor expenditure 
for local wealth creation.  Building a base for 
longer visits to the surrounding region and 
linking into the North Eastôs high quality and 
varied attractions.   

A great place to study: contributing to the 
ñDurham Experienceò which attracts high 
achieving students and academics to the 
University to study and undertake research, 
and to all those engaged in Lifelong Learning 
(both formal and informal) across the City.   

A centre for sporting pursuits: creating a 
focus for healthy living in the City through new, 
refurbished and expanded facilities, made 
available to a wider cross section of the public. 

Higher standards in design: using high 
quality development to stimulate investment 
and to attract spending in the City centre ï 
creating a place where the best designers 
want to design and the best developers want 
to develop, and anything less is not 
acceptable. 
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Better environmental performance: creating 
a culture where good design minimises the 
impact on the environment and on scarce 
resources. 

A high quality public realm: making the City 
centre a splendid place to walk and to rest, to 
watch and to participate, recreating the best 
standards of today across the City in the 
future. 

A City centre spectacular by day and by 
night: being sensitive to the character of the 
City centre after dark, using light to enhance its 
uniqueness. 

A wealth of walks; consolidating a network of 
walks through the City centre that meet the 
needs of different people for different reasons 
at different times, integrating streets, vennels 
and larger spaces and leading out of the City 
centre, north and south, into the rural 
hinterland and Necklace Park  

Transformed connections: improving links 
between the City centre and the rest of the 
City, giving priority to people walking and 
cycling, and changing traffic priorities 

An Integrated Transport Strategy: making 
the City centre walkable by improving its 
accessibility and improving the transition - from 
car and from bus and from train and from 
bicycle - to foot. 

Higher standards of customer service: 

giving all visitors the best possible experience.   

A good place to do business: providing an 
environment that is conducive to innovation 
and growth; encouraging enterprises of all 
sizes and sectors.   

Supporting local suppliers: ensuring that 
money generated in Durham stays in the 
regional economy, for the benefit of the people 
and businesses of the North East.   

A strategic approach to town centre 
management: using innovative ways to 
generate resources to improving the Durham 
City offer, based on ambitious, yet credible 
action plans. 

Effective communications: where 
information, good news and events are 
communicated dynamically 24 hours a day 
amongst local communities, businesses, local 
authorities, visitors and venues and enabling 
one-to-ones between individuals. 

A shared sense of entitled access: to 
information,  to promotion and marketing, to 
education, to public transportation, to 
economic stabilityéto private land through 
Right of Way, to the River and surrounding 
countrysideéaccess to each other, finding and 
building new communities of interest, both 
geographic and virtual.   

A robust planning policy framework.  The 
new plan for the City will have a range of 
policies that support development which 
underpins these objectives and which resists 
development that frustrates or contradicts 
them, or in any way puts their delivery at risk. 
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2.3 PLANNING POLICY 

The last of these strategic objectives is 
possibly the most important in ensuring that 
the Vision is delivered. 

Durham City Council is currently preparing its 
first set of policies for Durham City centre 
under the new planning system.  This Vision 
has been developed in close cooperation with 
Officers at Durham City Council to ensure that 
the options suggested in the Vision document 
are tested as part of the preparation of the 
Councilôs Local Development Framework.  
This enables Durham City Council to 
objectively test a range of options for different 
sites around the City centre. 

The community will have opportunities to 
comment on these options and the Council can 
assess which development options will provide 
Durham City centre with a sustainable, long-
term future 

.
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3 The Future of Durham City centre: Key Themes  

3.1 THEME ONE: THE VALUE AND 
IMPORTANCE OF THE CITY CENTRE 

The City centre is Durhamôs most valuable 
single asset because it is the only part of the 
City and the sub-region that is known to and 
accessible to all its residents and visitors.  It is 
the only common thread in all their lives.   

We already know that a strong image of the 
City centre is held dear by people throughout 
the City, and in the villages and small towns 
across the county; there is huge pride in the 
City. 

That everyone holds and shares this image 
makes the City centre precious, and the limited 
land and property within its confines are the 
Cityôs most valuable asset.  The Peninsula is 
the most accessible point in the City and 
therefore has the greatest demands placed on 
it, yet its resources ï land, building 
accommodation, traffic capacity, etc - are finite 
so must be used intensively.   

This Durham City Vision must find positive 
roles for all the land and buildings not currently 
in beneficial, intensive use. 

 

There can be no excuse if any part of the City 
centre does not have a clearly defined and 
articulated, positive role to play in the life of the 
City as a whole.  The parts must be well 
connected and integrated and able to ñinter-
linkò in the most effective manner to reinforce 
the social and economic life of the City.  This 
inter-trading is its lifeblood.  This richness 
creates the special character of the City centre 
but it has been neglected in recent decades.  
Now it has been rediscovered, it must be 
reinforced as part of an urban renaissance.   

At the same time, nothing in any other part of 
the City should be allowed to challenge the 
supremacy of the City centre and its richness 

and scale of facilities, nor should anything be 
permitted or encouraged elsewhere in the City 
that prejudices the renaissance of the City 
centre as set out in the Vision and the 
objectives, strategies and proposals of this 
Durham City Vision. 

Bearing in mind this importance, this first 
overarching theme about the importance of the 
City centre is supported by five other themes 
that underpin the development of proposals for 
the City centre of Durham: 

¶ CAPITALISING ON EXISTING ASSETS 

¶ CONFRONTING EYESORES 

¶ TARGETED INVESTMENT IN THE 
PUBLIC REALM 

¶ MAKING THE MOST OF THE GREEN 
ENVIRONMENT 

¶ ENHANCING THE CITY CENTRE 
EXPERIENCE  

ñIt is by their centres that cities are 
recognised, judged and remembered.  
Most visitors to a City see nothing but the 
central area and one approach to it, and 
the only knowledge of a City that is shared 
by all who live in it is their knowledge of its 
centre.  In the minds of residents and 
visitors alike, it is the image of the Cityôs 
centre that is called up by the mention of 
its name: for all, in a real sense, the centre 
is the City.ò 

Greater Peterborough Plan, 1971 
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3.2 THEME TWO: CAPITALISING ON 
EXISTING ASSETS 

It would be easy to become seduced by the 
prospect of ñbig projectsò to lead a renaissance 
strategy, and to be paralysed if they do not 
materialise.   

Durham does not need more iconic ñbig 
projectsò; rather it needs to: 

¶ capitalise on the icons it already has ï 
the Castle, the Cathedral, and to a lesser 
extent, the University, the Gala 
Theatre/Millennium Place, and the integrity 
of the historic City core - through 
promotion and management in partnership 
with key stakeholders; 

 

Fig 2: The Castle and Cathedral from Wharton 
Park 

¶ reinforce what exists by the creation of a 
new icon for the 21

st
 century, the creation 

of Durhamôs Necklace Park which will 
elevate the quality and performance of the 
whole City centre  as a setting for the 
Cityôs economic and social life by creating 
a focus for development sites and the 
quality of the public realm, and through 
appropriate management and promotional 
strategies; 

¶ retain the potential to accommodate 
any future ñbig projectò without 
restraining the capacity to regenerate 
underperforming parts of the City centre 
now.  This is not the same as saying that 
the City cannot or should not 
accommodate another iconic development 
if one (as yet unidentified) should come 
along, but Durham cannot afford to wait for 
such a catalyst before taking action.  
Actioning this through the Durham City 
Vision is needed, and is possible, now. 

Reserving capacity for an iconic project ï a 
revived Regional Assembly, a Regional 
Conference Centre, a regional or national 
cultural venue, a major inward investor - 
should not rely on any of the existing identified 
development sites but should focus on sites 
that may be released for redevelopment at 
some time in the future, a reserve site that 
does not need to be a vacant site in the 
interim.  This is dealt with by a Strategy for 
Iconic Development in Section10 below. 

So what is envisaged instead of a strategy 
based on ñbig projectsò?   

There should be four principles: 

Firstly, each of the identified development 
sites needs a development strategy that is 
aspirational but anchored in what is deliverable 
now, and with a real commitment to design 
and construction quality that is of its time, not a 
pastiche of perceived heritage ï world class 

modern design for a world class historic City.  
In all cases these are long standing 
redevelopment opportunities where failure to 
change is holding the City back. 

Secondly, there are numerous opportunities 
for ñjewelò developments; smaller scale 
interventions that establish a reputation in the 
City for beautifully conceived and crafted but 
small scale new buildings and structures that 
are sympathetic to their setting and yet set 
themselves apart through uniqueness of form 
and use, and through quality of execution. 

Thirdly, reinforcing the cultural role of the 
Market Place.  While the Castle and the 
Cathedral are iconic - hugely symbolic of the 
place in the hearts and minds of its people and 
its visitors, a position that is unassailable - they 
are not part of the everyday experience of the 
place for the majority of its users.  The heart of 
the City is the Market Place and a broad east-
west swathe across the core of the City centre, 
bisected twice by the river.  This should be the 
focus for immediate action 

Lastly, it is important to think beyond the 
physical aspects of Durham to improve the 
ways that the Cityôs many assets are managed 
and marketed.  Durhamôs people need to be 
engaged; opening up fresh opportunities for 
collaboration, creativity and enterprise.  A 
prime example of these collaborative and 
creative opportunities will be found in the 
activities and management of the Necklace 
Park, which, with local business and arts 
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involvement, will open up new potential for 
enterprise. 

3.3 THEME THREE: CONFRONTING 
EYESORES ï GRASPING THE 
NETTLE 

It is very well recognised that the City centre 
has some long-standing eyesores that detract 
from the quality of the environment around 
them, impacts that can be very substantial and 
far reaching.  These are long-standing blights 
and have been the subject of proposals and 
discussions for a long time which means that if 
this Durham City Vision fails to deal with them 
properly in the near future, its whole validity 
will be undermined. 

Private investment could deliver solutions to 
these issues and will be encouraged.  
However, solutions may rely on leverage 
through public ownership and the threat of 
compulsory purchase to deal with those parts 
of the built fabric that detract from the quality of 
the City centre as a whole and prevent it 
achieving its potential.  These locations are: 

¶ The Ice Rink  

¶ The Bus Station and North Road 

¶ Millburngate House  

¶ The general environment of the 
Millburngate Centre  

¶ Leazes Road  

There are proposals for each of these 
locations, but civic leadership will be needed to 
drive new ideas for redevelopment and re-use 
and to galvanise private sector action, in some 
cases backed by public sector investment to 
spearhead the transformation of each place.   

 

Fig 3: Fig 3: The former Ice Rink  

 

Fig 4: The Bus Station 

 

Fig 5: Millburngate House  

 

Fig 6: Millburngate Shopping Centre  

 

Fig 7: Millburngate Shopping Centre  

 

Fig 8: Leazes Road through the City centre 
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3.4 THEME FOUR: TARGETED 
INVESTMENT IN THE PUBLIC REALM 

Investment in the quality of the public realm 
will lead to regeneration and redevelopment of 
sites and revitalisation of parts of the City 
centre, and such investment is justified as a 
fundamental precursor to economic 
development.  It makes the City centre an 
attractive setting for other investment.  The 
interrelationships of public realm investment 
and economic performance are not always 
direct and obvious but they remain very 
important. 

This framework explores concepts for these 
places and spaces through illustrative 
drawings.  These are not fully developed 
design proposals ï that work would be 
commissioned at a later stage. 

There are five strands to this theme: 

3.4.1 Approaches and the Sense of 
Arrival 

Each of the road approaches to the City centre 
fails to achieve any real sense of arrival into a 
high quality urban environment.  In all cases 
they are confusing and illegible and the 
continuity of the urban fabric is disrupted.  The 
same is true of arrival by train and arrival by 
bus.  Only the river spaces have any sense of 
arrival and legibility, but these remain under-
exploited.  There are development 
opportunities related to each approach that 
could transform first impressions, allied to 

change in the design and quality of the public 
realm.   

In most cases change is related to: 

3.4.2 Taming Traffic 
People are subservient to traffic on each and 
every approach to the City centre, irrespective 
of their mode of travel.  The requirements of 
traffic have made the City illegible, disrupting 
its historic and organic structure.  This need 
not be so, and each of these approaches can 
be changed to restore the visual and spatial 
structure and improve pedestrian routes from 
the inner suburbs into the City centre.  This 
could be reinforced by construction of a 
Northern Relief Road which could assist the 
prioritisation of access traffic over through 
traffic, and by the success of the Park & Ride 
programme. 

3.4.3 Structural Defects 
The City centre has parts that are very poorly 
connected to other parts.  These include: 

¶ The pedestrian environment on the 
Millburngate Bridge and the potential for 
the retail area to have circuits that do not 
oblige shoppers and other visitors to 
retrace their steps, supporting The Gates 
Centre and Claypath by improving the 
connections between the two sides of the 
river (see Central Quarter Framework);  

 

Fig 9: Millburngate Bridge 

¶ Pedestrian connections from the Bailey 
towards the Universityôs main campus as 
part of a new north-south axis that 
connects from the hotels and long-term car 
parks in the north via the Gala and the 
Market Place, the Castle and Cathedral to 
the main University campus, the Oriental 
Museum and the Botanical Gardens, 
providing an alternative route between the 
two main concentrations of University 
activity relieving Church Street of 
pedestrian movements (see Peninsula 
Quarter Framework): 

¶ Continuity of the river banks through the 
City centre (see Elvet, Claypath and 
Central Quarter Frameworks). 

These can all be addressed through 
investment in new public routes and 
connections as the catalyst for further 
regeneration. 

 

Fig 10:  Lack of Connection below Framwellgate 
Bridge 

3.4.4 Legibility and Accessibility 
The City has significantly expanded 
accessibility with new and improved walking 
routes but accompanied by increased 
confusion and illegibility, with poor signage.  In 
many cases these routes deposit people in 
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places where the onward connections are not 
obvious.  There is no simple network that 
reveals the City centre structure through visual 
means, and much of what is on offer can be 
missed.  This visual and interpretive 
information should be widely available online 
to provide necessary information to contribute 
to the marketing of the Durham City 
Experience. 

3.4.5 Making the Most of the Heart 
The Market Place is the most important space 
in the City centre, bar none.  But at the 
moment its main function is as a service yard, 
and it is cluttered with objects and poor 
surfaces that frustrate its exploitation.  It needs 
a thorough reappraisal and redesign so that it 
can perform its true role in the life of the City 
(see Section 16: Quarter One Central). 

 

Fig 11: Market Place Today 

3.4.6 Securing Public Realm Investment 
through Development 

The Durham City Vision includes extensive 
proposals for the regeneration of the public 
realm throughout the City centre.  This reflects 
the premise that a high quality public realm is a 
pre-requisite to economic regeneration 
because it attracts investors and consumers 
and increases the value of trade.  There are 
three potential routes by which this investment 
can be funded.  The first two are: 

¶ New public sector budgets 

¶ Re-targeting of existing capital and 
maintenance budgets 

However it is envisaged that most of the larger 
schemes will be realised as part of a package 
that includes the redevelopment of adjoining 
sites, and will be secured through legal 
agreements as part of the planning process. 

3.5 THEME FIVE: MAKING THE MOST OF 
THE GREEN ENVIRONMENT  

There are three parts to this theme. 

3.5.1 The Necklace Park 
The central Vision for Durham incorporates the 
concept of a ñNecklace Parkò which aims to 
transform the valley of the River Wear to and 
through the City as a major open space asset.  
In this concept the ñpendantò on the necklace 
is the Peninsula and the Gorge, and the 
ñclaspò where the City centre fabric and the 
river come together is the Walkergate river 
front. 

3.5.2 Green Landscape in the City centre 
There is already a wealth of green space 
through the heart of the City centre but it is 
unconnected, uninviting and daunting to 
prospective users.  It can be much better 
accessed, used and managed to be integrated 
as part of a wider urban ñparkò connecting the 
countryside right through the City with the river 
as the central feature. 

3.5.3 The Botanic Gardens  
The Botanic Gardens draw 50,000 visitors a 
year, despite limited publicity and relatively 
poor accessibility.  The Botanic Gardens could 
be a much better visitor attraction for the City.  
New opportunities are opening up, due to the 
construction of the Park and Ride site adjacent 
to the Gardens, and the funding of a new 
Gateway to the University by Durham County 
Council.   
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3.6 THEME SIX: ENHANCING THE 
DURHAM CITY EXPERIENCE AND 
THE WAY IT IS COMMUNICATED  

It is important to consider how the City centre 
relates its functions to its users: 

¶ To shoppers 

¶ To City centre workers 

¶ To families 

¶ To young people 

¶ To residents 

¶ To visitors 

¶ To people wanting a good night out 

¶ To students 

¶ To ñculture vulturesò 

¶ To photographers, artists and historians 

¶ To visiting business people 

The City centre already has most, if not all, of 
the components that a City centre should offer 
to its users.  The notable exception is a large 
cinema and conferencing facilities could be 
better.  Hotel accommodation is being vastly 
improved.  But while everything is there, it is 
not always of the right quantities or qualities, 
and some facilities are poorly managed.   

The development sites can address many of 
the current deficiencies while better and more 
intensive use of land and buildings will address 
others.  Securing development that does not 
always reflect most profitable uses will require 
robust policies and a steely resolve with pro-
action. 

There are a number of strategies in the wider 
Vision that address the software of the City 
centre, not what is offered, but the way it is 
offered.  Such strategies are complementary to 
this Durham City Vision, and include: 

¶ Arts and events 

¶ City centre Management 

¶ Promoting City centre Entrepreneurship 
and Customer Service 

¶ Creating a sustainable communications 
strategy 

These strategies are being addressed 
separately, and will be communicated to local 
stakeholders as they are developed.  Action 
plans are being drawn up for each of these 
elements. 

They are summarised in the box on page 20 
below. 
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4 Overall  Framework: From Vision to Strategy  

The Vision for Durham requires strategies for each of the main activities 
that happen in the City centre, strategies rooted in deliverability but 
aspirational in terms of the potential transformation of the appearance and 
performance of the City centre. 

Each is a statement of potential and of intention.  The Vision for the City 
centre is clear.  The strategies are the means by which the Vision can be 
operationalised, relating aspirations to real buildings, sites and spaces 
within the City centre.  These strategies will cover the following 11 themes: 

¶ A Strategy for Iconic Development  

¶ A Strategy for City centre Employment 

¶ A Strategy for Leisure, Entertainment and Visitor Development 

¶ A Strategy for Shopping 

¶ A Strategy for Reshaping the City centre 

¶ A Strategy for the University 

¶ A Strategy for Residential Development 

¶ A Strategy for ñModern Jewelsò 

¶ A Strategy for Illuminating the City centre  

¶ A Strategy for Traffic and Transport 

¶ A Strategy for Walking 

In parallel to these 11 strategies, all of which have physical implications 
requiring the support of strong planning policies with the benefit of 
public consultation, other complementary strategies are being 
developed.  These will be implemented by the Durham City Partnership, 
working alongside other key local stakeholders. 

Although not part of the statutory consultation process, these strategies 
will be developed in a truly inclusive way.  The ideas will be publicised 
as they unfold, offering plenty of opportunity for local people to have 
their say and to get involved.   

A Strategy for Town Centre Management: Injecting new energy into 
City centre businesses and their representative organisations, based on 
clear plans, more sustainable funding streams, and a genuine 
partnership between the private, public and community sectors. 

A Strategy to Promote City centre Entrepreneurship and Customer 
Service: encouraging a vibrant independent retail and leisure sector, 
catering attentively to local people as well as visitors.  The strategy will 
champion local traders, both existing and potential; and it will initiate 
new commercial opportunities. 

A Distinctive Programme of Arts and Events: coordinated with key 
city organisations and groups, attracting a varied, high quality range of 
óculturalô activities to suit Durhamôs many different user groups worthy of 
attracting funding and sponsorship from regional and national funders. 

A Strategy for the Necklace Park: built from the community on place 
and space, needs and opportunities, citizen ï landowner ï stakeholder 
collaboration helping all to find and use the opportunities, this strategy 
addresses key issue of environmental sustainability, youth engagement 
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and notions of citizenship. 

A Strategy to Build, Communicate and Market the Durham óVoiceô: 

to the press, visitors, investors and its own citizens; growing the 

Durham City Experience ñbrandò with key creative involvement from itôs 

the community and businesses, and making this a foundation for the 

innovative marketing and over-arching communications strategy 

necessary to sustain the Durham City ñStoryò. 
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5 A Strategy for Iconic Development  

An Iconic Development is assumed to be a 
development that is unique and part of the 
existing or new image of Durham by virtue of 
its use, its form and its scale.  So the 
Guggenheim Museum is an icon of Bilbao and 
the Baltic Mills is an icon of Newcastle-
Gateshead.  These are great rarities and 
incapable of manufacture without real purpose.  
To become iconic they need to have longevity. 

The Vision for the future of Durham City centre 
is not dependent on major, new iconic 
development to effect significant change in the 
perception and the reality of the City centre as 
a great place for residents, workers, students, 
visitors and visitors.  Many such proposals 
have been considered in the recent past ï 
Regional Assembly, National Portrait Gallery 
North, Regional Conference Centre, for 
example ï but each has evaporated. 

That is not to say that the City should not 
prepare itself to accommodate such a 
development, and be able to do so rapidly, if 
such a proposition were to come forward in the 
future.  Rather than holding vacant land or 
buildings in reserve for such a development ï 
effectively sterilising a part of the City centre, 
preventing it from performing a positive role in 
the life of the City for an indefinite period - the 
Vision proposes two strategies. 

5.1 POSSIBLE SITES FOR ICONIC 
DEVELOPMENT 

The first strategy, for the short to medium term, 
is to highlight a number of sites with existing 
potential.  At present, and in descending order 
of current availability, these include: 

¶ The former Ice Rink 

¶ County Hospital 

¶ Millburngate House 

¶ Redhills  

¶ Hild and Bede College 

However it is accepted that, as time moves on, 
these sites will drop away as they are 
redeveloped for more conventional projects 
when new uses are found. 

The second strategy, sustainable over the 
longer term, is to seek the availability of St Hild 
and St Bede College for such a development 
through some form of development agreement, 
while it continues to operate as a college of the 
University in the interim.  This is dealt with in 
Section 17 Quarter Two: Claypath. 

5.2 THE DURHAM SKY BOWL  

The City is currently excited about the prospect 
of a public art project which would fall into the 
category of iconic development. 

Set on a hillside in parkland at Aykley Heads, 
the giant óSky Bowlô would be a large steel 
bowl that reflected the patterns in the sky.  
People could enter the bowl and be enveloped 
by the sky with no other man-made structures 
in sight. 

The Sky Bowl has been designed to 
complement Durhamôs architectural heritage 
rather than to detract from it.  Its location is 
such that it will not appear in the same sight 
lines as the Castle and the Cathedral. 

It is hoped that such public art will inspire 
confidence in the area and illustrate that 
Durham is a progressive County.  It is also 
hoped that the Sky Bowl will be an attraction 
that would further enhance the tourism offer. 

 

Fig 12: The Proposed SkyBowl 
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Fig 13: Strategy for Icons 
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6 A Strategy for City centre Employment  

Within the Durham City Vision period, 
Government Departments and Agencies, the 
University, the City and County Councilôs will 
remain significant City centre employers.  The 
retailing and leisure industries, alongside 
culture will increase in importance as providers 
of employment. 

Concern has been raised that the City centre 
does not have the capacity to accommodate 
the transport movements associated with new 
office development.  Historically, the level of 
commuting has caused problems in terms of 
congestion and parking.  However, there is 
now a Park & Ride for the City centre which 
will ease the existing problems.  All new office 
development will have to investigate how it can 
be absorbed without exacerbating the existing 
transport situation. 

But the Durham City Vision anticipates that the 
combined effects of other strategies will 
enhance the attraction of the City centre to 
prospective employers and that this must be 
promoted as part of a comprehensive strategy. 

There are three main types of employment to 
be encouraged: 

¶ General Office Accommodation 

¶ Small-scale ñProfessionalò Office 
Accommodation (see section 6.2) 

¶ Workshops and Managed Workspace for 
New Businesses and the Creative 
Industries 

6.1 GENERAL OFFICE 
ACCOMMODATION 

Recent development has been concentrated at 
Aykley Heads.  There has been very little 
recent office development in the centre of 
Durham and the City centre remains 
dominated by Millburngate House with other 
office accommodation in much smaller office 
buildings.  This strategy envisages a number 
of opportunities to enhance the volume and 
range of office accommodation in the City 
centre, in both stand-alone and mixed use 
schemes: 

6.1.1 Refurbishment and Full Occupation 
of Millburngate House 

To include partial redevelopment and an 
increase in accommodation around the site 
perimeter.  This will make the space available 
to a wider range of tenants beyond the public 
sector.   

é..or 

6.1.2 Redevelopment of Millburngate 
House 

This has the potential to be the most important 
redevelopment project in the City centre which 
could be compared, in its iconic qualities, with 
the Peninsula and the Gala Theatre complex.  
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During the Durham City Vision period the 
existing office accommodation will reach the 
end of its useful life and will be obsolete.  This 
would be the most prestigious redevelopment 
site in the centre of Durham capable of 
accommodating a wide range of facilities as a 
mixed use project, including: 

¶ New office space, still on a large scale,  

¶ Residential accommodation 

¶ Commercial leisure, perhaps including a 
cinema 

¶ Commercial and public uses fronting the 
river 

The redevelopment potential is explored in 
more potential in Section 20 Quarter Five: 
Framwellgate below. 

6.1.3 Gilesgate 
Redevelopment of land liberated by 
reconfiguration of the roundabout (see Section 
17 Quarter Two: Claypath below) could include 
office accommodation well connected to the 
primary road network and forming the eastern 
gateway to the City centre.  This would be part 
of a mixed use development with housing. 

6.1.4 Mount Oswald 
This site has been long reserved for an 
important investment of regional/national 
significance.  This opportunity could be taken 
up in the Vision period and a significant new 

employer accommodated within the City close 
to the City centre. 

6.2 ñPROFESSIONALò OFFICE 
ACCOMMODATION 

Such accommodation is already distributed 
across the City centre providing space for 
accountants, solicitors, surveyors and estate 
agents and other professional services.  A 
major opportunity for additional 
accommodation is presented by the withdrawal 
of the University from listed buildings in Old 
Elvet which have potential for full or partial 
(with residential) conversion to create 
professional offices. 
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6.3 WORKSHOPS AND MANAGED 
WORKSPACE FOR NEW 
BUSINESSES AND THE CREATIVE 
INDUSTRIES 

Just as the City requires space for new 
businesses in the retail sector, so an 
entrepreneurial culture requires space for new 
businesses in managed workspace where the 
entrepreneurs can concentrate on the 
development of their businesses rather than in 
complexities of owning or renting premises.   

Such facilities may occupy existing, converted 
buildings which lend themselves to reasonably 
priced but characterful space, or they require 
purpose built premises designed to meet the 
specific needs of such businesses.  The key is 
to find a committed developer/operator. 

There are few such opportunities in the heart 
of Durham, but there is the opportunity to 
cluster such facilities in the Claypath area as 
part of the emerging cultural quarter.  This 
should be the primary use for consideration in 
the redevelopment or reuse of existing sites 
and buildings in the area. 
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7 A Strategy for Leisure, Entertainment and Visitor Development  

.  

Durham has been highly successful in 
increasing the number of opportunities to eat 
and to drink in the City centre, but this is widely 
perceived to have consolidated the ñdrinking 
and fightingò culture for which parts of the City 
centre have become known.  Indeed some feel 
it has exacerbated this problem by 
concentrating premises in particular locations, 
for example, North Road.  There is no large 
commercial cinema in the City centre; cultural 
and performance venues are limited - though 
the Gala represents a huge improvement on 
what went before - and there is a poor and 
limited range of hotel accommodation ï albeit 
improving rapidly. 

In the evenings, the City centre has become 
the domain of 18-30 year olds while other 
sections of the community ï older people and 
families ï feel excluded from the evening 
economy of leisure and entertainment.  The 
challenge now is to seek to match the 
quantitative change in places to eat and drink 
with a qualitative change, and to diversify the 
range of supporting venues and facilities so 
that a wider spectrum of the community is 
attracted back to the City centre, particularly in 
the early evening and at weekends. 

The Walkergate development has created a 
new focal point for the evening economy in the 
City centre, part of the imagined cultural 
quarter.   

The restaurants and bars will offer a unique 
dining experience during the day and will be 
attractive venues in the evening for a wider 
cross-section of the community.  The current 
range of tenants within the complex cater to 
the restaurant rather than café experience. 

Millennium Square will be an informal space 
for events and entertainment. 

7.1 RESTAURANTS AND CAFES 

Recent changes have seen a substantial 
growth in the number of cafes and restaurants 
in the City centre.  In addition, Durham has 
started to see improvements in quality and 
variety.  Such changes are likely to continue 
and should be encouraged.  Missing from the 
overall mix are quality restaurants in 
characterful buildings and good spaces toward 
the top of the market.  This should be 
promoted as a priority to strengthen the food 
lead offer and to attract a more diverse 
clientele into the City centre during evenings 
and weekends. 

This could also be used as a springboard for 
local supply chains where encouragement 
could be given through incentives, publicity 
and supportive assistance to those 
establishments that favour suppliers of local 
foods and produce. 

Such new establishments may be grown 
anywhere in the City centre provided basic 
compatibility with adjoining uses are complied 
with.  Claypath, New Elvet and Old Elvet are 
streets that are particularly well suited; as are 
some riverside locations.  There is a specific 
proposal for a restaurant to occupy the space 
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above the bank on the approach to the railway 
station which would afford it a unique prospect 
and which would require one of the Cityôs 
ñmodern jewelò buildings (see Section 12 A 
Strategy for Modern Jewels below). 

Also missing are affordable, commercial 
establishments where young people feel 
welcomed and catered for after school, on 
weekends and during the holidays.  The Gala 
and its adjacent Clayport Library currently work 
hard to welcome young people but such 
facilities are few and far between. 

7.2 PUBS AND BARS 

The transfer of licensing powers to the City of 
Durham Council will enable it to take positive 
control of the location of licensed premises 
across the City centre, and their performance, 
to avoid further concentration of pubs and bars 
and the incidence of anti-social behaviour.  
There should be no further licenses issued on 
North Road and existing premises should be 
encouraged to move from drinks-led to food-
led operations. 

There needs to be a related set of policies that 
influence consequential effects, including: 

¶ A high quality, pedestrian friendly public 
realm. 

¶ Improvements to the environment and 
facilities at the Bus Station (see Section 16 
Quarter One: Central). 

¶ Increasing the number of Taxi licenses and 
the location and number of taxi ranks, and 
the proactive management of queuing 
systems. 

¶ The extension of town centre management 
to cover the evening economy. 

7.3 LEISURE AND ENTERTAINMENT 

Leisure facilities - whether operated by 
commercial or public bodies, or available 
informally - are significantly underprovided in 
the City centre.  The Theatre and associated 
facilities are now at the pinnacle of provision, 
but other existing facilities ï swimming pool, 
nightclubs, etc ï are all small scale and 
relatively poor quality.  There is no large 
commercial cinema in the centre of the City. 

Similarly the network of parks and larger open 
spaces in the City centre is disjointed and most 
are poorly used, and fails to properly exploit 
the setting of the river and the river gorge.   

Similarly the needs of young people,  
particularly in groupsï to meet, play, relax in 
welcoming and affordable venues ï is 
significantly under-met.  The needs of family 
groups with young children too are catered for 
only sporadically.   

This framework proposes a range of new 
facilities: 

 

Fig 14: Strategy for Leisure 

7.3.1 The Necklace Park in the City centre 
The concept of the Necklace Park in the City 
centre is that it creates connections for a range 

of riverside spaces that provide for informal 
recreation in the City centre, and for a series of 
informal culture, performance and sports 

venues.  These are described in more detail in 
the relevant sections on the Quarters (see 
chapters 16 ï 23). 
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7.3.2 A New Swimming Pool 
A new swimming pool and associated formal 
sports facilities is currently being constructed 
on the Sixth Form College playing fields in the 
Walkergate area of the City. 

7.3.3 A Cinema 
While the preferred sizes for commercial 
cinemas continue to shrink from many screen 
multiplexes to the current demand for 4-7 
screens (2500-3000 sqm on a single level), 
there are few locations in the City centre that 
could accommodate such a development 
without significant detrimental visual and 
environmental impacts, and without the 
opportunity costs of a large area of scarce land 
being dedicated to such a monolithic 
development. 

At present the obvious location where these 
drawbacks can be overcome is as part of a 
redevelopment of Millburngate House. 

Alternatively a smaller facility (3 screens) could 
be incorporated into the redevelopment of the 
Claypath land, complementing the Gala 
Theatre and Cinema and consolidating the 
function of the area as the Cityôs cultural and 
entertainment quarter. 

7.4 CULTURE AND PERFORMANCE 
VENUES 

Given the Northeastôs well-deserved reputation 
for performance and the arts, it is ironic how 
long it has taken to address the need for 
venues worthy of supporting this.  The Gala 
Theatre notwithstanding, there is still  a great 
need in Durham for spaces to house a wide 
range of events in the performing, installation 
and fine arts (formal and informal), and to 
house the many fine and rare collections for 
which Durham is known.  A number of existing 
buildings across the City could usefully be 
converted for this purpose.  The key to the 
strategy is to make the best use of what 
already exists. 

This is not exclusively about permanent 
cultural venues.  There is a great opportunity to 
use some of Durhamôs beautiful and 
remarkable buildings for temporary events ï 
for example as festival venues.  One of 
Durhamôs strengths is its hidden spaces.  By 
opening up these spaces on an occasional 
basis, it will give a reason for visitors to come 
back to the City time and time again. 

A number of opportunities have been identified 
as part of the Universityôs Cultural Strategy.  In 
particular, it has been suggested that a visitor 
centre be opened on the Peninsula, integrating 
the many jewels within and around the World 
Heritage Site  In addition, a dedicated Centre 
for the Visual and Performing Arts has been 
mooted, with performance and gallery space to 

showcase the Universityôs extraordinary, but 
often unsung cultural assets.    

In the longer term it is reasonable to assume 
that there may be demand for multipurpose 
space and for outdoor performance space. 

These need to be spread across the City 
centre; particular foci are the Cultural Quarter 
in Claypath and the Necklace Park in the City 
centre. 

The latter specifically identifies the need for 
outdoor venues particularly outside the City 
centre.  The strategy calls for a light touch, 
building on a series of spaces to provide 
venues for events and activities.  There is no 
reason why this light-touch philosophy cannot 
also be used to explore City centre venues for 
cultural and performance venues.   
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7.5 HOTELS 

There are commitments to construct two new 
hotels in Durham: a four star hotel on the site 
of the former gasworks and a three star hotel 
as part of the Walkergate Development.  
These will mean that Durham has traditional 
British hotels such as the Royal County and 
the Three Tuns ï expanded coaching inns - 
and the promise of national and international, 
modern, high quality chain hotels. 

To complete the hotel offer, Durham requires 
unique hotels of high quality and character, 
now commonly known as ñboutique hotelsò, 
that will consolidate the visitor, weekend and 
business market in the City.  Such hotels are 
relatively small, occupy historic or unusual 
buildings, and offer high quality, well designed 
and fitted accommodation allied to good 
catering.   

There are a number of opportunities to achieve 
this in the heart of Durham: 

7.5.1 The BT Exchange Building, 
Providence Row 

Conversion of this building to create a 
ñboutique hotelò with tall and airy rooms and 
with prospects over the Wear valley. 

7.5.2 Elvet 
The Elvet area of the City centre appears to be 
particularly well suited to new or expanded 
hotel accommodation.  This would consolidate 
the traditional hotel centre in the City. 

In the event that Old Shire Hall should become 
surplus to its current use by the University at 
some point in the future, its conversion would 
create a unique hotel venue.  If this property is 
too small to be viable on its own, there is the 
potential to add rooms through conversion of 
some of the surplus University ñhousesò on the 
north side of Old Elvet as satellite 
accommodation. 

7.5.3 County Hospital 
The original building of the County Hospital, a 
fine example of Victorian Gothic, has potential 
as the centrepiece of a ñboutiqueò hotel with 
the opportunity to enhance the accommodation 
through redevelopment of other parts of the 
hospital grounds. 
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8 A Strategy for Shopping  

Along with essential circulation, meeting and 
conviviality, shopping will continue to be the 
most visible activity to epitomise the function of 
the City centre at the heart of the City.  The 
City centre will continue to be the preferred 
location for all ñhigher orderò shopping, 
shopping that is reliant on, or needs to be 
accessible to, the greatest proportion of 
residents in the sub-region and beyond. 

The Vision for shopping in Durham is that it 
should be improved in eight ways: 

¶ More ñspeciality retailingò, in particular 
niche and independent outlets 

¶ General uplift in the quality and variety of 
conventional retailing 

¶ New ñanchor storesò 

¶ Retention and improvement of food 
retailing, catering to all tastes and budgets 

¶ More convenience retailing for local users  

¶ The creation of a retail circuit 

¶ Emphasis on general retail skills and 
customer service 

¶ Long term provision for retail 
redevelopment and expansion 

8.1 MORE ñSPECIALITY RETAILINGò 

More ñSpeciality Retailingò by independent 
retailers exploiting the unique setting and 
ambience of the City centre and the diverse 
shopping clientele, including a business 
development programme that promotes new 
retail businesses, and the creation of new retail 
space in appropriate locations and on 
appropriate terms through building 
refurbishment and new development. 

Preferred locations are shown on the plan and 
include: 

8.1.1 An Enhanced Market 
A programme of improvement, reorganisation 
and enlargement of market activities, both in 
the Market Hall and in the re-landscaped 
Market Place (see Section 10 below), 
enhancing the role of the market as a retail 
ñincubatorò.  The proposals for enlargement of 
the Market Hall by insertion of a mezzanine 
floor had to be scaled back because of listed 
building concerns.  Unfortunately, this 
challenged the viability of the project.  This 
issue should be re-visited in the light of a 
commitment in this Vision to the expansion of 

opportunities for retail entrepreneurs, as part of 
a wider economic development initiative. 

In addition, appropriate additional sites for 
market stalls should be considered, in 
consultation with the Durham Market 
Company, to expand the amount of flexible 
space available to small traders.   

8.1.2 Better regular outdoor markets 
Working closely with Durham Market Company 
and its traders to improve the presentation, mix 
and operation of the regular outdoor markets - 
balancing the needs of price-conscious 
shoppers with those seeking a more distinctive 
product.  This will include re-evaluating the 
frequency and layout of the outdoor markets, 
based on customer feedback.   

8.1.3 Speciality markets 
Speciality markets can broaden the choice of 
goods for local/regional shoppers, as well as 
creating an attraction for visitors.  Well-run 
speciality markets can create a sense of 
theatre, adding to the ambience of the City 
centre.  A wider variety of speciality markets in 
the Market Place, aiming at regional shoppers 
and visitors could be programmed.  Other 
occasional venues should also be considered, 
based on clearly agreed guidelines.   
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8.1.4 Claypath 
Refurbishment of existing retail premises and 
the potential redevelopment of the western 
frontage for mixed use to incorporate space for 
new retail enterprises at ground floor level. 

 

Fig 15: Claypath 

8.1.5 The North End of The Bailey and 
Elvet Bridge 

Consolidation of existing ñspeciality retailò 
activities on the approach to the Peninsula, the 
Cathedral and the Castle, the main visitor 
route.   

 

Fig 16: Saddler Street and Elvet Bridge Approach 

Elvet Bridge will provide a connection, via the 
new Elvet Place (see Section 19 Quarter Four: 
Elvet below) to: 

8.1.6 Old Elvet 
Distinctive ñspeciality retailingò that is capable 
of being housed in the lower floors of listed 
residential properties without the need for 
significant building alterations, particularly to 
frontages.  Such uses might include: high 
fashion; arts and crafts; books; art galleries; 
jewellery; high value gifts; antiques; etc.   

In particular the Vision sees potential for these 
premises providing shopfronts for speciality ñe-
retailersò that draw on a national and 

international market for their goods and 
services via the internet, but are based, and 
have their shopfront presence, in Durham.   

These óshowroomsô might be linked to 
warehousing and call centre facilities in edge 
or out of town locations; ensuring a lower cost 
base and less traffic intrusion in the City centre 

 

Fig 17: Old Elvet 

This will require high quality 
telecommunications infrastructure in the area 
to optimise use of the Web.  Such an initiative 
has the potential to involve retailers, City 
centre management, the technology transfer 
expertise of the County Council and ONE 
NorthEast and the R&D resources of the 
University, who currently own the freehold of 
the premises. 
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Fig 18: Strategy for Shopping 
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Fig 19:  

8.1.7 Fowlers Yard and the Market Vaults 
Consolidation of the existing craft and arts 
sales through:  

 

Fig 20:  Fowlers Yard 

¶ new development to the rear of Silver 
Street properties;  

¶ use of the ground floor areas of new 
development on Back Silver Street 
Riverside;  

¶ use of vaults below the Market Hall and 
consequent alterations to the street 
façade;  

¶ a new gallery or shop in Fowlers Yard as a 
jewel building. 

8.1.8 The Vennels 
Refurbishment and reuse of the lower floors of 
any buildings within the vennels to create low 
cost speciality retail space. 

8.1.9 Defining Speciality Retailing 
In this strategy, speciality retailing is defined as 
the sale of distinctive goods by specialist, 
largely independent retailers that rely on the 
strength of the shopping centre as a whole to 
attract adequate custom but which create a 
unique identity for the City centre as a regional 
shopping destination.  In the main sales 

margins are good but sales volumes may be 
small and overall business profitability 
relatively low.  These businesses require low 
cost accommodation and are to be found in 
peripheral City centre retail locations. 

This Strategy for Speciality Retail is the top 
retail priority and should be initiated in the 
short term, successful implementation will 
foster: 

8.2 UPLIFT IN THE QUALITY AND 
VARIETY OF CONVENTIONAL 
RETAILING 

A general uplift in the quality and variety of 
conventional retailing through promotion and 
management and through the refurbishment 
and redevelopment of appropriate sites, 
expanding into areas currently thought to be 
peripheral to the Cityôs shopping core.  The 
overall aim is to enhance the richness of the 
shopping experience by improving the quality 
of retailers and their shops, and the diversity of 
goods offered.  The most obvious areas for 
such change are: 

8.2.1 Silver Street 
A street that is becoming dominated by 
national chain stores and franchised shops 
selling a limited variety of goods. 

 

Fig 21: Silver Street 

8.2.2 The Gates 
Achieved through refurbishment and/or partial 
redevelopment of the shopping centre allied to 
improved connections within the City centreôs 
retail circuit (see Section 10 below). 

8.2.3 North Road 
Revitalisation of the street through new anchor 
stores, environmental improvements, 
reconnection of the street into the structure of 
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the western side of the City centre and 
reconstruction of the bus station.  Given North 
Roadôs location, close to bus and train links 
and residential areas, a convenience retail 
element is appropriate.   

 

Fig 22: North Road 

This is the second priority and will be 
reinforced by: 

8.3 NEW ñANCHOR STORESò 

There are limited opportunities for new, large 
scale developments for anchor stores in the 
centre of Durham and the strategy for anchor 
stores relies more on the good and imaginative 
management of what exists rather than the 
creation of new space.  Within the first twelve 
months discussions must be initiated with the 
key stakeholders ï operators, landlords, 
developers and land owners ï to explore the 
potential for a restructuring of anchor stores 
within Durham City centre.  For example, the 
construction of a new food supermarket in 
North Road.   

In the medium to long term the attraction of at 
least two new anchor stores to Durham that 
will increase the overall attractions of the City 
centre and induce higher footfall in adjoining 
streets.  Such anchors will be well known, high 
street retailers operating large format stores in 
prime locations in the City centre that will 
attract shoppers and generate footfall in 
adjoining streets.  These will require significant 
redevelopment of existing premises. 

There are a number of locations in the City 
centre which such anchor stores could be 
located, over an extended period of time, listed 
in decreasing order of likely implementation in 
the Vision period (15 years): 

8.3.1 The south end of The Gates Centre 
The owners of The Gates have plans to 
redevelop the part of The Gates Centre 
fronting North Road and the approach to 
Framwellgate Bridge, a key ñknuckleò in the 
shopping street network 

8.3.2 The Waitrose Store, The Gates 
Centre 

The long term success of this store is largely 
reliant on the implementation of the proposed 
pedestrian link back to the Market Place as 
part of the retail circuit, presenting a new 
elevation to the Framwellgate/Leazes Road 
junction as a gateway development on the 
approaches to the City centre from the west 
and north west. 

8.3.3 Woolworth/Marks and Spencer, 
Silver Street 

Potential refurbishment of the stores in the 
heart of the City centre adjoining Silver Street 
and the Market Place to become flagship 
stores, either for the existing occupiers (or for 
other operators) if they chose to relocate within 
the City centre. 

8.3.4 The Northwest End of North Road 
Potential redevelopment of the block opposite 
the bus station at a prominent location on the 
western approach to the City centre, occupying 
a gateway site. 
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8.3.5 Redevelopment/Refurbishment of 
the anchor store, Prince Bishops 
Centre 

Creation of an opportunity for a Department 
Store within the City centre as part of a 
strategy to reorganise existing tenancies. 

A strategy for new anchor stores must be 
balanced by: 

8.4 RETENTION AND IMPROVEMENT OF 
FOOD RETAILING 

The maintenance of food retailing in the City 
centre, through the expansion and 
improvement of the Market and a new food 
store in North Road is very important to a large 
proportion of the population who use the City 
centre regularly.  This can be satisfied by two 
means: 

8.4.1 The Market 
Enhancement of food shopping within the 
Market Hall and in outdoor markets. 

8.4.2 North Road 
Redevelopment of the north east end of North 
Road for a ñMetroò scale small supermarket, in 
a location well related to the bus station and to 
the western approach to the City centre. 

Ultimately, a strategy for anchor stores and 
food retailing will be dependent on the 
successful: 

8.5 CREATION OF A RETAIL CIRCUIT 

The strategy for shopping in the City centre 
recognises that, at present, all of the main 
shopping streets and spaces are retail dead-
ends leading away from the Market Place.  
These require shoppers to retrace their steps 
and undermines the perception of the City 
centre as a diverse and rich shopping 
destination.   

Instead, a new pedestrian link is proposed to 
connect the north east end of The Gates 
Centre across the river towards the Market 
Hall/Market Place.  In this way The Gates 
Centre will no longer be a dead end but will 
have more connections back into the main 
retail area, increasing its attraction.  This is 
considered to be a parallel action to the 
redevelopment of parts of the centre to house 
one or more anchor stores. 

This new connection will also enhance the 
integration of speciality retail space in Claypath 
(see 8.1.3 above). 
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8.6 MORE CONVENIENCE SHOPPING 
FOR LOCAL PEOPLE 

At present, convenience shopping facilities in 
the City centre are limited ï this in turn drives 
people to out of town centres.  To ensure the 
long-term viability of the City centre, more 
convenience shopping facilities should be 
encouraged in the City centre, not only at the 
high-priced, top-quality level but also at the 
good-value service and product level.  This 
can be done through a combination of 
measures.   

The new Park & Ride sites will enable 
shoppers to carry their purchases back to the 
car, without needing to drive to out of town 
retail centres.  More short-term parking 
facilities in the City centre would also facilitate 
convenience purchases.  In the longer term, 
Durham should consider offering drop-off 
points at convenient locations across the City, 
and home delivery, while increasing the 
frequency of public bus services to the outlying 
villages so that connections to the City centre 
from the villages rival those connections 
between villages and other regional centres.    

8.7 EMPHASIS ON CITY CENTRE 
MANAGEMENT, GENERAL RETAIL 
SKILLS AND CUSTOMER SERVICE 

Alongside this physical development strategy 
for shopping, there will be a series of initiatives 
aimed at: 

¶ Investment in the management of the 
City centre in which the promotion and 
coordination of retailing will be a key 
element; 

¶ Support programmes to enhance general 
retail and leisure management skills in 
the City centre, and to encourage 
entrepreneurship.  These programmes 
would include training, mentoring, 
coaching and working with potential 
entrepreneurs to develop compelling new 
business ideas 

¶ Vocational training programmes to 
enhance overall standards of customer 
care, - such as Durhamôs award-winning 
Setting the Standard programme -  in 
which the retail sector will play a key part. 

In the context of this Durham City Vision, City 
centre management is not about the 
administrative processes of keeping the place 
neat and tidy and managing a range of street 
based events.  It is the proactive management 
and promotion of the City centre as an 
integrated commercial operation where all the 
key stakeholders are part of a partnership, 

supportive of the Vision and its recommended 
changes.  Only in this way can the changes to 
the structure of retailing in the City centre be 
initiated to achieve wider benefits and be 
sustainable over the long term. 
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8.8 LONG TERM PROVISION FOR 
RETAIL REDEVELOPMENT AND 
EXPANSION 

Over the duration of the Durham City Vision, 
successful transformation of the retail 
experience in the City centre will create 
demand for more retail floorspace in a City 
centre constrained by topography and a high 
quality and protected historic environment.  
This will require intensification of retail activity 
on existing retail sites rather than expansion 
onto adjoining non-retail sites.  There are three 
opportunities for (relatively) large scale retail 
led redevelopment, anticipated towards the 
end of this Vision: 

8.8.1 The Gates Shopping Centre 
Comprehensive (or large scale) partial 
redevelopment of The Gates centre to create 
modern accommodation for general retail 
needs. 

8.8.2 Prince Bishops Centre 
Partial redevelopment of the existing centre to 
intensify the use of the site and create 
reconfigured retail space. 

8.8.3 Woolworth and Marks and Spencer, 
Silver Street 

In addition, if the refurbishment of the 
Woolworth and Marks and Spencer stores 
does not occur early in the process, or they are 
relocated to other parts of the City centre, this 
is a third site where redevelopment may be 

pursued, but its current servicing constraints 
will ultimately limit the scale of development. 
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9 A Strategy for Reshaping the City centre  

This is a strategy aimed at addressing 
structural deficiencies which deals with: 

¶ The ñBand of Activityò ï Focus for Day-to-
Day Life in the City 

¶ The Role of the Market Place 

¶ All Streets Lead to the Market Place 

¶ Feeder Routes, Approaches and 
Gateways 

¶ A Network of Linked Squares and Spaces 

¶ A North South Spine 

¶ World Heritage Site Management Plan 

¶ The Necklace Park to and through the City 
centre 

9.1 THE NECKLACE PARK TO AND 
THROUGH THE CITY CENTRE 

The Necklace Park is described in the Durham 
City Vision as a key link between the City and 
the surrounding communities and the ribbon of 
the river and its enabling footpaths and 
bridleways will be enhanced through a range 
of environmental and landscape improvements 
so that it is capable of reinforcing this 
important cultural and social role. 

The concept for the Necklace Park outside of 
the City centre is being developed as part of a 
separate programme to the City centre 
Durham City Vision, and this programme will 
also develop strategies for the management 
and promotion of the Necklace Park within the 
City centre. 

Within the City centre the Necklace Park 
becomes the focus for the major development 
and public realm investment projects that 
gather around the river.  These will form a 
network of places gathered around sections of 
the river.  Whereas in the past the river has 
been seen as a divider that separated parts of 
the City centre, the combination of 
development sites and the needs for new and 
improved crossing points has created 
opportunities for the river to become a focal 

point of new spaces.  These should be named 
places on the river, ñReachesò as in the 
Reaches on the Thames, albeit at a smaller 
scale.  These Reaches will be defined by the 
existing and proposed bridge crossings, and 
are as follows (from North to south upstream): 

¶ Sands Reach north of the Millennium 
Bridge ï tranquil and rural, the transition 
from country to City on the northern 
approach. 

 

Fig 23: Sands Reach 
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Fig 24: Necklace Park Amenities and Attractions Fig 25:  Necklace Park Land Identification 
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¶ Framwellgate Reach Millennium Bridge to 
Millburngate Bridge ï the clasp on the 
necklace connecting the City to the River. 

 

Fig 26: Framwellgate Reach 

¶ Millburngate Reach Millburngate Bridge 
to Framwellgate Bridge ï a quiet oasis 
away from, but close to, the shopping 
streets. 

¶ Mill Reach between Framwellgate Bridge 
and Prebends Bridge ï the gorges western 
approach, views of the Cathedral. 

¶ College Reach between Prebends Bridge 
and Kingsgate Bridge ï the deep gorge 
where the lost gardens are found. 

¶ Kingsgate Reach between Kingsgate 
Bridge and Elvet Bridge ï eastern 
approach, central to the University. 

¶ Elvet Reach from Elvet Bridge to 
University ï bustle, revealing City centre 
life. 

¶ Old Elvet Reach from Elvet Bridge to 
Eaths Bridge ï new residential community 
and established University life. 

 

Fig 27:  Millburngate Reach 

¶ Racecourse Reach east of Eaths Bridge ï 
eastern transition from country to City, 
sports and recreation. 

 

Fig 28: Old Elvet Reach 

These places are complementary to the 
structure of Quarters (see chapter 16) as they 
are the seams that bind the parts of the City 
centre together.  Some require little change ï 
the sections of the river around the Peninsula 
for example ï while others will see radical 
change with the river at the centre of 
everything ï Framwellgate Reach, 
Millburngate Reach, Old Elvet Reach.  These 
proposals are dealt with in detail in the 
Quarters Sections of this Durham City Vision. 

To this end, each ñReachò on the river must be 
considered in relation to: 

¶ The surrounding and adjoining activities, 
uses and built form 

¶ The relationship with the adjoining 
Reaches 

¶ The degree and quality of access to the 
waterôs edge 

¶ The consistent and appropriate landscape 
treatment around the Reach, including 
signage and street furniture 

9.2 THE ñBAND OF ACTIVITYò ï FOCUS 
FOR DAY-TO-DAY LIFE IN THE CITY 

An analysis of the City centre has revealed 
that, while the Peninsula is symbolic of the City 
as a whole, it plays a relatively minor role in 
the day to day life of the City and its citizens, 
being used mainly by students, visitors and as 
part of the City centre network of pathways 
and roads.   Day to day activity is concentrated 
in a band of the City centre between the west 
end of North Road and Old Elvet with a short 
extension north of Leazes Road in Claypath.   

This is the intensive core of City centre 
activities ï shopping, entertainment, culture, 
employment ï and the focus is the Market 
Place.  This area needs to be reinforced in this 
role and will remain the focus for City centre 
activities, but it is constrained with very limited 
potential for growth.  Thus perceptions will 
need to shift about its ability to change, 
barriers will need to be breached and the core 
of the City centre extended ï in Claypath, in 
Old Elvet, and with a stronger and more 
integrated role for North Road. 
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9.3 THE ROLE OF THE MARKET PLACE 

Despite the radical changes that have taken 
place to the road network in the City, any 
analysis of the structure of the City centre still 
indicates that, in the day to day life of its 
citizens, the Market Place is the most 
important space bar none, and this needs to 
be reflected in its design, finishes, 
management and promotion.  It has the 
potential to be the most important commercial 
asset as a focus in the City centre for city 
events, setting the tone for the whole shopping 
area and reinforcing its uniqueness. 

This importance demands a fresh start for the 
Market Place secured through design and 
construction of the highest quality, based on a 
clear brief for its role and functions.  This 
should be focused through an international 
landscape design competition, with the 
commitment and resources to see through the 
implementation of the winning scheme (see 
Section 16 Quarter One Central) 

The Market Place must be carefully 
maintained, managed and marketed.  It needs 
to be kept clean, uncluttered, safe and 
welcoming.  The needs of the many different 
users ïcommercial, community and visitors ï 
must be balanced sensitively on a day-by-day 
basis.  And, like any theatrical venue, the 
Market Place deserves a programme of 
óperformancesô (both planned and 
spontaneous) to bring it to life.   

9.4 ALL STREETS LEAD TO THE 
MARKET PLACE 

While all traffic routes now bypass the Market 
Place, it is still the focal point for the entire 
main street network in the City centre and the 
walking routes there.  However, changes to the 
traffic network that resulted from the 
construction of Leazes Road have created real 
or potential new connections but serve 
pedestrians poorly, and so need to be 
transformed.  Particular areas in need of 
change are: 

Claypath Bridge over Leazes Road which 
disrupts the continuity of Claypath and its 
shopping frontages, and separates the cultural 
quarter from the Market Place. 

Millburngate Bridge which has very poor 
pedestrian facilities and yet is signposted as a 
primary route into the City centre from the 
station; it, is particularly poorly connected to 
the Market Place.  The north end of The Gates 
Shopping Centre is isolated from the rest of 
the City centre but new and better pedestrian 
bridges would create much improved 
connections to the Market Place and complete 
a new shopperôs circuit. 

New Elvet which separates the area of Old 
Elvet from the City centre because traffic is 
perceived to have priority.  A new approach to 
this junction to create a square through which 
the road passes would reduce severance. 

9.5 FEEDER ROUTES, APPROACHES 
AND GATEWAYS 

The road network has also made the City 
centre isolated from the rest of the surrounding 
City by giving priority to traffic and creating 
huge junctions that are holes in the fabric of 
the City.  As a result each approach to the City 
centre has a poor sense of arrival ï rather than 
an intensification of the built fabric that heralds 
the City centre, there is a large roundabout in 
an empty space.  These also sever historic 
street connections into the City centre from the 
inner suburbs of the town, separating City 
centre communities from the City centre 
proper. 

This problem is acute at: 

¶ The Junction of Castle Chare and North 
Road 

¶ The Junction of Leazes Road and 
Framwellgate Peth 

¶ The Junction of Leazes Road and New 
Elvet 

¶ The junction of Leazes Road and 
Gilesgate 

This severance should be reversed to greater 
priority to pedestrian access to the City centre 
and by reconfiguration to signal controlled 
junctions that are defined and enclosed by new 
development and by a high quality public 
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realm.  It should be possible to do this without 
significant adverse effects on traffic capacity 
(see the Quarter Chapters below). 

The County Council, through its Transport 
Innovation Fund (TIF) is constructing a 
computer model which will allow such 
proposals to be fully investigated. 

Chapter 15 sets out the Transport Strategy for 
the City centre where these ideas are more 
fully explored. 

9.6 A NETWORK OF LINKED SQUARES 
AND SPACES 

The Market Place is the heart of the City and is 
the most important urban space, but it is one of 
a network of larger urban spaces that provide 
social focal points to parts of the City centre.  
In some parts this pattern is clear and old 
established ï Palace Green, Old Elvet, the 
Station forecourt.  In some parts this pattern 
has been strengthened recently ï Millennium 
Place, Back Silver Street.  But in many places 
there is considerable potential to create new 
larger spaces within the City centre or to 
reconfigure existing spaces that will create 
focal points to parts of the City that will 
reinforce the character of the City centreôs 
Quarters.   

In particular these will be: 

é.  at City centre gateways: 

¶ North Road 

¶ Gilesgate 

¶ Junction of Leazes Road and Millburngate  

¶ The Railway Station 

é.  or on major streets: 

¶ New Elvet 

¶ New Elvet and Church Street 

¶ Claypath 

é.  or in the heart of some of the Quarters: 

¶ Old Swimming Pool site 

¶ Millburngate Shopping Centre 

é.  or alongside the River 

¶ Old Elvet Riverside 

¶ Elvet Place 

¶ Millburngate House 

¶ Former Ice Rink site 

These are all dealt with in detail in the Quarter 
Chapters below. 
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9.7 A NORTH SOUTH CULTURAL SPINE 

The City Councilôs existing visitor management 
strategy is focused on a route that runs from: 
long term parking, coach stops and hotels at 
Framwellgate Riverside; through Walkergate 
and Millennium Place, including the Visitor 
Information Centre; through the Market Place 
into Saddler Street; and then to the Castle and 
Cathedral.   

At present there is little incentive to venture 
further, though there are significant cultural 
assets not well linked into this route ï the 
Universityôs Oriental Museum, (acknowledged 
as one of the finest such collections in the UK), 
and the Universityôs Botanic Gardens which 
both lie on the south bank of the river to the 
south of the Peninsula and the Durham Light 
Infantry Museum and Durham Art Gallery with 
its stunning green surroundings, lying to the 
north of the City centre at Aykley heads  

Much of the north-south spine is already in 
place or in the process of being constructed.  
The northern extension to Aykley Heads is 
frustrated by the steep slopes and the layout of 
development at Millburngate House.   

There is a theoretical onward connection via 
Prebends Bridge at the south end of the 
Peninsula but this is circuitous and requires 
negotiation of steep slopes.   

Rather, it is proposed to investigate the 
possibility of a new and dramatic high level 

pedestrian bridge to create a direct connection 
from The Bailey toward the main University 
Campus which would provide a connection 
with spectacular views of the Gorge but 
without the need to go down to the river and up 
the other side. 

This would complete the North-South Cultural 
Spine, and would create much improved 
connection between parts of the University for 
students and academics and could open up 
new parts of the City to visitors. 

9.8 WORLD HERITAGE SITE 
MANAGEMENT PLAN 

The World Heritage Site (WHS) is currently 
centred on the Cathedral, Castle and 
Prebends Bridge.  Its boundaries and functions 
are to be enshrined in a Management Plan 
which will be reviewed from time to time and 
through which the boundaries of the WHS can 
be expanded.   

The draft WHS Management Plan was 
published for public consultation on 7 June 
2006. 

The draft Plan contains 27 objectives for the 
management of the WHS and it is the intention 
to monitor and review these objectives every 
six years.  It also proposes that the two 
existing boundaries of the WHS be joined 
through the inclusion into the WHS of Palace 
Green 
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9.9 MAPPING, WAYMARKING AND 
SIGNAGE 

The City centre requires a comprehensive 
review of waymarking, both in terms of signage 
and in terms of the marking of particular 
walking routes by symbols.  Given that such 
signage is addressed primarily at people 
unfamiliar with the City centre, it must be used 
sparingly but consistently, and be used to 
signpost routes that show the City centre off to 
greatest advantage and are logical routes. 

By way of example, the route from the railway 
station to the City centre should be signposted 
to take people down Station Approach and into 
North Road from which the layout of the urban 
fabric gives a clear indication of the route to 
the Market Place and the City centre.  At 
present the route is confusing and delivers 
people into one of several locations with no 
obvious onward route and with a poor local 
environment. 

Apart from its obvious functional purpose of 
directing people, good signage will be used to 
tell the many fascinating stories of Durham.  It 
can highlight the historic, cultural and 
commercial character of the City; and it can 
help to forge conceptual links in the users 
mind.   

Todayôs signage may be virtual as well as 
physical.  By using digital technologies, 
messages can be changed in real time, 
according to ï for example ï the time of day, 

or the mix of users on the streets.  Like the 
best media, signage and interpretation can be 
used to inform, entertain and educate, all at 
once, while giving local people and visitors a 
chance to explore the City and meet like-
minded individuals and communities of interest 
24 hours a day, online. 

In such a small City with such a rich history, 
the temptation to over-interpret should be 
avoided.  Durham is not a theme park it is a 
truly authentic, historic city.  Full interpretation, 
communication and discussion about the Cityôs 
meaning, history, amenities and activities can 
take place online, and in the growing centres 
of life-long learning such as the Clayport 
Library, in the academic institutions, libraries 
and museums of Durham City and in the 
potential new Visitor Centreôs on Palace 
Green.   
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10 A Strategy for the University  

Durham University is a major landowner within 
the City centre itself with a large number of 
sites on the edge of the City centre.  As such, 
the University have the potential to greatly 
influence the function and fabric of the City. 

10.1 THE UNIVERSITY ESTATE 

The University has developed its own Estate 
Strategy which, for the purposes of the 
Durham City Vision, has been reviewed to 
enable this Vision to respond positively to the 
Universityôs aspirations and to check that the 
land use strategies are compatible. 

The overall aim set out in the Estates Strategy 
is to rationalise the University into 3 sites: 

1. The Arts Faculty on the Peninsula 
site in the City centre 

2. The Science Faculty at the 
Science Park 

3. The Social Sciences Faculty at 
Stockton 

The key implications within the City centre are: 

¶ The evacuation of Old Elvet, 
Elvet Waterside and the car 
park 

¶ The University offices and 
estates department to move 
from the Old Shire Hall to the 
Mountjoy Buildings.   

¶ The botanic garden will be 
improved as a visitor 
attraction. 

¶ In the longer term, a Visitor 
Centre might be developed in 
the Palace Green Library 
building  

10.2 THE UNIVERSITY MASTER PLAN 

In August 2005 Durham University Estates and 
Buildings Department commissioned 
Shepheard Epstein Hunter to prepare a master 
plan for the Universityôs land holdings.  The 
aim of the master plan is to build on the aims 
of the 2004 Estates Strategy. 

Given Durham Universityôs expansive land and 
property holdings throughout the City centre, it 
is important to make sure that this Durham City 
Vision dovetails with the Universityôs 
aspirations. 

Despite the Durham City Vision and the 
Universityôs Estates Strategy being prepared in 

isolation, the two documents have many 
parallels, including: 

¶ A commitment to improving Elvet 
Waterside 

¶ Confirmation of the Universityôs intention to 
vacate their premises at Old Shire Hall 

¶ Improvements to the Botanical Gardens 

¶ Long term opportunity to redevelop St Hild 
and Bede college. 

10.3 STUDENT ACCOMMODATION 

The presence of students in the city centre is a 
fundamental component of its vitality.  As one 
of only a handful of ñcollegiateò universities in 
the country, Durham University provides a very 
substantial proportion of its own student 
accommodation and the proportion is growing.  
However there are parts of the city centre 
(Viaduct Quarter, for example) where private 
student accommodation is becoming 
dominant, leading to local frictions. 

The Vision for Durham is to maintain student 
numbers living in the city centre but to seek 
proper strategies for location and management 
of such properties to protect local 
communities. 
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11 A Strategy for Residential Development  

New and refurbished residential 
accommodation is a critical component of the 
regeneration of the City centre.  It adds a level 
of vitality to the City centre and increases the 
informal surveillance of the public realm 
imposing a necessary damper on the excesses 
of anti-social behaviour.  It is also an 
increasingly popular residential location. 

With the notable exceptions set out below, 
there is a general presumption against single 
use, residential development on sites in the 
City centre, because: 

¶ there is a need to support the widest range 
of activities and uses in the City centre,  

¶ land in the City centre is precious because 
ground floor land with street frontage is 
particularly scarce, and  

¶ these non-residential activities cannot 
readily compete with residential 
development in terms of values and 
returns.   

Durham City is currently exceeding its housing 
delivery targets with existing and committed 
sites.  The City of Durham Council is therefore 
focussing on a medium to long term housing 
strategy. 

On the majority of sites, ground floor areas and 
parts of the developed accommodation will be 
dedicated to other, commercial and non-
commercial uses.  All housing proposals 
should aim to provide a range of tenures and 
unit sizes to meet a wide range of housing 
needs. 

11.1 MIXED USE DEVELOPMENT 
INCORPORATING RESIDENTIAL 
SPACE 

There are a number of sites that may lend 
themselves to residential accommodation as 
part of a mixed use development to 
incorporate office space and other commercial 
space on upper floors, and commercial and 
community activities on lower floors.  Such 
locations include: 

11.1.1 Claypath 
Redevelopment of sites on the northern 
frontage 

11.1.2 Gilesgate 
Development of sites that result from 
reconfiguration of the roundabout to create a 
traffic signal controlled cross roads 

11.1.3 Old Elvet 
Reuse of existing listed buildings on the north 
side, to be vacated by the University, to 
include the potential for other uses ï offices, 
hotel and retail ï within a mixed use scheme. 

11.1.4 North Road 
Redevelopment opportunities at the northern 
end of North Road could incorporate 
residential uses as part of a larger mixed use 
scheme. 
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11.1.5 County Hospital 
This could incorporate retention and reuse of 
the original Victorian building with high quality 
development of apartments and town houses 
to replace the later additions, terraced across 
the site. 

11.1.6 Old Elvet Waterside/Swimming Pool 
The frontage buildings to Old Elvet, which are 
to be vacated by the University, and will be the 
focus of innovative mixed use development 
which will inevitably include residential 
accommodation.  To the rear of these 
properties lies land, including the existing 
swimming pool that is to be redeveloped, 
where new mixed use development 
incorporating higher density apartments and 
town houses is the preferred use, creating new 
streets and spaces and new connections to the 
riverside and to the old racecourse open 
space.  This is dealt with in more detail in 
Section 19 Quarter Four: Elvet below. 

 

Fig 29: Strategy for Housing 

11.2 SINGLE USE RESIDENTIAL 
DEVELOPMENT  

There are no strategically significant sites 
where it is considered that the only future use 
should be residential development.  Instead, 
mixed use development, including varying 
proportions of residential accommodation, are 
considered to be most appropriate in the City 
centre. 

11.3 SLOAP (SPACE LEFT OVER AFTER 
PLANNING) 

The organic structure of Durham was overlaid 
by an engineering-led sinuous road network 
that required extensive clearances of older 
properties and left significant parcels of land in 
its wake that have been landscaped, but which 
have the potential to repair the urban fabric of 
the City centre and to restore its sense of 
continuity.  As open green space, none of 

these areas have a positive function other than 
as isolated habitats and visual features.  Most 
are not physically accessible and so have no 
function as public open space.  Most remain in 
public ownership, either of the City of Durham 
Council or the County Council. 

The problem is that they are not extensive 
areas and each has access and topographical 
constraints.  However, the buoyancy in the 
residential market in the City centre at present 
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offers the prospect that these sites could be 
parcelled up and sold on for development as 
packages; the potential margins could foster 
design solutions that overcome access issues 
and site sensitivity. 

These sites include: 

¶ Sites around the Gilesgate/Leazes Road 
Roundabout (see below) 

¶ Site south east of Leazes Road/New Elvet 
Junction 

¶ Riverside site north west of Elvet 
Bridge/New Elvet  

¶ Site north of Leazes Road behind Claypath 
frontage 

¶ Framwellgate Peth east frontage to rear of 
Millburngate House 

¶ Small sites on east side of Sutton Street 

11.4 EXISTING CITY CENTRE UPPER 
FLOORS 

There is a wide variety of space on the upper 
floors of buildings in the heart of the retail area.  
A substantial proportion of this is unused or 
underused while other parts are in poor 
condition after years of neglect.  As alternative 
accommodation comes on stream, businesses 
occupying such space can be relocated and 
the general presumption in the City centre 
should be that such accommodation should be 
refurbished for residential use provided that: 

¶ It makes limited or no provision for car 
parking (which will be very difficult to 
provide nearby), and can be sold and 
managed as such 

¶ It is not in conflict with any commercial 
activities housed in other parts of the 
building or in adjoining buildings which 
may be a source of nuisance to future 
residents; e.g.  fast food and other food 
outlets, bars and nightclubs (particularly 
where music is played or where extended 
hours are commonplace), other activities 
having extended or 24 hour use where 
night-time disturbance of residents may be 
expected.  Existing and future commercial 
use will take precedence and new 
residential uses will not be allowed. 

¶ Where the change to residential use leads 
to the loss of employment space not 
replaced elsewhere in the City centre. 

¶ The regulations in respect of residential 
occupation and in particular means of 
escape can be satisfied without visual 
intrusion into the street scene or significant 
alteration to the structure or appearance of 
historic buildings, listed or not. 
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12 A Strategy for Modern Jewels  

Theme One set out in Section Three above is 
to make the most of what exists in Durham and 
to avoid a strategy based on big projects.  But 
this does recognise the potential for Durham to 
become known for itôs beautifully designed, 
beautifully crafted, small scale modern 
buildings that will lift the quality threshold for 
development across the City centre.  These 
are jewels to complement the major icons by 
which the City is already known, housing 
special uses in special places, each symbolic 
of the Cityôs new ñquartersò.   

Appropriate locations for such jewels are: 

¶ The Railway Station (See Section 20 
Quarter Five: Framwellgate) 

¶ Fowlers Yard (See Section 16 Quarter 
One: Central) 

¶ Ice Rink Site (See Section 17 Quarter 
Two: Claypath) 

¶ Claypath (See Section 17 Quarter Two: 
Claypath) 

¶ The Bus Station (See Section 16 Quarter 
One: Central) 

¶ Restoration of Dunelm House, New Elvet 
(See Section 19 Quarter Four: Elvet) 

¶ Millburngate Pedestrian Bridge (See 
Section 16 Quarter One: Central) 

¶ New High Level Peninsula Bridge (See 
Section 18 Quarter Three: Peninsula) 
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Fig 30: Strategy for Modern Jewels 
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13 A Strategy for Illuminating the City centre  

It is the recommendation of this report that a 
comprehensive lighting strategy be developed 
as part of the implementation of any Durham 
City Vision for Durham City centre with the 
view to providing an improved quality of 
experience after dark. 

Cities and towns are generally carefully 
planned by day to provide a pleasing 
experience for residents, shoppers, the 
working population, visitors and other visitors; 
spaces are clearly defined, buildings and other 
structures appropriately designed and detailed, 
and hard and soft landscape materials 
selected to provide both colour and texture and 
durability.  When darkness falls, however, the 
urban environment often changes in character; 
the streets and squares become less 
intelligible, landmarks disappear and the visual 
quality of forms and surfaces change such that 
the óurban landscapeô becomes an illegible, 
lower quality experience that can often feel 
unsafe and uninviting. 

Durham, like many cities in the United 
Kingdom, currently has a range of lighting 
solutions for the treatment of its streets, major 
buildings and monuments, bridges and 
landscaped areas of variable quality that have 
been designed and developed in a piecemeal 
fashion over time.  Each new lighting 

intervention continues to be designed 
individually to meet the requirements of a 
specific brief or site rather than ócontextuallyô 
as part of an overall strategy of how Durham 
may be revealed and enjoyed during the hours 
of darkness.  As a result the opportunity is lost 
to create a memorable experience that would 
serve to enhance the enjoyment of its spaces, 
architecture and most importantly, its dramatic 
natural setting during the hours of darkness. 

The development of a comprehensive lighting 
Vision for Durham City centre would provide 
an approach to the re-lighting of the City in the 
short, medium and long term.  It would identify 
methods by which the quality of the amenity 
lighting might be improved to make the streets 
and squares feel safer but without loss of 
character. 

The lighting strategy should be developed 
through careful analysis under the following 
headings: 

¶ Context ï consider the natural topography 
and existing lighting infrastructure 

¶ History ï examine the opportunity 
provided by the existing urban setting and 
its building stock 

Appropriate levels of light in a historic setting 
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¶ Legibility ï look for opportunities to 
improve comprehension of the City 
structure 

 

Fig 31: Coventry Illuminated 

¶ Place ï define and help create character 
areas 

 

Fig 32: Illuminating an Historic Environment, Bath 

The strategy should then aim to provide a clear 
plan of action and guidance on how to balance 
a wide range of, often conflicting, lighting 
design criteria including: 

¶ Image ï creating a pleasing ambience and 
memorable image 

 

Fig 33: Gateshead and Newcastle waterfront 

¶ Amenity ï ensure that appropriate 

standards are established and met 

 

Fig 34: New lighting standards in Newcastle 

¶ Accessibility ï improve access to the City 

after dark for all users 

¶ Safety ï positively illuminate changes in 
level and help contribute to road safety  

 

Fig 35: Lighting Pedestrian Routes, Coventry 

¶ Security ï assist with reducing the 

perception of crime 

¶ Sustainability ï reduce energy use and 
consider whole life cost 

¶ Environmental Impact ï control light 
pollution and impacts on the local ecology 

¶ Cost ï help plan capital and operating 

costs 



DURHAM CITY VISION 
The Durham City Partnership 

 

 
DAVID LOCK ASSOCIATES  56 
Consultation Draft June 2006 

¶ Flexibility ï develop and approach to 
infrastructure to support events 

 

Fig 36: New public space in Coventry 
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Fig 37: The Cathedral from Millburngate Reach Today 

 

Fig 38: Potential for a dramatic lighting design 

 

Fig 39: Elvet Arch today 

 

Fig 40: Potential for a dramatic lighting design 

 

Fig 41: Pizza Express today 

 

Fig 42: Potential for a dramatic lighting design 
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14  A Strategy f or Traffic and Transport  

The Transport Strategy for the city as a whole, 
with a focus on the city centre, was developed 
by Colin Buchanan and Partners in a report 
submitted to the Durham City Centre 
Partnership in July 2004.  The material below 
incorporates an updated summary of its main 
findings, relevant to other strategies for the city 
centre. 

14.1 CAR ACCESS AND TRAFFIC 

The Durham Transport Strategy emerges as a 
logical response to the problems and 
constraints analysed.  Traffic problems are 
largely confined to peak periods and caused 
by more traffic attempting to access the city 
centre and its environs than can be 
accommodated either on the road network or 
in the car parks.  Since road widening and 
further multi-storey car parks are not 
considered to be acceptable, the strategy is 
two-fold: 

¶ To significantly reduce the amount of the 
traffic using the A690, thus creating 
capacity for more significant changes to 
the balance of vehicular and pedestrian 
needs and providing major improvements 
to the environment in the City Centre 

¶ To provide a range of better alternatives to 
the private car and examine further 
restrictions or disincentives to car use. 

The disincentives and restrictions on car 
use are to include; 

¶ The re-designation of on-street parking 
from long-stay to short-stay. 

¶ The allocation of more road space for 
pedestrians, cyclists and buses. 

¶ Traffic management measures to 
discourage car use within the City Centre. 

¶ Examination of the potential to extend the 
existing congestion charge. 

The alternatives to car use will include: 

¶ Further improvements to the quality and 
amenity of journeys by foot and cycle. 

¶ Improved, more accessible and reliable 
bus services. 

¶ Full maximisation of the potential created 
by Park and Ride. 

¶ Modernised Bus and Rail Stations. 

¶ Improved taxi services. 

¶ Alternative route(s) for traffic that has no 
need to enter the City Centre. 

14.1.1 Transport Innovation Fund 
In producing a demand management transport 
solution it is crucial that the underlying 
principles of the Durham City Vision are met 
and that any reduction in congestion helps 
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promote wider economic growth, social 
inclusion and environmental objectives.  The 
challenge will now be to combine effective 
demand management, including consideration 
of further road user charging, with the 
provision of appropriate alternative 
infrastructure and public transport 
improvements.  The balanced implementation 
of such a combination of measures will provide 
improved accessibility by public transport and 
modes other than by car, by reducing 
congestion whilst maintaining the vitality and 
viability of the City Centre.   

The City is the hub of the public transport 
network in the County, so such improvements 
will also be fundamental to delivering better 
accessibility over a much wider area than the 
City Centre itself.  Consequently, a 
combination of demand management and 
infrastructure improvements are necessary to 
cope with future transport demands and 
maintain the viability of the City where road 
space is at a premium.  However, as well as 
tackling congestion, the environment and the 
street-scene in the City Centre will be 
significantly improved and better facilities 
made available for pedestrians and cyclists.  
Such measures will also provide substantial 
improvements in accessibility for a much wider 
area of the local transport networks, assisting 
the delivery of economic growth, social 
inclusion and improved environmental 
objectives.  The future development and 
sustainability of Durham City and the wider 
area of the County will be dependent upon the 

implementation of a carefully balanced and 
deliverable package of measures. 

To assist this process the County Council has 
been awarded funding through the Department 
for Transportôs ñTransport Innovation Fundò 
(TIF).  This funding will be used during 2006 
and 2007 to; 

¶ determine locations of congestion 

¶ identify key development/land use 
pressures 

¶ model potential solutions 

¶ establish a local future vision for transport 

¶ help prepare a substantive bid for TIF 
capital funding 

14.2 CAR PARKING AND PARK & RIDE 

With the introduction of the Park and Ride sites 
the implementation of the short- and medium-
term measures identified in the Durham City 
Travel Study (1997) has been completed.  
However some areas of demand remain 
relatively unrestricted within the City.  In 
particular, access to a significant amount of 
private non-residential (PNR) parking and the 
use of the City Centre by through traffic, helps 
to undermine the impact of demand 
management measures and to fuel congestion.   

It is considered that the number of parking 
spaces currently provided within the City area 
should be maintained at the level currently 
proposed, including the 500 replacement short 
stay spaces soon to open at Walkergate. 

All additional parking spaces, and in particular 
long stay spaces, should be located on the 
three new Park & Ride sites.  Initially 1100 
spaces have been provided on three Park & 
Ride sites and there is currently potential for 
further provision on the busiest site at Belmont.  
These will enable the number of public off-
street car parking spaces in the city centre to 
be held at the current level.  The number of on-
street spaces provided will be further 
examined in light of proposed development 
and environmental improvements, with parking 
removed where appropriate.   

Whilst Park & Ride is aimed primarily at the 
journey to work, its effectiveness as an 
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attraction to commuters who already have off-
street city centre parking space is limited 
currently.  However, the attraction could be 
increased by the use of a workspace parking 
levy or the voluntary introduction of parking 
charges by major employers.  Early indications 
are that the new park and Ride service is also 
proving very attractive to many shoppers and 
longer stay visitors and will thus release further 
city centre car parking for use in the off-peak.  
Park & Ride has already allowed all on-street 
city centre parking spaces to be converted to 
short stay, thereby reducing peak hour traffic 
and significantly increasing the amount of 
parking space available for off-peak shoppers.  
This will permit the amount of retail and other 
activity in the city centre to be significantly 
increased without corresponding increases in 
parking or road space and hence in congestion 
or environmental intrusion. 

14.3 IMPROVING THE PEDESTRIAN 
EXPERIENCE 

This is dealt with in more detail in Section 13 A 
Strategy for Walking and in the Quarter 
Sections.  Walking is a healthy and sustainable 
means of transport and good walking 
conditions in interesting and varied 
surroundings are essential in a city centre.  
The pedestrianisation of much of the city 
centre and its approaches, for example over 
Elvet Bridge, has created one of the finest 
pedestrian areas in the country.  The policy is 
to extend the area which is either fully 
pedestrianised, or has strong pedestrian 
priority.  This will be complemented by the 
creation of properly signed walks for tourists 
and for visitors by coach, car and train.   

New viewpoints will also be opened up from 
which the setting of Durham can be 
appreciated and connections between the 
University campus and the old city will be 
strengthened and improved.  The proposed 
North South Cultural Spine will be part of this 
strategy (see Section 5 (Reshaping the City 
Centre).  Outside the city centre core area, and 
on each approach to it, major junctions in the 
main road system will be reconfigured to give 
greater priority to pedestrians through a 
change from roundabout junctions to signal 
controlled junctions and the re-landscaping of 
the areas to create new urban spaces.  In 
addition consideration should be given to 
pedestrian approaches to the city centre from 
the wider Necklace Park in the river valley. 

14.4 ENCOURAGING CYCLING 

Despite the hilliness of the town and apparent 
difficulties of cycling, there are a number of 
points at which further provision should be 
made for cycling and secure cycle parking.  
Each of the junction reconfigurations on the 
approaches to the city centre should make 
provision for cycle priority including advanced 
stop lines and dedicated signals where 
appropriate.  Greater emphasis should be 
given to linking housing areas with 
employment and recreation with discrete 
signing along routes.  Whilst greater use 
should be made of routes with limited amounts 
of traffic such as North Road, there should be 
no relaxation of the restrictions on cycling 
within the pedestrian core of the city centre 
since cyclists and the density of pedestrian 
activity do not mix.  Secure parking should be 
provided in all car parks in the city centre, in 
particular those associated with the two main 
shopping centres.  Cyclists should be made 
aware of further paths available to them for 
lengthier explorations throughout the adjacent 
countryside and wider circular routes to aid 
recreation and tourism should also be 
developed. 
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14.5 BUS SERVICES AND THE BUS 
STATION 

The improvement of walking must be 
complemented by improved bus services and 
by their operation into a single new, modern 
and enlarged bus station, constructed on the 
site of the existing one.  This will raise the 
profile of the bus, encourage its use and help 
to make it an alternative to the car for local 
trips to the city centre, thus further reducing 
the need for parking and the amount of city 
centre traffic.  The County Council have 
recently made significant interim improvements 
to the environmental quality of the existing bus 
station. 

There needs to be greater emphasis and 
promotion given to existing bus services within 
City area.  More should be made of existing 
opportunities provided by services such as the 
Cathedral bus to link the City Centre with the 
bus and rail stations.  The development of real 
time information at the bus stops will greatly 
increase an understanding of the services 
available. 

14.6 RAIL SERVICES AND THE STATION 

The modernisation of the southbound side of 
the rail station should be completed together 
with the proposed new pedestrian underpass.  
The new station should incorporate a viewpoint 
café or restaurant looking out over the city.  
Restoration of the lift access system between 
platforms is essential to meet the needs of 
people with mobility problems.  Improvements 
to the station are dealt with in more detail in 
Section 21 Quarter Five: Framwellgate.  
Provision of real time information as part of the 
redevelopment will also increase awareness 
and attraction of bus links available form the 
Station. 

 

14.7 TAXIS 

There has in the past been some evidence of a 
shortage of taxis in Durham.  This appears to 
be because the number of licenses issued by 
the City Council has failed to keep pace with 
demand.  There are strong arguments 
(supported by central Government) for 
deregulating taxis by issuing licences to all 
suitable applicants.  The City Council has 
accordingly committed itself to the principle of 
structured deregulation.   

Meanwhile, the Council has recently issued 9 
further hackney carriage licenses (bringing the 
total number of licensed cabs to 64).  All these 
licenses are for taxis permitting use by the 
disabled; a policy on taxi and private hire 
vehicle colours has also been introduced.  The 
Council is currently monitoring the effects of 
these changes and may, if necessary, issue 
more licenses or proceed to complete quantity 
deregulation.  In addition the distribution of taxi 
stands needs to be reviewed regularly as the 
focuses of the evening economy change and 
grow. 
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15 A Strategy for Walking  

In the Durham City Vision, great emphasis is 
placed on the quality of the experience of the 
City centre for people on foot.  This is the 
means by which the majority of the City 
centreôs users experience the City centre, and 
as the proposed improvements to the public 
realm and the main access points are 
implemented, this majority will increase.  The 
needs of walkers in the City centre should 
have priority over all other modes of transport, 
both on routes to the City centre and routes 
within. 

15.1 RANGE OF WALKERS 

The users of the City centre have many 
different purposes, among them: 

¶ Shoppers, requiring access to the main 
shopping areas within the City centre. 

¶ Workers making their way from the point of 
entry to their place of work, around the City 
centre for lunch and staying on into the 
evening. 

¶ Evening visitors looking for a meal or 
entertainment. 

¶ Visitors visiting the Cityôs sights and 
making their way from car park or coach 
drop-off around the City centre. 

¶ People walking just for the fun, or for the 
exercise, or because they are inquisitive. 

¶ Students walking from college to classes. 

These groups will have different needs of the 
City centre at different times of the day or the 
week, but in the routes they share their 
experience of the walking environment. 

15.2 RANGE OF WALKS 

A network of walking routes has been defined 
that meets the key requirements of walkers in 
the City centre.  This involves approaches to 
the City centre, including new walking 
approaches along the river corridor as part of 
the wider Necklace Park concept and routes 
within the City centre. 

This network has also identified points where 
pedestrian priority is lost and the attractiveness 
of the route for walking impaired.  The network 
is identified on the plan and the main problem 
points marked.   

There will need to be a consistent approach 
across the City centre to: 

¶ signage and way-marking (see Section 9 A 
Strategy for Reshaping the City centre),  

¶ the priority afforded to pedestrians at the 
key crossing points of the main road 
network (see Section 14 A strategy for 
Traffic and Transport) 

¶ the quality of the walking surface in terms 
of functionality, legibility, design and use of 
materials.   
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¶ the environmental quality and perceived 
security of the Vennels throughout the City 
centre. 

The proposed improvements are dealt with in 
detail in the Quarter Chapters below. 
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16 The City centre Quarters  

16.1 THE CONCEPT OF QUARTERS 

As the Durham City Vision for the City centre 
has evolved, the analysis of how the City 
centre works today and the potential for 
change in the future has revealed the 
operations of distinctive ñquartersò ï parts of 
the City centre that are distinguished by a 
particular character or a concentration of 
particular activities.  This is a positive 
characteristic of all successful cities, and is 
indicative of the transition from town ï where 
the centre is undifferentiated because of 
compactness and the limited range of facilities 
and services offered to users ï to City.  Cities 
serve a wider catchment population with 
diverse needs.  Economies of scale, 
concentration and competition lead to 
specialisation of parts of the City centre to offer 
choice to users.   

Durham saw massive expansion in the 19
th
 

century, but still retained the characteristics of 
a small market town.  During this period, 
commercial activity spilled out of the medieval 
town centre into adjoining streets, displacing 
residential and other uses on street frontages 
to serve the burgeoning population.  The 20

th
 

century saw continuing expansion of the City in 
terms of its population but contraction of the 
City centre due to competition from other 

centres and to changes in lifestyle and 
expectations of what the City centre should 
and could offer, compounded by the significant 
physical changes that the construction of 
Leazes Road brought about. 

But that has started to change already, as a 
result of market forces but also reinforced by 
public sector interventions such as the 
construction of the Gala Theatre complex. 

The Durham City Vision for the City centre 
takes this evolution to be a springboard for 
future change.  The beginnings of a series of 
City centre quarters should be given positive 
impetus, where appropriate, through the 
Durham City Vision and through the 
development framework which flows from it.  
Distinct quarters will add to the positive 
experience of the City in general and its centre 
in particular, and will reinforce positive 
perceptions of the City centre as a unique 
place. 

The Durham City Vision defines seven 
ñquartersò or districts in the City centre, sharing 
City centre characteristics and activities but 
varying by degrees, each making a distinctive 
contribution to the experience of the City 
centre as a whole.  An important eighth 
ñquarterò is defined outside the City centre but 
included because of its importance to the 

economic development of the City centre as a 
whole. 
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16.2 THE DEFINITION OF QUARTERS 

A number of features define the seven City 
centre quarters. 

16.2.1 The River 
In part quarters are defined by ancient 
geographical features that are eternal in 
nature, of which the river is the most 
prominent.  Around the gorge the river is a 
barrier to movement and connection.  The river 
has limited crossing points so each bridge is a 
gateway to the core of the City centre, and City 
centre activities overspill to the far river bank 
and radiate out in each location.  What used to 
be traffic bottlenecks are now important 
concentrations of pedestrian activity, but they 
are not yet fully exploited.  The affinity of retail 
and associated activities, the physical 
characteristics of the North Road area and the 
area down to New Elvet, and the historic 
importance of the bridge connections means 
that the divisive effects of the river are less 
pronounced to the east and west of the City 
centre than they are to the south. 

16.2.2 Leazes Road 
The construction of Leazes Road, which runs 
through the City centre in a deep cutting, 
shares many characteristics as a boundary 
with the river.  Though crossing points are less 
celebrated at present, they do mark the 
transition into the medieval core of the City 
centre.  To the east and west of the City 
centre, the heavy traffic continues to separate 
the parts of the City centre on each side. 

16.2.3 The Railway Viaduct 
The third element that defines the quarters is 
the railway viaduct to the west and north west 
of the City centre which provides a strong 
visual edge to the City centre separating it 
from the inner suburbs to the west. 

16.2.4 Topography 
Finally boundaries are defined or reinforced by 
topography.  Hills play a very significant role 
in the daily life of the City centre making some 
parts much easier to reach than others, and 
having a profound impact on the perceived 
continuity of the public realm ï particularly 
walking routes ï if not its physical continuity.  
In particular three hills are particularly 
important in the definition of the quarters: the 
Station hill/Wharton Park; the Castle 
Mound/Peninsula; and the high ground to the 
south of North Road in the Crossgate area. 

16.3 THE SEVEN CITY CENTRE 
QUARTERS 

These boundaries have defined seven 
quarters as follows: 

1. Central Quarter defined by New Elvet to 
the east; the Castle Motte to the south; the 
rear of North Street properties to the south 
west, the railway viaduct to the west; 
Castle Chare to the north west; and 
Leazes Road to the north east.  This 
contains the core shopping area of the City 
centre focused on the Market Place. 

2. Claypath defined by the River to the south 
east; Leazes Road to the south; and the 
river to the northwest.  This is an inner 
residential neighbourhood with secondary 
shopping and the genesis of an arts and 
cultural focus. 

3. The Peninsula defined by the river gorge 
to the east, south and west and by the 
Castle Motte to the north.  The area is 
dominated by the Cathedral and the 
University, and related activities, and has 
very limited points of access. 

4. Elvet is defined by the river to the north; 
New Elvet to the northwest; and the river 
gorge to the south west.  This is a mixed 
area with hotels and University activities, 
the Prison and an extensive inner 
residential neighbourhood. 
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5. Framwellgate is defined by the higher 
ground around the station and is bounded 
by the river to the east; Castle Chare to 
the south; and North Road to the west.  It 
has four main parts: the river front 
including Millburngate House and the site 
of the proposed hotel; Highgate; the 
Railway Station and associated facilities; 
and Wharton Park on the crest of the hill.  
The fringes of the areas include County 
Hall. 

6. Crossgate defined by the rear of 
properties in North Road to the east and 
by the river gorge to the south.  It is an 
inner residential neighbourhood. 

7. Viaduct defined to the south by the 
railway viaduct and to the east by North 
Road.  It is an inner residential 
neighbourhood with some commercial 
activities and with two important 
opportunity sites, the County Hospital and 
Redhills Hall. 

Outside the City centre lies Mount Oswald.  It 
is not a City centre quarter, but it is very 
important to the economic future of the City as 
a whole and to the regeneration of the City 
centre as a result.   

16.4 THE ROLE OF THE QUARTERS IN 
THE FUTURE REGENERATION OF 
THE CITY CENTRE 

The importance of the quarters in the 
regeneration of the City centre is threefold: 

Each quarter will be given a clear and 
complementary role to play in the future of the 
City centre supported by proposals and 
policies designed to reinforce that role 

Development opportunities will be linked to 
public realm investments to define packages of 
linked investment within the quarters.  These 
will provide opportunities to reinforce 
characters.  Grouping projects by quarter 
allows complex and extensive changes to be 
given a comprehensible context in terms of 
scale and setting. 

The quarters will reinforce Durhamôs unique 
character and will enable the City centre to 
respond more appropriately to its importance 
as the centre for the sub-region and a unique 
location in the region as a whole. 

Fig 43: City Quarters 
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16.5 AN INDICATIVE SCHEDULE FOR THE CITY CENTRE DURHAM CITY VISION 
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Central Quarter
Opportunity One: North Place

Bus Station 0.40 ha Bus Station 2,800 sqm 2,800 sqm

Mixed Use Development 0.30 ha 1,800 sqm 21 700 sqm 28 1,800 sqm 36 Car Park 825 sqm 5,125 sqm 64

Sub Total 0.70 ha 1,800 sqm 21 700 sqm 28 1,800 sqm 36 3,625 sqm 7,925 sqm 64

Opportunity Two: Millburngate Shopping Centre

The Shopping Centre North (additional space) 0.32 ha 3,200 sqm 64 3,200 sqm 64

The Shopping Centre South (additional space) 0.18 ha 1,800 sqm 36 1,800 sqm 36

Millburngate North 0.27 ha 1,800 sqm 72 900 sqm 18 2,700 sqm 90

Fowlers Yard 0.03 ha Entrepreneurial 280 sqm 6 0,280 sqm 6

Sub Total 0.80 ha 1,800 sqm 72 5,900 sqm 118 280 sqm 6 7,980 sqm 196

Opportunity Three: Market Place

The Market Hall 0.10 ha 2,000 sqm 40 2,000 sqm 40

Sub Total 0.10 ha 40 2,000 sqm 40

Opportunity Four: Silver Street

Woolworth/Marks and Spencer 0.07 ha 1,400 sqm 28 1,400 sqm 28

Sub Total 0.07 ha 1,400 sqm 28 1,400 sqm 28

Central Quarter Total 1.67 ha 1,800 sqm 21 2,500 sqm 100 11,100 sqm 222 3,905 sqm 6 19,305 sqm 328

Claypath Quarter
Opportunity One: Former Ice Rink and Sands Car Park

New Development on the Ice Rink 0.40 ha 3,000 sqm 30 3,000 sqm 30

Residential Development on the Sands Car Park 0.68 ha 2,040 sqm 24 2,040 sqm

Sub Total 1.08 ha 2,040 sqm 24 3,000 sqm 30 5,040 sqm 30

Opportunity Two: Claypath Frontage

Council Offices/Kwik-fit/Palladium 0.90 ha 3,100 sqm 36 4,300 sqm 172 1,100 sqm 22 1,000 sqm 10 9,500 sqm 204

BT Exchange 0.34 ha 3,900 sqm 156 3,900 sqm 156

Sub Total 1.24 ha 3,100 sqm 36 8,200 sqm 328 1,100 sqm 22 1,000 sqm 10 13,400 sqm 360

Opportunity Three: Gilesgate

Roundabout North 0.37 ha 3,730 sqm 44 3,730 sqm

Roundabout East 0.58 ha 2,085 sqm 25 3,795 sqm 152 5,880 sqm 152

Roundabout South 0.22 ha 2,200 sqm 88 2,200 sqm 88

Roundabout West 0.04 ha 480 sqm 6 0,480 sqm

Sub Total 1.21 ha 6,295 sqm 74 5,995 sqm 240 12,290 sqm 240

Opportunity Four: St Hild and St Bede College

Development of Regional Significance 4.30 ha

Use to be 

Determined 20,000 sqm 571 20,000 sqm 571

Sub Total 4.30 ha 20,000 sqm 571 20,000 sqm 571

Claypath Quarter Total 7.83 ha 11,435 sqm 135 14,195 sqm 568 1,100 sqm 22 1,000 sqm 10 3,000 sqm 30 20,000 sqm 571 50,730 sqm 1201
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Elvet Quarter
Opportunity One: Old Shire Hall

Office Use 0.20 ha 2,000 sqm 80 2,000 sqm 80

Hotel Use 2,000 sqm 20 2,000 sqm 20

Sub Total 0.20 ha 2,000 sqm 80 2,000 sqm 20 2,000 sqm 80

Opportunity Two: Old Elvet and Elvet Riverside

Old Elvet Frontage 0.53 ha 1,500 sqm 18 1,500 sqm

Elvet Riverside Development (excluding Swimming Pool) 0.77 ha 6,600 sqm 78 6,600 sqm

Swimming Pool Site 0.13 ha 1,300 sqm 15 1,300 sqm

Sub Total 1.43 ha 9,400 sqm 111 9,400 sqm

Elvet Quarter Total 1.63 ha 9,400 sqm 111 2,000 sqm 80 2,000 sqm 20 11,400 sqm 80

Framwellgate Quarter
Opportunity One: The Station

New Restaurant 0.04 ha 450 sqm 5 0,450 sqm 5

Sub Total 0.04 ha 450 sqm 5 0,450 sqm 5

Opportunity Two: Millburngate House

Redevelopment 3.76 ha 5,880 sqm 69 17,770 sqm 711 6,000 sqm 120 6,000 sqm 60 Car Park 3,750 sqm 39,400 sqm 891

Sub Total 3.76 ha 5,880 sqm 69 6,000 sqm 120 6,450 sqm 65 3,750 sqm 39,400 sqm 891

Framwellgate Quarter Total 3.80 ha 5,880 sqm 69 17,770 sqm 711 6,000 sqm 120 6,450 sqm 65 3,750 sqm 39,850 sqm 895

Crossgate Quarter
Opportunity One: Byland Lodge

Redevelopment 0.66 ha 2,000 sqm 24 2,000 sqm

Sub Total 0.66 ha 2,000 sqm 24 2,000 sqm

Crossgate Quarter Total 0.66 ha 2,000 sqm 24 2,000 sqm

Viaduct Quarter
Opportunity One: The County Hospital

Reuse of Victorian Building 1.44 ha 5,000 sqm 59 5,000 sqm

Redevelopment 5,500 sqm 65 5,500 sqm

Sub Total 1.44 ha 10,500 sqm 124 10,500 sqm

Opportunity Two: Redhills

Reuse 1.27 ha Cultural 1,800 sqm 18 1,800 sqm 18

Sub Total 1.27 ha 1,800 sqm 18 1,800 sqm 18

Viaduct Quarter Total 2.71 ha 10,500 sqm 124 1,800 sqm 18 12,300 sqm 18

Grand Total All Quarters 21.94 ha 41,015 sqm 483 36,465 sqm 1459 18,200 sqm 364 7,450 sqm 75 3,000 sqm 30 31,455 sqm 615 135,585 sqm 2522

* Based on an average of 85 sqm per unit

** Based on a ratio of 1 job per 25 sqm

*** Based on a ratio of 1 job per 50 sqm

**** Based on a ratio of 1 job per 100 sqm
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17 Quarter One: Central  

17.1 THE FUTURE ROLE OF CENTRAL 
QUARTER IN THE LIFE OF THE CITY 

Central quarter is, and will remain, the focus of 
traditional City centre activities in the City.  It is 
the prime shopping area, containing the main 
retail streets.  It is the area where the evening 
economy is currently concentrated ï cafes, 
bars and pubs and restaurants.  It contains the 
most important public space at its heart ï the 
Market Place.  It is also a major gateway by 
virtue of the bus station and shoppersô car 
parking, and Central Quarter is the destination 
for all routes ï traffic, walking or public 
transport.  Market Place is still where they 
meet. 

All these activities will be reinforced - its future 
role will be much as it is today but there will be 
more intense activity in the area in all its 
existing market sectors.  This will be achieved 
through more intensive development of 
available land and more intensive use of 
existing building space to provide more and 
better shopping, greater opportunities for City 
centre employment and more City centre 
residential units.   

As a result of this intensification, the streets 
and spaces in Central Quarter will also 
become more intensively used as walking 

routes and will be designed and managed to 
reflect the importance of walking.  Vehicle 
access within Central Quarter will be restricted 
and managed; access to the perimeter of the 
area by car and by public transport and by 
walking and cycle routes will be direct and 
convenient, and the places of transition ï bus 
and train stations, car parks, crossing points in 
major roads ï will all be designed as high 
quality public places with good onward 
connections into the City centre. 

 

17.2 OVERALL STRUCTURE 

The historic buildings and streets remain at the 
core of the proposed structure for the quarter 
and will be little changed.  However, the 
connections with the rest of the City will be 
repaired through a series of investments and 
enhancements which will reinforce the historic 
structure: 

¶ Market Place the most important space in 
the City and is the focus for all routes in 
the City centre.   

¶ Walking routes radiate out from this space, 
connecting to all other parts of Central 
Quarter and to all the other quarters in the 
City centre. 

¶ The major access points into the area will 
be substantially improved as gateway 
spaces with enhanced facilities for 
pedestrians: 

¶ Western Gateway, the junction of North 
Road and Castle Chare, including the bus 
station and routes from the railway station 

¶ Freemanôs Place and connections to the 
river side 
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¶ Claypath, including animation of the bridge 
over Leazes Road 

¶ Elvet Bridge, connections to Old and New 
Elvet. 

17.3 OPPORTUNITY ONE: NORTH PLACE 

North Road is a relative newcomer in the main 
street system in the City.  Until the mid-19

th
 

century there was no street along this 
alignment - approaches to the City centre from 
the west were provided by Crossgate 
(southwest) and Framwellgate/Millburngate 
(northwest).  However, the new street, built to 
alleviate traffic pressure and ease congestion 
to the Station, created a dramatic new 
approach focused on the Castle.  It rapidly 
became a key route into the City centre from 
the north and from the railway station, and an 
important shopping street.   

 

Fig 44: Aerial view of North Place today 

The construction of Leazes Road caused this 
role to diminish.  The construction of the large 
roundabout the western end, the junction with 
Castle Chare, severed the strong linear route 
northwards under the railway viaduct and 
fragmented the urban fabric at a key gateway 
into the City centre, for all those arriving by car 
or on foot from the railway station.   

This remains the main approach to the City 
centre from the west and should be an 
important gateway.  As well as walking routes 
that connect to the residential communities to 
the west and south west, the area contains the 
existing and poorly laid out bus station and the 
most important approach from the railway 
station.  However, the general quality of the 
public spaces and buildings that define these 

routes is poor; the main junction ï the gateway 
space ï is dominated by traffic and provides 
very poor facilities for pedestrians; the retail 
buildings do not meet the needs of modern 
retail operations and the quality of shopping in 
North Road in general and at the west end in 
particular suffers as a result.   

There are significant opportunities for change 
and improvement that relate development 
opportunities with public realm investment. 

17.3.1 The Junction: North Place 
The Junction of North Road and Castle Chare 
should be transformed into a new urban 
square through which the roads continue to 
pass, but in which road space, and traffic, is 
visually and physically less dominant.  The 
roundabout should be replaced by a signal 
controlled crossroads which will provide at-
grade pedestrian crossings on all arms to 
facilitate walking access to the City centre. 

Fig 45: North Place Opportunities 

 

Fig 46: The View down North Road and the Hostile 
Pedestrian Environment 

The eastern arm of the junction would be a 
two-way access to the redeveloped bus 
station.  The highway at the western end of 
North Road would be diverted onto this access 
and would carry only eastbound traffic ï buses 
and for access ï down the street. 

 

Fig 47: North Place 

The new square, ñNorth Placeò, could be part 
of the signposted route into the City centre 
from the Railway Station (see Section 20 
Quarter Five Framwellgate).  In this way 
visitors unfamiliar with the City would be 
directed into North Road, a revitalised 
shopping street, from which the onward routes 
into the City centre would be made clearly 

legibility by the location of the castle on the 
skyline and the continuity of shopping 
frontages. 

17.3.2 The Bus Station 
The bus station should be redeveloped to 
create a high quality public transport ñgatewayò 
to the City centre for bus users, with much 
improved passenger facilities, and a 
transparent façade to North Road.  In early 
2005 the bus station underwent some 
essential management and safety alterations, 
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but these do not preclude more radical 
changes.  The quality of a new building should 
set a new standard of design and construction 
for development in North Road and would be 
one of the Cityôs modern jewels (see Section 
12 A Strategy for Modern Jewels above).   

 

Fig 48:  The Bus Station 

The bus station should be reconfigured to 
provide: 

¶ 14 bus stands with capacity for existing 
and future services, including enhanced 
existing routes; 11 bus stands on the 
eastern edge and three new stands on the 
southern edge. 

¶ Access and egress via a single connection 
to the new junction at North Road/Castle 
Chare, enabling the exit into North Road to 
be closed.  This will require additional 
manoeuvring space to enable buses to 
turn within the site.   

¶ Improved real time information systems 
and active bus stand management that will 
maximise the operational capacity of the 
bus station. 

The frontage to North Road should be 
redeveloped to create a glazed ground floor 
façade to the bus station that is transparent to 
North Road and of sufficient height to be open, 

light and airy.  Passenger facilities should 
include information and ticket purchase and 
small commercial outlets that provide services 
to bus station users but are arranged and 
oriented so as not to obstruct bus passenger 
movements.  Above part or the entire frontage, 
new space can be provided on up to two floors 
to accommodate bus company and crew 
facilities and commercial office space (up to 
700 sqm over three floors). 

 

Fig 49: A New Bus Station in North Road 
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Fig 50: Proposals for the Bus Station and New 
Development 

 

17.3.3 New Mixed Use Development: 
South West 

There are opportunities for new development 
at the west end of North Road to complement 
redevelopment of the bus station and to 
regenerate North Road as part of the main 
shopping core. 

Reconfiguration of the junction may release 
land on the north western corner of the street 
adjacent to the listed chapel that could be 
developed for a new small building.  A new 
building in this location would create a new 
gateway marker at the west end of North 
Road, would contain the south side of the new 
square with a visually prominent new building 
and would help mask views of the office 
building on the south western edge which is a 
poor quality building in highly visible location. 

17.3.4 New Mixed Use Development: North 
West 

The buildings on the north side of North Road 
at the west end, from Station Bank to Castle 
Chare, are ripe for redevelopment, particularly 
the more recent buildings which are of poor 
quality.  These should be demolished to create 
a site for mixed use development, providing a 
new flagship at the western gateway to the 
City centre and a new ñanchorò use at the 

western end of the shopping streets in the City 
centre, a means to revitalise North Road.   

This site should provide the following 
components: 

¶ Up to 2700 sqm of retail development with 
frontage to North Road and potentially to 
Castle Chare 

¶ Potential for car parking above ground 
floor level with access from Tenter 
Terrace/Castle Chare, up to 55 spaces on 
a single level 

¶ Potential for residential accommodation 
above ground floor retail use fronting 
Castle Care and North Road, up to 2000 
sqm (27 units)  

17.3.5 The Street: North Road and the new 
ñNorth Placeò 

The proposed public realm enhancements 
should re-establish a clear point of arrival by 
the creation of a new urban square on the site 
of the existing roundabout.  The layout for the 
square places emphasis on pedestrian desire 
lines and their orientation rather than a pure 
reliance on design for the free flow of traffic.   

 

Fig 51: North Road 

North Place should include a new light 
controlled junction to replace the roundabout, 

allowing freer pedestrian movement and the 
creation of a tighter urban form.  Land currently 
occupied by the roundabout will allow 
development site opportunities in conjunction 
with public realm improvements.   

An important objective of these changes is to 
make the route from the railway station legible 
again (see Section 20 Quarter Five 
Framwellgate) by signposting station users 
down to the end of North Road from where the 
City is laid out intelligibly.  A generously 
proportioned flight of steps should be 
constructed to lead pedestrians directly across 
Castle Chare from the new square to the 
Station Approach.  This proposal would make 
possible the demolition of the existing 
footbridge which is not on the desire line from 
the station to the City centre and which is not 
well overlooked by surrounding property.  Land 
released here enhances the site for 
redevelopment.   

The route avoiding steps would simply follow 
existing footways in North Road and Station 
Approach. 

The simple use of high quality, natural paving 
materials, structural street tree planting and 
the strategic placement of public art and way-
finding will provide an appropriate civic quality.  
This approach will complement and extend the 
recently implemented street enhancements to 
North Road.   
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In North Road itself, the redevelopment of the 
bus station would eliminate the need to 
accommodate bus turning movements in North 
Road.  This in turn generates opportunities for 
further street enhancements, including 
enhanced footways, avenue street tree 
planting and a reduction in street furniture and 
signage clutter.   

17.4 OPPORTUNITY TWO: 
MILLBURNGATE REACH 

The Millburngate shopping centre (now re-
branded as ñThe Gatesò) is the central part of a 
wider opportunity for change that takes in land 
and public spaces around the periphery of the 
centre, including the potential for investment 
on the other side of Millburngate Reach in 
Back Silver Street and Fowlers Yard. 

Millburngate shopping centre was radical at 
the time of its construction, in two phases, 
starting in 1974.  It was much praised for its 
contemporary interpretation of a medieval 
aesthetic while encapsulating a conventional 
shopping centre.  It also presaged mixed use 
development with an element of residential use 
on the riverfront and offices elsewhere.  
However, oversensitivity to its historic context 
gave it very bland and blank facades over 
three sides and an entirely introverted building 
form. 

The Centre became tired.  It had not seen any 
significant reinvestment in recent years, the 
poor integration of listed buildings on the 
Framwellgate Bridge approach means that it 
feels isolated with poor connections to the 
main shopping street (Silver Street/North 
Road).  It has always been perceived a ñdead-
endò connected to the main shopping streets in 
only one place and with an inadequate anchor 
store to draw people to the far end,.  As a 
result the centre failed to attract high quality 

retail and became a focus for secondary 
frontages and value retailers. 

The Vision for Durham envisages more and 
better conventional town centre retailing and 
The Gates is a major opportunity to address 
this potential.  The Durham City Vision for 
Durham City centre envisages a number of 
changes that could be carried out to improve 
the performance of the shopping centre and its 
integration, and its key role in the 
attractiveness of Durham as a retail 
destination.   

There are several different levels of 
intervention that would help deliver the Vision 
and strategies, and in each case change 
should address a number of performance 
criteria: 

¶ An improved and more open relationship 
to the river and direct connections to the 
Market Hall, Market Place and Claypath 

¶ More open frontages to Leazes Road and 
Millburngate, and in particular the 
Framwellgate Peth junction 

¶ Better integration of the listed buildings 
and linkages with North Road 

¶ Redevelopment of inappropriate structures 

¶ Improved quality of the connections to 
Framwellgate Waterside, including the 
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area north of Millburngate Bridge which 
could undergo radical change itself 

¶ Enhanced provision for anchor retailers 
within the Centre 

¶ Improved quality of the internal retail 
environment 

¶ Increased provision of units that meet 
modern retailer requirements 

This Durham City Vision does not prioritise 
between levels of intervention in the Shopping 
Centre and expresses no preferences.  Any 
new investment is a positive change.  The 
Durham City Vision presents options as an 
agenda for further discussion with the owners 
of the Centre and their tenants. 

17.4.1 Redevelopment 
At the top end of the redevelopment spectrum 
is redevelopment of the whole centre to create 

a major new retail destination in the City 
centre.  This has the potential to redress all the 
inadequacies of the existing centre, as set out 
above, but would be very disruptive to 
Durhamôs role as a retail centre. 

Some of the requirements could be met 
through partial redevelopment or 
comprehensive refurbishment of the existing 

centre in one of two locations: 

Fig 52:  Millburngate Opportunities 

Fig 53: Locations for Partial Redevelopment 

 

 

17.4.2 Redevelopment/Refurbishment 
South End 

There is potential for radical change to the 
southern part of the centre where it meets 
Framwellgate Bridge and North Road to 
include: 

¶ a new anchor store, important for the 
future regeneration of both these existing 
shopping streets, in a key location in the 
retail circuit; 

¶ the reconfiguration of entrances to the 
Centre  

¶ the use and integration of the listed 
buildings to improve connection. 

Such an option would assume an additional 
level of retailing to be created above ground 
level. 
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17.4.3 Redevelopment/Refurbishment 
North End 

There is potential for reconfiguration of the 
north end of the centre to create a new anchor 
store and a better relationship with the river 
frontages, not withstanding the recent arrival of 
Waitrose, this could include the construction of 
a new pedestrian bridge link across the river 
parallel to Millburngate Bridge as part of a new 
shopping circuit, with new spaces and uses 
that animate the riverside frontages.  Such a 
new link will relate this end of the centre 
directly to Claypath and to the Market Place 
and Market Hall overcoming the isolation of 
this end of the shopping centre (see 17.4.4 
Millburngate Pedestrian Bridge below). 

These changes should be reflected in changes 
to the building facades:  

¶ To the river, to open up the potential for 
restaurant spaces that overlook the river 
with a view back to the historic core of the 
City centre, animating the riverside façade 

¶ To Leazes Road and to Millburngate 
permitting views into the building and 
access to a new store from the corner. 

17.4.4 Millburngate Pedestrian Connection 
The pedestrian environment on Millburngate 
Bridge is very hostile.  While views of the 
River, its gorge and the Peninsula are 
impressive, the pavements are a minimum 
width because of the requirements of four 
lanes of traffic and there are no frontages to 

provide interest or informal surveillance for 
pedestrians.  The bridge is also elevated and 
exposed and it does little to address the 
relative isolation of the north end of the 
shopping centre. 

One option for the transformation of The Gates 
Centre is the construction of a spectacular new 
pedestrian bridge from the north end of the 
centre across the river to the back of the 
Market Hall with onward connections to Market 
Place and to Claypath.  This is proposed as a 
major iconic structure in the City centre and it 
also addresses directly the ñdead endò nature 
of The Gates Shopping Centre.  It would 
create an important leg of a retail circuit in the 
heart of the City centre that incorporates the 
Shopping Centre and no longer requires 
shoppers to retrace their steps.  It should be at 
a lower level than the existing bridge to 
remove the adverse impacts of the traffic from 
the pedestrian environment, and on the south 
side to be as direct as possible to take full 
advantage of the sun and the views to the 
Peninsula. 

 

Fig 54: Millburngate Pedestrian Connection 

There is potential for a spur to connect to a 
redeveloped Millburngate House site (see 
Section 20 Quarter Five: Framwellgate below) 
passing beneath Millburngate Bridge. 

An alternative is dependent on the construction 
of the Northern Relief Road, which may make 
it a long term option only.  If traffic flows on 
Millburngate Bridge are reduced, the surplus 
capacity can be reallocated to pedestrians on 
the south side of the bridge to create a broad 
pedestrian promenade with trees, high quality 
lighting and public art.  This would much 
improve the pedestrian environment.  Such a 
change could include coach drop-off facilities.  
This would require an open retail frontage to 
the rear of The Gates Shopping Centre. 

17.4.5 Millburngate West 
There is a small site on the west side of 
Millburngate, currently used for landscape.  
With the blank facades of the Millburngate 
Centre, and its car park and service accesses, 
this empty site creates a hostile environment 
within which are important bus stops serving 
the City core.  This is not a good pedestrian 
environment at present. 

 

Fig 55: Millburngate 

The site could be developed for small offices 
and work spaces or residential space over 
commercial premises with a public frontage 
such as shops or other services.  This site has 
potential to form an important visual gateway 
to the City centre from the Framwellgate Peth 
approach. 
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The street space should be re-landscaped as 
part of an overall development package to 
create a more attractive street setting.  The 
City of Durham Council produced a 
Development Brief for this area in September 
2004 which also advocates a mix of uses at 
this site. 

17.4.6 Back Silver Street, Fowlers Yard 
and the Riverside Walk 

 

Fig 56: Back Silver Street from Fowlers Yard 

On the opposite bank of the river, Back Silver 
Street and Fowlers Yard have potential for the 
consolidation and enhancement of new craft 
workshops and other creative industries 
through further, small-scale development and 
through a new landscape design for the 
spaces as a series of new places close to the 
river.   

There are opportunities for new development 
on the east side to the rear of premises on the 
west side of Silver Street while still making 
adequate provision for servicing providing it is 
time limited and well managed. 

 

Fig 57: The Rear of Silver Street Premises 

The importance of these spaces and buildings 
in the street network in the City centre would 
be much enhanced by implementation of the 
riverside boardwalk above the sewer pipe on 
the east side of the river creating a pedestrian 
link beneath Framwellgate Bridge, and by a 
pedestrian connection to the bridge at the 
south end which it is understood would be 
acceptable to English Heritage, in principle 
(Framwellgate Bridge is listed, Grade I and is a 
Scheduled Ancient Monument). 



DURHAM CITY VISION 
The Durham City Partnership 

 

 
DAVID LOCK ASSOCIATES  77 
Consultation Draft June 2006 

Fig 58: Fowlers Yard and Market Place Overall Plan 

Fowlers Yard is a preferred location for a new 
jewel building which could house a small 
gallery, a new restaurant with a riverside 
frontage or a media use such as a film office.  
A new pedestrian link could also be explored 
to ensure that Fowlers Yard is on a pedestrian 
circuit for specialist retail. 

 

Fig 59: Fowlers Yard 

 

Fig 60:  Fowlers Yard Craft Workshops 

The public spaces in the Back Silver Street 
area are a sequence of interrelated vennels 
and yards that link Silver Street to Fowlers 
Yard and the riverside.  From Silver Street 
there is a steep change in levels to the river 
with steps providing access through archways 
to Back Silver Street which runs parallel with 
the river.  The townscape is dramatic with the 
rear elevations of buildings that front Silver 
Street stepping down the slope but still 
presenting a dominant presence up to five or 
six storeys in height.  Immediately adjoining 
the riverside is a terrace of single storey 
workshop buildings fronting Fowlers Yard.  
This area has recently been regenerated to a 
high standard and is occupied by a number of 
speciality craft retailers.  Signage, paving and 
building frontages are all of a good quality and 

should be regarded as a benchmark for further 
investment.   

 

Fig 61: Silver Street Vennels 

These proposals, in total, would create a new 
sequence of public spaces around all sides of 
Millburngate Reach, making it a valued ñstoneò 
in the Necklace Park.  These spaces deserve 
homogenous treatment in terms of the quality 
of design and executions and the choice of 
materials and components. 

 

Fig 62: Fowlers Yard Vennel 

17.5 OPPORTUNITY THREE: MARKET 
PLACE 

Analysis of historic City centre maps reveals 
that, prior to the construction of Leazes Road, 
all the principal streets leading into the City 
centre met at the Market Place.  Consequently, 
it is this space that located the heart of 
Durham and confirmed arrival at the centre of 
the City.  This perception has been 
significantly weakened by the severance 
between the Market Place and Claypath, 
caused by the construction of Leazes Road, 
but it still remains the most important space in 
the day-to-day life of the City centre.   

 

Fig 63: Market Place Clutter 

However, the uses to which it is put belie this 
importance.  It is a service yard for adjoining 
shops; it is cluttered with street furniture 
including randomly located seats, planters and 
signposts; it has a poorly-conceived hard 
landscape layout that frustrates its potential 
and obscures the fundamental clarity of the 
space; and as a result of all of these it is poorly 
suited to its primary function as the Cityôs main 
social space and location for all its major 
events.   

As Thomas Sharpe noted in 1944, ówhile no 
single building in the Market Place has any 
special architectural distinction, the whole has 
a sturdy character that is well worth 
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maintaining.  Some regrettable chain-store 
architecture has in recent years blotted the 
northern side, and measures should if possible 
be taken to render this less vulgar and 
obtrusiveé.ô This remains as true today as it 

did then. 

 

Fig 64: Market Place to Claypath 

Public realm improvements should concentrate 
on re-establishing a structure that reflects the 
clarity of the built form.  This should be 
achieved by a return to the simple layout 
illustrated in pre-war photographs where the 
kerb line is defined by a shallow stone channel 
or óupstandô that echoes the building line and 
defines pedestrian space, with the entire 
central area re-paved with either evenly laid, 
flat-topped granite setts or the existing York 
stone, where this can be reclaimed, in a single 
uniform sweep.  The two statues may be 
retained as foci, but otherwise the proposed 
layout would rely entirely upon the use of high 
quality natural stone laid traditionally and 
simply.   

Such a treatment will free up the space visually 
and allow it to be used fully as an outdoor 
market space, the utility of which can be 
considerably enhanced by the incorporation of 
discretely designed power points in strategic 
locations, obviating the need for ugly and noisy 
power generating equipment on market days.  
Other technological improvements ï such as 

the addition of WiFi communications ï should 
also be incorporated.   

Seating should be provided, but this should not 
necessarily be in the form of free standing óoff 
the pegô furniture.  A subtler, more integrated 
approach would be to introduce substantial 
stone seating blocks that appear to rise out of 
the adjoining stone paving, achieving a simple, 
robust, timeless and integrated design.  These 
should be located to the perimeter of the space 
preserving the central area as an unhindered 
event space. 

Similarly, simple lighting of the space should 
be achieved without the use of free standing 
pastiche traditional fittings that detract from the 
image of the space and its authenticity, and 
create unnecessary visual clutter.  Bespoke 
lighting designs, or fittings that are attached to 
the surrounding buildings, could be utilised.  
More details of the proposed City-wide lighting 
strategy are provided in Section 13 A Strategy 
for Illuminating the City centre. 

City of Durham Council plan to invest around 
£900,000 in improving the accessibility, use 
and interpretation of the Town Hall.  These 
improvements should be approached with this 
longer term Vision in mind. 

Market Place is intended to be the subject of 
an international design competition, with 
resources and commitment to carry through 
the winning design. 

17.6 OPPORTUNITY FOUR: SILVER 
STREET 

The two main stores in Silver Street are 
currently occupied by Marks and Spencer and 
Woolworth.  Both stores are below optimum for 
business operation in terms of size, 
configuration and servicing.  However, both 
these operators are important to the retail offer 
and must be retained within the City centre. 

In the event that alternative premises that 
better meet their operational requirements can 
be found within the City centre, these two 
buildings may present an important 
redevelopment opportunity in the heart of the 
shopping core that could enhance the 
conventional and speciality retail offer and 
open up back land areas including existing 
vennels for more intensive use as part of the 
retail street network. 

The site has potential for 1400 sqm of retail 
space in a variety of configurations. 

This is a long term aspiration in the Durham 
City Vision.  The regeneration strategy is not 
dependent on the availability of this site but 
promotes redevelopment if the opportunity 
arises. 
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17.7 OPPORTUNITY FIVE: THE VENNELS 

The vennels around the City centre form an 
important part of the unique character and 
identity of Durham.  The historic nature of 
many of the alleyways, lanes and courts that 
constitute the vennels lends them a particular 
importance within the City, and many are 
valued as ósecretô or undiscovered corners 
within the overall vibrant street network.   

They are assumed by many to be an 
underexploited resource just waiting for new 
uses, but a range of small, principally 
independent, businesses occupy many of the 
premises fronting onto the vennels including 
small retailers and workshops, cafés, bars, and 
restaurants.  There are also pockets of 
residential development, both private and 
associated with the University.   

Many of the vennels function as rear servicing 
and access points for retail and commercial 
premises on the main street frontages.  They 
are also used for bin storage and vehicle 
parking, with air conditioning units, ventilation 
and duct work also located on adjoining 
building elevations.  In this respect, as well as 
being historic routes, the Cityôs vennels have 
become part of the day to day working and 
functioning of Durham and therefore have a 
crucial, though not glamorous, role to play as 
ñmechanical and electrical ductsò ï the City 
centreôs pipework.  Better care could be taken 
in the future to reduce this visual clutter.  In 
addition, given that they are often ósecondaryô 

spaces within the City, to the rear of buildings 
that front main streets and spaces, some of the 
vennels are poorly overlooked with few 
windows and doors related to them.   

Within the Central quarter there are seven key 
vennels; Back Silver Street and Fowlers Yard 
are dealt with above.  The remaining five are:   

¶ Moatside Lane; 

¶ Saddlerôs Lane and Saddlersô Yard;  

¶ Drury Lane;  

¶ Elvet Arch: and 

¶ Reform Place.   

Each is described below having regard to 
current conditions and potential 
enhancements.   

17.7.1 Moatside Lane 
Moatside Lane, as its name suggests, runs 
east/west along the north side of the castle 
mount.  It connects Saddler Street to Silver 
Street and is a pedestrian only route.  Access 
points are narrow, with steps at the Silver 
Street side, and the route is generally narrow 
and winding, having an óenclosedô character, 
with other flights of steps to be negotiated.  
However, the route was the original pilgrimsô 
route so as well as having an historic tale to 
tell, it also provides a shortcut that is 
reasonably well used during the day.   

 

Fig 65: Moatside Lane 

The lane has a number of residential uses 
adjoining it at the eastern (Saddler Street) end, 
including entrances to Bailey Court, and 
windows from University halls of residence.  
However, these offer only limited surveillance 
opportunities.  Elsewhere, mostly on the 
northern side of the lane, blank rear elevations 
are associated with retail, restaurant and other 
commercial uses that front onto Silver Street, 
the Market Place, and Silver Street.  The 
southern side of the lane is principally defined 
by the Castle walls with areas of attractive 
stonework.  The quality of paving materials is 
also high in parts, with cobbles and sets 
contributing to the laneôs historic character.   

 

Fig 66: Moatside Lane 

Graffiti is evident and there are a number of 
blind doorways, windows and turnings 
contributing to a sense of neglect and 
óuneaseô.  Self sown trees and vegetation are 
evident as well as overgrown areas of 
abandoned gardens now associated with 
commercial premises.  The topography of the 
immediate locality means that these areas 
have limited development potential, but could 
be imaginatively used for work units or 
specialist creative industries.   
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In terms of enhancing the attractiveness of 
Moatside Lane there is considerable scope for 
straightforward environmental improvements.  
Renovating and repairing historic paving and 
replacing other modern sections with more 
sympathetic materials would provide a unified 
appearance.  New lighting and signage would 
improve accessibility and safety.  A more 
rigorous maintenance regime, working with 
adjoining land owners, would tackle graffiti, 
litter, and overgrown patches of land.  In order 
to improve surveillance along Moatside Lane 
there needs to be a greater frequency of 
windows and doorways overlooking the lane.  
Where redevelopment and refurbishment 
opportunities arise for the retail premises that 
front Silver Street a more active frontage along 
Moatside Lane should be sought in conjunction 
with bringing other pieces of vacant land into 
more active use.  This would need to be 
carefully considered within the context of the 
sensitive historic environment.   

17.7.2 Moatside Court and Saddlerôs Yard   

 

Fig 67: Moatside Court 

Moatside Court is accessed from Saddler 
Street and runs parallel with part of Moatside 
Lane.  It is not a through route; it is a sequence 
of spaces opening from a lane between two 
buildings into a wider courtyard space and 
terminating in a servicing yard to the rear of 
Marks and Spencer and Woolworth.  The Lane 
is strongly defined and enclosed by adjoining 
buildings, mostly Victorian, between 2 and 4 
storeys in height.  There is a mix of uses 
present, notably residential mews houses 
(Moatside Court and Castle View) which 
address the yard area.  Castle View is 
accessed via Moatside Court, Moatside Court 
from Moatside Lane.  There are also retail and 
restaurant uses adjoining the Lane but only 
using it for service access.   

 

Fig 68: Saddlerôs Lane 

Although well used the space would benefit 
from environmental enhancement especially in 
terms of surface materials, lighting, and areas 
for bin storage.  There may also be scope for 
bringing the upper floors of adjoining buildings 
into more active use; currently they appear to 
be used for storage and office uses ancillary to 
the main retail and restaurant functions.  
Finally, should an opportunity arise for the 

relocation of Marks and Spencerôs servicing 
yard then remodelling of the rear part of the 
City could provide a more active edge 
adjoining not only Saddlerôs Lane but also 
Moatside Lane. 

 

Fig 69: Saddlers Yard 

Saddlerôs Yard runs parallel with Saddlerôs 
Lane accessed from Saddler Street.  It is a 
pedestrian courtyard with a small entrance 
doorway off Bailey Street opening into an 
attractive, intimate courtyard space.  The 
courtyard is fully occupied by a café with small 
workshop and retail units to one side, all local 
independent businesses.  This is a high quality 
environment with stone paving and carefully 
restored buildings fronting into it.  The 
entrance onto Saddler Street, although small, 
is clearly and attractively signposted leading 
people through a sequence of gradually larger 
arches and alleyways into the courtyard itself.  
Saddlerôs Yard should be considered as a 
model of the potential that the Cityôs vennels 
represent.   

 

Fig 70: Saddlers Yard 

17.7.3 Drury Lane  

 

Fig 71: Drury Lane 
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Drury Lane derives its name from the historic 
location of small theatres and associated 
venues within this part of the City, long since 
closed.  The Lane runs from Saddler Street 
down to the riverside footpath on the eastern 
side of the Peninsula.  Although this is an 
important and historic link from the City centre 
down to the River Wear the lane is currently (at 
time of writing) closed to the public for 
reconstruction works.  The eventual re-opening 
of the route will re-establish a direct and 
attractive, historic link from Saddler Street 
down to the river bank close to Elvet Bridge.  
There may also be opportunities for sensitive 
landscape and environmental enhancements 
along the route of the lane. 

17.7.4 Elvet Arch   
Elvet Bridge is a key landmark and link within 
the City.  Steps to the north and south of the 
bridge provide access down to the river bank 
and river walks.  In addition, Elvet Arch 
provides a link from Elvet Bridge down to the 
river bank connecting through to the riverside 
to Paradise Place.  This area is proposed to be 
the subject of environmental enhancement 
including paving and landscape planting to 
create a riverside seating terrace, associated 
with the change of use of the ñBrowns 
Boathouseò to a new public house. 

 

Fig 72: Elvet Arch 

The vennel running from Elvet Arch down to 
the river is strongly defined by buildings, 
generally Victorian with sections of later infill 
dating from the 1970ôs and 1990ôs, and there 
are also metal railings enclosing the rear of 
premises close to the arch.  Surface materials 
are principally concrete within the vennel, with 
brick paving closer to the riverside.  Uses on 
the south side include a café bar (The Social) 
and club uses that front onto the vennel, all 
local businesses in common with other vennels 
in the City.  The north side is the rear of retail 
units that front Old Elvet.  Air conditioning 
units, bins and ductwork detract from the 
overall appearance and character of the 
vennel, although it is recognised that there is a 
functional necessity for locating services away 
from the main street frontages.   

 

Fig 73: Elvet Arch 

 

Fig 74: Below Elvet Bridge 

Further environmental enhancement to include 
re-paving with more attractive materials, 
improved lighting and signage, and enclosure 
where practicable of air conditioning units, 
ducts and bins would dramatically improve the 
overall appearance of Elvet Arch.  The existing 
frontage of The Social is of a high quality and 
is a positive asset.   

 

Fig 75: The Riverside 
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17.7.5 Reform Place 
Reform Place is located off North Road and 
dates from 1832.  It is one of the Cityôs 
characteristic vennels.  Access is gained via 
an arch which opens into a small, irregular 
courtyard fronted by a number of buildings.  It 
is likely that these were originally constructed 
as stables or other ancillary out-buildings 
associated with the main activities fronting 
North Road, itself once a principal route 
through the City.  The scale of the courtyard is 
intimate, defined by either one or two storey 
buildings.   

 

Fig 76: Reform Place 

There is some limited capacity for car parking 
associated with the businesses that front the 
space.  These include two hair and beauty 
salons, a café, and a small office and business 
unit that is currently vacant.   

 

Fig 77: Reform Place 

Reform Place already functions well offering 
accommodation to small local businesses.  
The archway from North Road gives good 
visibility into the courtyard and makes a 
significant contribution to the character of the 
area.  It could be improved through 
environmental enhancement particularly 
lighting and re-surfacing with more 

sympathetic materials, and the reuse of tall the 
buildings with commercial activities.   
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17.8 INDICATIVE DEVELOPMENT SCHEDULE FOR CENTRAL QUARTER 
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Central Quarter
Opportunity One: North Place

Bus Station 0.40 ha Bus Station 2,800 sqm 2,800 sqm

Mixed Use Development 0.30 ha 1,800 sqm 21 700 sqm 28 1,800 sqm 36 Car Park 825 sqm 5,125 sqm 64

Sub Total 0.70 ha 1,800 sqm 21 700 sqm 28 1,800 sqm 36 3,625 sqm 7,925 sqm 64

Opportunity Two: Millburngate Shopping Centre

The Shopping Centre North (additional space) 0.32 ha 3,200 sqm 64 3,200 sqm 64

The Shopping Centre South (additional space) 0.18 ha 1,800 sqm 36 1,800 sqm 36

Millburngate North 0.27 ha 1,800 sqm 72 900 sqm 18 2,700 sqm 90

Fowlers Yard 0.03 ha New Businesses 280 sqm 6 0,280 sqm 6

Sub Total 0.80 ha 1,800 sqm 72 5,900 sqm 118 280 sqm 6 7,980 sqm 196

Opportunity Three: Market Place

The Market Hall 0.10 ha 2,000 sqm 40 2,000 sqm 40

Sub Total 0.10 ha 40 2,000 sqm 40

Opportunity Four: Silver Street

Woolworth/Marks and Spencer 0.07 ha 1,400 sqm 28 1,400 sqm 28

Sub Total 0.07 ha 1,400 sqm 28 1,400 sqm 28

Central Quarter Total 1.67 ha 1,800 sqm 21 2,500 sqm 100 ######### 222 3,905 sqm 6 19,305 sqm 328
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19 Quarter Two: Claypath  

19.1 THE FUTURE ROLE OF CLAYPATH 
QUARTER IN THE LIFE OF THE CITY 

Claypath will be reinforced as the cultural 
quarter in the City centre, building on the 
developing success of the Gala Theatre, the 
Clayport Library, the completion of Walkergate 
and the construction of two new hotels.  It 
should be promoted as the creative quarter, 
reinforcing its cultural status by clustering 
accommodation for the creative industries in 
this area. 

This role should be consolidated by new 
cultural uses on the site of the former Ice Rink 
ï the ñclaspò in the Necklace Park ï at the 
point where greenspace comes furthest into 
the City centre.  This is the focal point of the 
regeneration of Framwellgate Reach and is a 
site surrounded by redevelopment 
opportunities, the most important concentration 
of regeneration potential in the City centre. 

Development here should be supported by 
new development in the area around Claypath 
itself, including commercial and public leisure 
and entertainment facilities, additional hotel 
space, high quality restaurants and speciality 
shopping.  Beyond the City centre fringe, 
Claypath/Gilesgate will remain the spine of a 
long established residential community with 

the potential to accommodate small scale 
commercial activities on the main frontages as 
they expand out from the City centre, 
reinstating its extended high street role lost 
with the completion of Leazes Road. 

The eastern extension of Leazes Road should 
be changed over time and as traffic flows 
reduce following implementation of a range of 
traffic measures defined via the Transport 
Innovation Fund to become an urban avenue 
through landscape and the reallocation of road 
space to public transport and to pedestrians.  
The point at which Leazes Road and Gilesgate 
meet is the eastern gateway to the City centre 
and should be transformed into a grand urban 
space, ñGilesgate Placeò with new, high quality 
development. 

To the south, the site of St Hild and St Bede 
College could offer the potential for any future 
large scale project within the City centre 
exploiting its unique location fronting the main 
road approach and its unique setting and its 
prospect over the Peninsula and the river as 
the valley broadens east of the City centre. 

19.2 OVERALL STRUCTURE 

The overall structure of Claypath Quarter will 
remain relatively unchanged, focused around 

the historic route into the City centre from 
Gilesgate.  Development opportunities will 
ensure that the development frontage along 
Claypath is restored and a mix of new uses 
introduced, that the route onto the City 
Peninsula is re-enforced, and that the area is 
reconnected to a rejuvenated riverside area: 

¶ Redevelopment of the ice rink to provide 
an enhanced riverside environment 
adjoining Walkergate with linkages to the 
Peninsula and beyond. 

¶ Redevelopment of the Kwik-fit and former 
Palladium cinema by a mixed use 
development with new connecting routes 
and a strong frontage to Claypath.   

¶ Creation of a network of new links and 
modern vennels from Claypath to the 
riverside.   

¶ Transformation of Gilesgate and the 
Leazes Road approach into the City to 
become a new urban square. 

¶ Transformation of Leazes Road from a 
traffic dominated highway to civilised City 
avenue.   
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Fig 78:  

19.3 OPPORTUNITY ONE: FORMER ICE 
RINK SITE 

19.3.1 The Importance of the Site 
As the opportunities across the whole of the 
centre of Durham have been explored in more 
detail, it has become apparent that the 
greatest concentration over the period of the 
Durham City Vision is focused around 
Framwellgate Reach, with the site of the 
former Ice Rink at the fulcrum point. 

 

Fig 79: The Ice Rink Today 

The visual prominence of this site has always 
been recognised, hence the concern voiced by 
most who have been involved in the 
development of the Durham City Vision that it 
should be occupied by such a poor building, an 
eyesore that should be removed.   

Its importance to the Vision and strategy 
cannot be overemphasised, and relates to a 
range of key factors: 

¶ As a building and also as a site it 
dominates this length of the river and is 
clearly prominent in views along and 
across the river, and in views from above 
on both banks and from Millburngate and 
Millennium Bridges. 

¶ It marks one of only two points in the City 
centre where there is the potential to 
transform the relationship between the 
activities and built fabric of the City centre 
and the river (the other being the site of 
the current Swimming Pool and adjacent 
land). 

¶ The massive financial and cultural 
investment represented by the Gala 
Theatre complex is to be strengthened by 
the completion of the Walkergate 
development, and the former Ice Rink is 
the opportunity to link these developments 
and their public terraces to the waterôs 
edge. 

19.3.2 Complementary Development 
Opportunities 

There is a concentration of further 
development opportunities focused the site 
which have yet to be realised but which are 
central to this Vision: 

¶ The development of the residential site in 
Back Silver Street 

¶ The development of the Radison Hotel on 
Framwellgate Riverside 

¶ Development of the proposed swimming 
pool on the Sixth Form College playing 
fields 

¶ The redevelopment of poorly used and 
unused sites in Claypath 

¶ The refurbishment of parts of The Gates 
Shopping Centre over the period of the 
Durham City Vision, including the creation 
of new and high quality pedestrian 
connections across the river (see Section 
17 Quarter One: Central) 

¶ The potential to redevelop or substantially 
reconfigure Millburngate House over the 
implementation of the Vision (see Section 
21 Quarter Five: Framwellgate)  

¶ The concept for the Necklace Park, which 
is central to the Durham City Vision, has 
identified this site as the ñclaspò, locking 
the ribbon along the river into the fabric of 
the City centre.  This site forms the 
northern gateway into the City centre from 
the green river valley to the north, and is 
the first point of contact between 
greenspace and the City centre. 

These factors make the future of this site of 
paramount importance.  Its visual prominence, 
functional and physical connections and 
catalytic impact on wider regeneration 
strategies demand a special use with a special 
building and landscape form.  This cannot be 
met by a conventional development for a 
mundane use, of any sort, and certainly not 
one that occupies the whole parcel and 
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ignores the visual, social and cultural 
importance of the site.   

19.3.3 Long Standing Aspirations 
There has been a long standing City Council 
aspiration for the site to be used for public 
open space, an extension of The Sands into 
the heart of the City centre, creating a new City 
park.  This predates the Millennium Project 
and was one of the propositions that were part 
of the Millennium package.  The wider urban 
design work that was part of the Millennium 
Project explored the approach to the 
redevelopment of the Ice Rink Building, and 
set parameters for new use of the site; that it 
should continue the terracing down the slope 
to the waterôs edge, and that nothing done on 
the site should prejudice views to the water 
from the Walkergate or Gala Theatre 
developments. 

During the preparation of this Durham City 
Vision, discussions with the Durham City 
centre Partnership and discussions with the 
Durham Voices and with other stakeholders, 
reveal competing objectives for the site.  A 
planning application for a residential lead, 
mixed use scheme on this site is currently at 
the centre of a call-in Inquiry. 

There are those who feel that the only 
appropriate option is no development of the 
site: that it should be turned over to public 
open space, as a forecourt to the Gala and the 
Walkergate development at the point where it 
connects to the river.  There are those who 

would like to see a major cultural uses ï a 
museum or gallery ï as part of a new 
landscape space.  There are those who feel 
that it should be treated as a site for iconic 
development with a major employment use or 
a special attraction ï in the past the Regional 
Assembly; in the future perhaps a conference 
centre. 

As it is the site now has planning permission 
for a predominantly residential, mixed use 
development that will bring life back to this 
stretch of the river and which incorporates 
open space and facilities for cultural uses. 

19.3.4 The Site Today and Tomorrow 
The former ice rink building is a corrugated 
sheet steel shed, accessed from entrances to 
the north and south, with areas of car parking 
adjoining both entrances.  To the immediate 
south of the ice rink building is the old Bishopôs 
Mill, a watermill powered via a millrace leading 
from the nearby weir on the River Wear, which 
dates from the 12

th
 century, though little of the 

original building remains.  The scale and 
historic character of the old Mill, which is 
principally single storey, of stone construction 
with local red pantile roofing, is in marked 
contrast to the ice rink.  The current owner of 
the building now has planning permission to 
redevelop the site for residential development, 
revealing that the existing building has no long 
term future.  As one of the cityôs eyesores, this 
is to be welcomed.   

However, so important is this site that a very 
long term objective needs to be set to ensure 
that, if and when its future is again considered, 
the full range of its potential is taken into 
account, not only in terms of its relationship to 
its immediate surroundings, but in terms of its 
contribution to the culture and spirit of the city 
as a whole. 

 

Fig 80: The Former Ice Rink 

It is for this reason that the Vision for the city 
centre still advocates a very special use for 
this very special site, and that the opportunity 
to implement a new iconic development should 
be kept under continuous review. 
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19.4 OPPORTUNITY TWO: CLAYPATH 

Claypath is the historic route into Durham from 
Gilesgate and bought all traffic into the City 
from the east prior to the construction of 
Leazes Road and the Millburngate Bridge.  
When viewed from the Market Place and 
Saddler Street, Claypath rises to the north and 
curves elegantly leading the eye and 
encouraging further exploration.  The street is 
well defined by building frontages, some 
especially on the east side of the street of 
good quality, others of very poor quality, such 
as the Council offices and the óKwik-fitô 
premises on the west side of the street.  There 
is also an issue of buildings in disrepair, such 
as the old cinema.  This decline is undoubtedly 
a result of the construction of Leazes Road 
and the shift in retail patterns within Central 
Quarter.   

 

Fig 81: Claypath 

More recently specialist independent retailers 
have started to locate in Claypath, a trend that 
should be nurtured and encouraged.  The key 
to regeneration is an anchor use or a 
combination of new activities that generate 
footfall in the street and revitalise it. 

19.4.1 The Council Offices, Kwik-Fit and 
the Palladium Cinema 

The redevelopment potential of óKwik-fitô and 
the old cinema on Claypath could be combined 

with the formation of new linkages via modern 
vennels down to the riverside.  The site is 
broad and deep, with the topography on the 
north-western edge giving potential for good 
views down to the river.   

 

Fig 82: Kwik-Fit 

 

Fig 83: Former Palladium Cinema 

The frontage is very prominent on Claypath 
with the curve and rise of the road making the 
site clearly visible from Saddler Street and 
Market Place.  A high quality front elevation 
that is animated at ground floor level would be 
required.  Consideration must be given to 
relationship with adjoining uses, especially 
Claypath Court (retirement home) and the 
disused church and church hall.  The eastern 
elevation overlooking the riverside will also 
need to be carefully resolved taking advantage 
of the views and working with the topography 
of the site, but also respectful of the views 
back from the river toward the site.   

The proposed redevelopment of this site 
assumes: 

¶ Commercial uses on the ground floors to 
provide incubator space for new retail and 
service businesses in a supported 
environment, creating a speciality 

shopping focus complementary to the 
emerging cultural quarter. 

¶ Creation of new vennels 

¶ A link through the development to the Gala 
Terraces, a contouring route to Providence 
Row, and a connection down the bank to 
the proposed new sports development on 
the playing fields 

¶ Limited car parking on site 

¶ A scale of building that respects the 
predominant scale in Claypath (ground 
plus three storeys, the top storey stepped 
back from the Claypath frontage)  

¶ Exploitation of views to the west over the 
valley from upper floors. 

¶ Any redevelopment of the Council Offices 
will have to retain vehicular access to the 
Theatre loading bays in approximately the 
same position. 

A mixed use development should include: 

¶ Retail incubation space on the ground floor 
with shop frontages to Claypath and to a 
new internal courtyard (1100 sqm) 
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Fig 84:  

Fig 85:  

Fig 86:  

Fig 87:  

 

Fig 88: A new frontage to Claypath 

¶ Office space on upper floors on the 
Claypath frontage (4300 sqm) 

¶ Residential development in two wings 
running back into the site to take 
advantage of views across the valley, with 
access via two new vennels on each side 
of the site (3000 sqm) 

¶ Potential for a small cinema or similar use 
to be created in basement areas of the site 
by excavation of the relatively soft ground, 
with ground floor foyer space (1000 sqm). 

19.4.2 The BT Telephone Exchange 
It is believed that this large building is 
substantially underused.  The Durham City 
Vision envisages reuse or redevelopment of 
the building to underpin the regeneration of the 
Claypath Quarter.  Options will have to be 
reviewed with BT following a review of 
potential and a feasibility study.  The building 
appears to be well suited to two potential uses 
that would be complimentary to the emergence 
of the Cultural Quarter: 

¶ A ñboutiqueò hotel to complement the 
range of conventional hotels in the City 
centre.  Its form and location would lend it 
well to a small hotel with an emphasis on 
design quality 

¶ Managed workspace for new businesses, 
perhaps with a creative industries or 
cultural or crafts focus. 

 

Fig 89: The BT Exchange 

The relationship of the BT telephone exchange 
with adjoining development proposals will also 
need to be carefully resolved in terms of 
pedestrian access and built form.   

19.4.3 Leazes Road Bridge 
The bridge forms a critical pedestrian and 
vehicular link across the Leazes Road cutting 
from Claypath to Saddler Street and the 
Market Place.  The bridge is not readily 
perceived when viewed from Market Place, 
because the view is foreshortened by the 

curved building facades and the eye drawn up 
Claypath past the Gala theatre.  But the gap in 
the streetscape is strongly perceived when 
viewed down Claypath towards the Peninsula, 
and the pedestrian experience when crossing 
the bridge is bleak and windswept at times 
despite the use of high quality paving and 
street furniture that integrates seamlessly with 
Saddler Street, the Gala theatre and 
Millennium Place.  This is intended to be 
extended up Claypath to create a high quality, 
uniform approach onto the Peninsula, but this 
will not of itself mitigate the gash in the urban 
fabric.   

 

Fig 90: Market Place to Claypath across the Leazes 
Road Bridge 

There remains potential for new development 
to take place in the form of a óliving bridgeô.  An 
historic example of a living bridge is evident at 
Elvet Bridge where some of the buildings on 
the eastern approach from Old Elvet are 
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actually part of the bridge structure (this is best 
viewed from Fearon Walk on the west bank of 
the river).  In the long term, the bridge deck 
should be extended on the west side ï the 
outside of the curve - and development 
constructed to re-instate a more continuous 
frontage along Claypath into Saddler Street, as 
would have existed prior to the construction of 
Leazes Road.  As well as a positive, active 
frontage along Claypath development would 
need to present an attractive, well detailed 
elevation to Leazes Road.  Servicing 
apparatus and ductwork would need to be 
accommodated within the envelope of the 
structure.  Although there were reservations 
expressed by the County Council when the 
original proposal for such development was 
put forward, it is now believed that these can 
be overcome. 

In the longer term, similar treatment of the 
eastern side should be fully investigated. 

19.4.4 Moodyôs Yard 
Moodyôs Yard is located off Claypath on the 
south east side and accessed via an archway 
adjoining a public house.  It is one of the most 
attractive of Durhamôs vennels.  The yard is 
currently used for parking associated with the 
public house and also with William Robson 
House which fronts the space on the west side 
and is occupied by the probation service and 
other office uses.  A single storey open garage 
building also associated with William Robson 
house defines the southern side of the yard, 
whilst the flank elevations of adjoining houses 

in Blue Coat Court define the eastern 
boundary.   

 

Fig 91: Moodyôs Yard 

Although Moodyôs yard is occupied, the space 
and some ancillary buildings are dominated by 
car parking.   The immediate area is 
characterised by a mix of uses, with significant 
pockets of residential development.  Should 
the current occupiers of William Robson House 
vacate the building, a mix of workshop and 
residential development could provide an 
alternative use, including live work units.  This 
may release pressure for car parking within the 
site associated with an office use and allow 
alternative use of outbuildings instead of 
parking.  Environmental enhancements would 
also improve the visual appearance of the 
space including repaving and lighting.   

19.5 OPPORTUNITY THREE: GILESGATE 

Arrival at Gilesgate today is a very different 
experience to that experienced sixty and more 
years ago.  Whereas todayôs visitor is 
confronted by an enormous traffic gyratory that 
bears no relation to the surrounding built form 
and provides no suggestion of a gateway to a 
beautiful medieval cathedral City, the visitor 
sixty years ago would have been drawn into 
the City centre along Gilesgate towards 
Claypath.  This strong linear route was defined 
by increasingly dense urban form, running 

along the spine of the ridge, down towards the 
Market Place.  The post-war highways scheme 
exploded the urban fabric and its simple 
legibility to the extent that the visitor is drawn, 
counter-intuitively, away from the natural 
arrival point which can still be seen at the top 
of Gilesgate, but which is frustratingly out of 
reach.   

19.5.1 The Gilesgate Roundabout 
There is potential to recreate a sense of arrival 
at Gilesgate by the replacement of the 
anonymous roundabout with a signal 
controlled junction.  This option needs to be 
tested in the TIF model, but would release a 
considerable amount of land for development 
and allow the urban form around the junction 
to be reconfigured to create a new piece of 
Cityscape ï a strong gateway that welcomes 
visitors into Durham.  Modern, high quality 
development will front Leazes Road, the 
Carrville Link Road, and Gilesgate defining the 
space and framing views towards the 
Peninsula and cathedral.   

There is potential for a new urban space to be 
created adjoining Hild and Bede College 
creating infill development opportunities 
adjacent to the college site.   

The proposed public realm improvements seek 
to re-establish the urban form at this crucial 
eastern gateway.  The historic physical and 
visual connections will be re-established with 
much better pedestrian facilities to facilitate 
walking to the City centre along Gilesgate and 
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Claypath from the residential communities to 
the east.  The public space will have a positive 
relationship with the built form, rather than the 
current loose assembly of areas left over by 
the highways layout.   

Simple use of high quality natural stone paving 
materials, strong lines of avenue street tree 
planting and the strategic use of public art will 
reinforce the sense of place and provide the 
appropriate civic quality to link this quarter 
once more to the City centre. 

Particular care will be required to maintain or 
improve access to existing activities around 
the junction, in particular Hild and Bede 
College and the new hotel and housing east of 
the roundabout. 

Fig 92: Gilesgate as a new gaterway to the city 
centre 
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19.5.2 St Hild and St Bede College 
The sensitive infill of sites associated with Hild 
and Bede College represents a significant 
opportunity for accommodating new 
development in a spectacular setting within the 
City centre.  Though the University have no 
current plans to vacate premises on the site, 
there is unused land within the site at present 
but its redevelopment is constrained by 
topography, current built form and planning 
constraints.  Their long term occupation of the 
site should be kept under review because it 
has the potential to be a valuable resource to 
the City as a whole as a development site. 

This site is proposed to be reserved as a long-
term development site that could 
accommodate a large scale, iconic 
development ï for example a revived Regional 
Assembly, a conference centre, a major 
museum or gallery or a research institute - if 
such a proposition were to come forward in the 
future, and as such it should be protected as a 
strategic reserve site for a special use, and not 
lost to alternative development in the 
meantime. 

 

Fig 93: St Hild and St Bede College from the air 

The site occupies an area between Leazes 
Road and the River Wear and slopes down 
towards the riverside.  There is a group of fine, 
listed Victorian buildings at the top of the site 
which should be retained and respected in any 
future development proposals.  Most of the 
buildings in the body of the site are not as 
important architecturally and are in need of 
new investment for which the University have 
limited resources.   

The site is prominent when viewed from the 
south bank of the river and has spectacular 
views back to the Peninsula and out across the 
former Racecourse across the river, although 
these views are contained by mature specimen 
tree cover across the site within which existing 
development sits.  This characteristic should 
be retained as part of any future development 
proposals, with pavilion buildings of the highest 
quality sitting within a mature ógardenô 
structure.   

In the short term, there is potential along the 
Leazes Road and Gilesgate edge of the site to 
provide a stronger frontage development that 
will define and contain the road and any 
associated new urban space, and provide an 
active edge along this key approach into 
Durham.  This could be developed for office or 
residential use as commercial development 

Maintaining and improving access to the 
College site will be a key consideration of any 
development and junction reconfiguration 
proposals.  The future of this site is entirely 
dependant on the Universityôs Estate strategy 
(see chapter 10). 

 

Fig 94: New development in a landscape setting 
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19.6 INDICATIVE DEVELOPMENT SCHEDULE FOR CLAYPATH QUARTER 
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Claypath Quarter
Opportunity One: Former Ice Rink and Sands Car Park

New Development on the Ice Rink 0.40 ha 3,000 sqm 30 3,000 sqm 30

Residential Development on the Sands Car Park 0.68 ha 2,040 sqm 24 2,040 sqm

Sub Total 1.08 ha 2,040 sqm 24 3,000 sqm 30 5,040 sqm 30

Opportunity Two: Claypath Frontage

Council Offices/Kwik-fit/Palladium 0.90 ha 3,100 sqm 36 4,300 sqm 172 1,100 sqm 22 1,000 sqm 10 9,500 sqm 204

BT Exchange 0.34 ha 3,900 sqm 156 3,900 sqm 156

Sub Total 1.24 ha 3,100 sqm 36 8,200 sqm 328 1,100 sqm 22 1,000 sqm 10 13,400 sqm 360

Opportunity Three: Gilesgate

Roundabout North 0.37 ha 3,730 sqm 44 3,730 sqm

Roundabout East 0.58 ha 2,085 sqm 25 3,795 sqm 152 5,880 sqm 152

Roundabout South 0.22 ha 2,200 sqm 88 2,200 sqm 88

Roundabout West 0.04 ha 480 sqm 6 0,480 sqm

Sub Total 1.21 ha 6,295 sqm 74 5,995 sqm 240 12,290 sqm 240

Opportunity Four: St Hild and St Bede College

Development of Regional Significance 4.30 ha

Use to be 

Determined 20,000 sqm 571 20,000 sqm 571

Sub Total 4.30 ha 20,000 sqm 571 20,000 sqm 571

Claypath Quarter Total 7.83 ha 11,435 sqm 135 14,195 sqm 568 1,100 sqm 22 1,000 sqm 10 3,000 sqm 30 20,000 sqm 571 50,730 sqm 1201
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20 Quarter Three: The Peninsula  

20.1 THE FUTURE ROLE OF THE 
PENINSULA QUARTER IN THE LIFE 
OF THE CITY 

The Peninsula, including the Castle, Cathedral, 
University and River Gorge, is the physical and 
spiritual heart of the City.  It gives Durham its 
unique identity and encapsulates its external 
image, one that is recognised through the 
highest international conservation status of 
World Heritage Site.  This quarter and its 
imposing buildings rise above the rest of the 
City, providing landmarks at the scale of the 
City and its hinterland.  The Peninsula is a 
major national visitor attraction bringing in 
many thousands of visitors to Durham each 
year.   

The University is the major landowner on the 
Peninsula occupying a large number of 
premises in North Bailey and owning land 
down to the Riverôs edge.  It also occupies the 
Castle and adjoining premises fronting Palace 
Green.  These provide academic space for 
University departments but are used primarily 
as Colleges of the University, halls of 
residence for the University students and 
associated facilities.  Between them, the 
University and the Cathedral control the 
majority of land and buildings on the 
Peninsula. 

The Durham City Vision envisages no real 
physical change for this part of the City centre.  
This pattern of uses will continue and will be 
consolidated.  The major initiatives that will 
affect the Peninsula ï the World Heritage Site 
Management Plan, Riverbanks Management 
Plan and Riverbank Gardens Project ï are 
outside the scope of this Durham City Vision 
but is complementary to it.  There are no 
development proposals for this Quarter.  The 
main changes related to its connectivity with 
the rest of the City and to the management of 
the public realm.   

Alongside the marketing for the Necklace Park 
the role the Peninsula - with its existing built 
forms, green spaces, historical gardens, 
pathways and gorge will become clearer.   

20.2 OVERALL STRUCTURE 

The overall structure of the Peninsula, 
including the vital relationship between River 
gorge, Cathedral, Castle and environs, will 
remain unchanged.  Only necessary 
interventions of the most subtle nature, 
executed with designs of the highest quality, 
will be appropriate to the world class 
environment.  These principally relate to the 
functioning and appearance of the public 
realm, particularly pedestrian accessibility to 
and around the Peninsula.  The most 
significant interventions proposed are the 
construction of a new, high level pedestrian 
crossing onto South Bailey Quarry Heads Lane 
and a review of the landscape treatment of 
Palace Green and the quantity and location of 
car parking. 
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20.3 THE KEY PUBLIC REALM 
IMPROVEMENTS 

20.3.1 The River Gorge  
The River Gorge is a key City asset and has 
played a vital role in helping to shape and 
define the growth of the City over time.  Today 
it forms part of the dramatic and memorable 
setting of the Castle and Cathedral which 
together rise above and contrast with the dark, 
wooded gorge below.  In addition, the River 
Gorge provides an area of tranquil, informal 
recreation for residents and visitors alike, and 
is active (though never busy) throughout the 
year.  The Gorge also has an important role to 
play as the unique ñtranquilò centrepiece of the 
proposed óNecklace Parkô extending through 
Durham City and out into the countryside along 
the River Wear and north to Finchale Priory 
and south to Sunderland Bridge.   

Interventions within such a valuable and 
historic, semi-natural landscape are limited 
and designed to have a minimal but practical 
impact.  Improved signposting and way-
marking will direct people around the 
Riverbanks with the opportunity to exploit 
ósecretô entrances into the Castle and 
Cathedral precinct including Windy Gap and 
Dark Entry.  A co-ordinated approach to street 
furniture, such as signposts, benches, litter 
bins, and lighting (where they exist) should be 
adopted specifying bespoke designs of the 
highest quality that are appropriate to their 
setting and never standard, off-the-peg 
pastiche óVictorianaô or similar.  The 

opportunity to introduce a sculpture trail 
through the Riverbanks should be examined in 
detail, picking up on the rich legacy of artistic 
endeavour associated with the Cathedral and 
taking advantage of the tranquil, sylvan 
environment.   

20.3.2 The River Gardens 
Historically the Riverside Gardens were 
formally laid out and managed, each 
accessible from the associated houses and 
colleges on South Bailey.  Now many have 
fallen into a state of neglect, are overgrown 
with self sown trees, and under-utilised as 
landscape spaces.  A comprehensive 
management strategy is being developed with 
the University and individual college in order to 
restore the gardensô formal character and 
explore the potential for increased public 
access.   

20.3.3 The World Heritage Site 
Management Plan 

The draft WHS Management Plan advocates 
the inclusion of Palace Green into the 
boundary of the World Heritage Site.  If 
approved, this designation will ensure that the 
authenticity of Palace Green as an historic, 
urban space will be conserved and, where 
possible, enhanced. 

20.3.4 The High Level Bridge 
There is a strong cultural axis that is becoming 
established north south across the City centre 
from the Durham Light Infantry Museum and 
the Gala Theatre complex in the north through 

the heart of the historic City ï the Market 
Place, Castle and Cathedral and the Baileyôs - 
to the Universityôs Oriental Collection and 
Botanical Gardens to the south.  This axis 
becomes more important as the centre of 
gravity of the University switches from a three 
way structure of North Bailey, Old Elvet and 
the Main Campus to focus on the Peninsula 
and the Main Campus.   

 

Fig 95: A new bridge for the Peninsula 

 

Following a tradition of striking, high quality 
bridges across the River Wear it is proposed 
that a new, high level pedestrian crossing is 
created from the southern tip of the Peninsula, 
at South Bailey, to the Quarryheads 
Lane/Potters Bank junction at the top of Elvet 
Banks.  This would create an important new 
connection onto the Peninsula linking the 
Cityôs cultural assets and providing direct 
access, particularly to students and staff, 
between University colleges and academic 
buildings avoiding Church Street.  As both 
ends of the crossing would be hidden within 
the woodland setting of the river gorge the 
bridge structure itself would appear to ófloatô 
above the river.   

The bridge would need to be designed and 
engineered to the highest standards, a world 
class response to an outstanding setting.  The 
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Kingsgate Bridge, designed and constructed in 
the 1962/3 by Ove Arup and Partners, is now 
Grade I listed and makes a significant 
contribution to the appearance and 
functionality of the City as a whole.  A 
contemporary model within the north east is 
Wilkinson Eyreôs ówinking eyeô Millennium 
footbridge which won the 2002 Stirling Prize 
for architecture.  Both are appropriate 
benchmarks for the new bridge.   
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21 Quarter Four: Elvet  

21.1 THE FUTURE ROLE OF ELVET 
QUARTER IN THE LIFE OF THE CITY 

Elvet should become a vibrant quarter of the 
City centre with a continuing University 
presence in addition to major hotels, speciality 
shops, cafes and pubs, the Prison and 
substantial residential communities.   

With the departure of University departments 
from Old Elvet and, potentially, Old Shire Hall, 
it will be important to ensure that the activity 
and mix of uses associated with a living and 
working area is maintained.  The opportunity to 
extend activity throughout the day and into the 
evening, including weekends, should also be 
explored to ensure that there is a greater 
resident population and that there are 
businesses that operate after 5.00pm - cafes, 
restaurants, hotels, speciality retailers - in 
addition to others such as small gallery spaces 
and workshops.  This would be an extension 
of, and entirely complementary to, the primary 
uses in the City centre.   

This approach is particularly important in Old 
Elvet, which feels quiet and lifeless when office 
workers have left for the day, and which has 
an elegant, historic townscape that will be best 
preserved through being maintained in active 
use.  This area has the greatest potential to 
change its role in the period of the Durham 

City Vision, and to make a new and important 
contribution to the experience of the City 
centre as a whole. 

 

Fig 96: Old Elvet from the air 

21.2 OVERALL STRUCTURE 

The structure of the Elvet Quarter will continue 
to focus on New and Old Elvet, with particular 
attention paid to the crossroad with New Elvet 
at Elvet Bridge.  Linkages in the wider area will 
also play an important role, particularly the 
routes down to Elvet Waterside and the route 
onto the Peninsula across the Grade I listed 
Kingsgate Bridge.  There are two key 
development opportunities within the Elvet 
Quarter of the City.   

The first is the redevelopment of the old 
swimming pool site and adjacent land off Elvet 
Waterside, a key proposal and long cherished 
aspiration within the Durham City Vision.   

The second is the Old Shire Hall, an important 
local landmark on Old Elvet which presents an 
opportunity for conversion of the building to a 
new use to anchor the transformation of Old 
Elvet.   

In addition, there are important public realm 
proposals related to Kingsgate Place, Elvet 
Place, and the riverside.   
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Fig 97:  

21.3 OPPORTUNITY ONE:  OLD ELVET 
AND ELVET WATERSIDE 

The University is intending to withdraw from 
the buildings (and extensive gardens, partly 
reused for car parking) that it occupies on the 
north side of Old Elvet while the City Council is 
seeking to relocate the existing swimming 
pool, creating two linked opportunities for new 
development and an important transformation 
of the public realm. 

The City Council and University are jointly 
promoting a redevelopment strategy for the 
site. 

21.3.1 Old Elvet North Side 
 

Fig 98: Old Elvet 

The majority of the buildings on the north side 
of Old Elvet are in University ownership, but 
are to be relinquished by the University as 
academic buildings because they are obsolete 
and both difficult and expensive to maintain, 
with all the problems associated with long term 
non-domestic use of converted residential 
properties.  Most are listed buildings and 
protected. 

It is proposed that they are put to a range of 
new uses.  The upper floors may be most 
appropriately converted back for residential 
use, though use as hotel space (provided the 

integrity of the historic fabric is maintained) or 
small scale professional offices would also be 
acceptable. 

The lower floors offer different potentials.  
Commercial uses that add to the day time 
animation of the street would be the preferred 
use, either as professional offices, or to 
provide speciality shopping of the type 
described in the Strategy for Speciality 
Shopping outlined in Section 6 above.  In both 
cases the integrity of the historic building fabric 
and its imaginative conservation will have 
paramount importance. 

21.3.2 Elvet Waterside 

The Elvet Waterside site is defined by: 

¶ the swimming pool  

¶ surface car parking used by the University 

¶ extensive rear yards and back land to the 
properties fronting Old Elvet largely but not 
exclusively owned by the University.   

 

Fig 99: The Existing Swimming Pool 

The eastern edge will be defined by the 
existing public footpath and the strong line of 
mature trees that forms the western edge of 
the open space in a curved line from Old Elvet 
to the river at the swimming pool. 

The redevelopment of this land should aim for 
a mix of uses with residential development and 
associated facilities. 

 

Fig 100: The view from Eaths Bridge 

Redevelopment would allow the opportunity to 
introduce a fine grain of built form enclosing 
and addressing a sequence of private parking 
courtyards, gardens and public spaces.  A 
focus on good quality, contemporary design 
will integrate existing protected and historic 
buildings in the immediate vicinity of the site, 
including the Royal County Hotel and the 
frontage to Old Elvet, and the existing riverside 
apartments that date from the 1980ôs, within 
the setting of a new piece of townscape.  It will 
also provide a strong and attractive 
development edge when viewed from the river 
and sports grounds to the north and east, all 
part of the wider óNecklace Parkô initiative.   
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Fig 101: New Development at Elvet Waterside 
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The configuration and orientation of 
development will be very important.  There is a 
clear need to respect the privacy at the rear of 
buildings facing Old Elvet, and a new building 
frontage running east west and facing north 
would envelop private garden and parking 
spaces and create a frontage to a new public 
street and associated spaces connecting from 
Territorial Lane to the old Racecourse area of 
green space. 

To the north of this new street, three street 
blocks should be created, the swimming pool 
and a block to each side, with new streets 
between.  This arrangement will give flexibility 
to the timing of relocation of the swimming pool 
without compromising the potential to 
redevelop the adjoining land.  Each street 
block would create a perimeter of new 
development with strong street frontages 
surrounding private garden spaces in the 
centre.  Parking would be provided on-street or 
within buildings, with limited provision within 
the blocks. 

The main new east-west street would be the 
main vehicular access connecting to Territorial 
Lane.  This should open out towards the east 
creating a strong vista to the sports grounds to 
the east and creating a finger of green space 
that penetrates the new development.  This 
would visually and functionally link the new 
development with the Racecourse area of the 
City. 

Development should comprise a mix of 
apartments and town houses up to four storeys 
in height.   

A Development Brief has been prepared for 
this site to guide the redevelopment of this 
important river-side location. 

21.3.3 Elvet Place 
 

Fig 102: òElvet Placeò 

Elvet Place would mark an important and 
historic gateway into the City centre across 
Elvet Bridge.  It is centred on the crossroads 
between New and Old Elvet.   

Currently the space is engineered and traffic 
dominated giving functional and visual priority 
to through traffic.  Pavements are relatively 
narrow and the phasing of the traffic light 
controlled junction favours vehicles over 
pedestrians.  Thus the physical connection of 
Old Elvet and the main part of the Elvet 
Quarter with the City centre is compromised. 

Although the quality of the buildings defining 
the cross-roads is, in the most part good, poor 
paving and the dominance of the highway 
makes the space feel disjointed, lacking 
intimacy and enclosure.  In particular the 
landscape strip between New Elvet Bridge and 
the public house on the corner of Elvet Bridge 
lacks a clear function and contributes little 
other than openness to the character or 
appearance of the area.  The paving on Elvet 

Bridge is of extremely high quality, finished 
with a mix of York stone and sets.  It provides 
a benchmark for the remainder of the space.   

The space should be redefined to enhance the 
physical and visual connections from the City 
centre to Old Elvet by repaving the space so 
that the road appears to pass through a square 
rather than the pedestrian route crossing a 
daunting road.  The key aims are to: 

¶ re-establish form and structure around the 
junction.  This could be achieved through 
additional tree planting or boundary walls 
or by sensitive infill development on part of 
the sloping landscape area by New Elvet 
Bridge;  

¶ reclaim road space for pedestrians.  
Widening pavements, limiting clutter 
associated with road signage etc, and 
optimising traffic light phasing to give 
maximum time to pedestrians will enhance 
the quality of the space; and improve the 
quality of the surface materials.  Elvet 
Bridge already provides a good 
benchmark.  Introducing a stronger 
emphasis to the historic east west route 
along Old Elvet will also be important 
through unified treatment of materials and 
street furniture.   

21.3.4 Riverside Walk 
Improving pedestrian accessibility to the 
riverside is an important aim, linking Elvet 
Place back to Elvet Riverside.  New terracing 
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could provide opportunities for informal seating 
overlooking the river, part of a wider 
environmental enhancement to both sides, 
creating a distinctive character area and 
enhancing the quality and usability of the 
space between the historic and new bridges 
surrounding Elvet Reach and Old Elvet Reach.   

The pedestrian environment under New Elvet 
Bridge should be enhanced with new surface 
materials and improved lighting to create a 
safer and more attractive place to walk.  
Similarly the routes through to Elvet Waterside 
and beyond, to the sports ground  and the 
Maiden Castle  entry to the southern leg of the  
óNecklace Parkô, would benefit from enhanced 
paving and waymarking to create a distinctive 
character and identify the route as part of a 
wider network.   

21.4 OPPORTUNITY TWO: OLD SHIRE 
HALL  

The Old Shire Hall was built in 1895 and 
occupies a prominent location in Old Elvet.  It 
was originally the County Hall for Durham 
before being vacated by the Council in the mid 
1960ôs.  It is currently occupied by the 
University as its administrative headquarters.  
This will be relocated to the Mountjoy campus 
in the near future at which time the buildings 
will be used for academic purposes.  Its long-
term function within the University is not yet 
fully resolved.   

Typical of late Victorian civic architecture the 
building has a wealth of ornate detailing, 
executed in red sandstone and terracotta, and 
topped with a green copper dome.  It is largely 
two storeys in height above a substantial 
basement level.  The building has a 
commanding street presence with a boundary 
wall, finished in the same materials, and 
sweeping steps to the main entrance forming 
an integral part of the overall semi-symmetrical 
composition.   

There is a strong contrast between the Old 
Shire Hall, the Churches to either side (St 
Cuthbertôs and the Methodist Chapel), and the 
late Georgian and early Victorian buildings on 
the northern side of Old Elvet.  However the 
overall quality of the townscape around Old 
Elvet is of exceptionally high quality both in 
terms of built form and integrity.   

In the event that Old Shire Hall should become 
surplus to the Universityôs operational 
requirements, it will be important to retain the 
Old Shire Hall in a viable use to ensure that 
this important building and local landmark 
continues to be maintained and makes a 
contribution to activity within the quarter.   

There is a wide range of alternative new uses 
for the building, all of which would be 
acceptable provided the integrity of the original 
building is maintained: 

¶ Apartments 

¶ Office space, including managed 
workspace 

¶ Research institute 

¶ Gallery or library  

¶ Hotel ï a small, high quality boutique hotel 
that could be operated in conjunction with 
conversion of one or more of the town 
houses on the north side of Old Elvet 
(Section 8 A Strategy for Leisure, 
Entertainment and Visitor Development 

above). 
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21.5 OPPORTUNITY THREE: KINGSGATE 
PLACE 

Kingsgate Place is the point where the 
pedestrian route over Kingsgate Bridge meets 
New Elvet and the junction with Church Street 
and Hallgarth Street. 

Kingsgate Place is a key location and 
important gateway into the City centre from the 
south and east.  Currently it is a traffic 
dominated junction with narrow pavements 
and a tired, dated landscape treatment.  The 
junction is well used by traffic and pedestrians 
particularly during term time when the area is 
extremely busy with students coming to and 
from Dunelm House (the Studentôs Union 
building).  As well as links down New Elvet 
there is an important route over Kingsgate 
Bridge through to Bow Lane, North Bailey and 
the Peninsula.  This space was identified by 
The Voices as being particularly neglected. 

There is already a programme of 
environmental works scheduled in front of the 
parade of shops and businesses fronting New 
Elvet; a broader scheme of improvements 
would create an enhanced public realm.  The 
space would be unified through a consistent 
use of hard surfacing materials and street 
furniture with more space given over to 
pedestrians and the reorganisation of the 
junction to include improved signage and way-
marking.  Introducing tree planting would 
reinforce enclosure and help to unify a place 
that has varying building styles and types.  The 

linkage to Kingsgate Bridge should be part of 
this programme of works.  The buildings on the 
south side of the bridge approach are surplus 
to University requirements and in poor 
condition.  Redevelopment should respond to 
this route and improve the setting of the 
pedestrian space and the listed building. 

In terms of the built environment, the 
restoration of Dunelm House would improve 
the appearance of a valued local landmark, 
also singled out by The Voices, which forms 
part of the setting for the adjoining Grade I 
listed Kingsgate Bridge.  In addition, should the 
opportunity arise, the redevelopment of the 
other less attractive University buildings along 
New Elvet would create a better frontage 
presence to New Elvet and open up access to 
the riverside and views of the Peninsula.   

21.6 OPPORTUNITY FOUR: DURHAM 
PRISON 

The continued use of the Prison is in a process 
of review as its age and general level of 
amenities and adaptability present challenges. 

This a very large site close to the heart of the 
city centre that has enormous potential for a 
wide range of new uses from residential and 
employment to new accommodation for the 
University and any combination of these.  If 
reviews of its future propose a release of some 
or all of the site, a full assessment of the 
development potential, the quality and 
conservation potential of some of the buildings 
and an appraisal of its relationship with the 
surrounding city area and the potential for new 
connections is a critical pre-requisite. 
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Fig 103: Kingsgate Place 

21.7 INDICATIVE DEVELOPMENT SCHEDULE FOR ELVET QUARTER 
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Elvet Quarter
Opportunity One: Old Shire Hall

Office Use 0.20 ha 2,000 sqm 80 2,000 sqm 80

Hotel Use 2,000 sqm 20 2,000 sqm 20

Sub Total 0.20 ha 2,000 sqm 80 2,000 sqm 20 2,000 sqm 80

Opportunity Two: Old Elvet and Elvet Riverside

Old Elvet Frontage 0.53 ha 1,500 sqm 18 1,500 sqm

Elvet Riverside Development (excluding Swimming Pool) 0.77 ha 6,600 sqm 78 6,600 sqm

Swimming Pool Site 0.13 ha 1,300 sqm 15 1,300 sqm

Sub Total 1.43 ha 9,400 sqm 111 9,400 sqm

Elvet Quarter Total 1.63 ha 9,400 sqm 111 2,000 sqm 80 2,000 sqm 20 11,400 sqm 80
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22 Quarter Five:  Framwellgate  

22.1 THE FUTURE ROLE OF 
FRAMWELLGATE QUARTER IN THE 
LIFE OF THE CITY 

Arriving in Durham by train is one of the most 
spectacular and memorable travel 
experiences; dramatic views of the City, the 
Castle and the Cathedral open up, framed by 
the carriage window.  The view is appreciated 
by a lot of people (684,314 passengers 
entered the City by train in the year 2002 ï 
2003).  But the onward routes into the City 
centre are poor offering unsatisfactory way 
making and inadequate pedestrian facilities 
across major roads 

In addition to the railway station the Cityôs bus 
station also handles a significant number of 
passengers every day, particularly those 
arriving from surrounding towns and villages to 
access the services and facilities offered by 
the City centre.  Here, the experience of arrival 
is much less memorable; the bus station is 
cramped and unpleasant without the 
compensation of City views to lift the spirits.  
These deficiencies are being addressed in this 
Durham City Vision (see Section 16 Quarter 
One: Central below).   

A long vacant site fronting Framwellgate Peth 
has now been redevelopment with a new 

housing development ï Highgate ï which has 
set a new benchmark for housing development 
in the City centre. 

 

Fig 104: Highgate ï New Housing in the City centre 

The quarter also houses the largest single 
employment focus in the City centre ï 
Millburngate House ï which will continue to be 
an important concentration of City centre 
workers, but also has the potential to 
accommodate civic uses and large scale 
commercial and public facilities.  At present it 
is a building form out of keeping with the scale, 
form and quality of the rest of the City centre, 
with a very poor relationship to the river. 

Finally the crest of the hill is occupied by 
Wharton Park, an elegant but sorely 
underused Victorian park with a challenging 
topography but one that offers dramatic views 
back across the City centre to the Peninsula 
from the listed Battery on the crest of the hill. 

The future role of Framwellgate Quarter will 
focus on three key aspects of City centre life:  

¶ The experience of arrival into Durham by 
train with the aim of creating world class 
gateways into a world class City.  New 

passenger facilities, new places to relax 
and enjoy the view, and a public realm that 
welcomes pedestrians into the City 
through a sequence of beautiful streets, 
squares and plazas will characterise the 
quarter making it a valued element within 
the wider structure of the City.   

¶ A key employment focus enhanced 
through refurbishment or redevelopment of 
Millburngate House to better integrate it 
with its surroundings, with the rest of the 
City centre and with the riverside at 
Framwellgate Reach. 

¶ The better integration and use of Wharton 
Park in the life of the City centre, making 
particular use of its location as a link to the 
Durham Light Infantry museum and the 
Sky Bowl (see chapter 15 A Strategy for 
Walking).. 
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22.2 OVERALL STRUCTURE 

The new structure of the quarter will focus on:  

¶ radically improving the pedestrian 
approaches to and from the station, 
including connections to Wharton Park,  

¶ the experience of alighting from the train 
and journeying into the City  

¶ enhancing and repairing linkages to other 
quarters particularly Central and Hospital. 

This will involve actions targeted at: 

¶ Station enhancements to improve 
passenger facilities.   

¶ A new station forecourt incorporating a 
café and restaurant.   

¶ Radically improved pedestrian 
environment along key linkages including 
enhanced way-marking and a high quality 
public realm.  There will be a single 
signposted route from the station to the 
City centre that directs pedestrians into the 
west end of north Road via station 
approach and a reconfigured North Place.   

Any redevelopment or refurbishment of 
Millburngate House should incorporate a new 
vehicular route to the Riverside from 
Framwellgate Peth and additional pedestrian 

routes through the site to better incorporate the 
site into the wider fabric of the City centre. 

22.3 OPPORTUNITY ONE: THE RAILWAY 
STATION 

The railway Station offers a mixed 
environment.  The original sandstone station 
buildings and associated glazed canopy on the 
northbound platform are attractive, modest 
structures, grade II listed, which contrast in 
scale with the massive curved railway Viaduct 
on the southern approach to the Station, a 
majestic, elegant Grade II* listed structure.  
The Station was extended in the 1960ôs and 
the flimsy, flat roofed, short-life buildings that 
serve the eastern approach are not only 
uninspired but also approaching the end of 
their planned life and are in need of 
replacement.   

22.3.1 Access and Connections 
Pedestrian movement around the station 
buildings is confusing, with access to the City 
from the northbound arrival platform via a dark, 
narrow walkway under the railway line and 
then onwards via a succession of steep 
footways to Castle Chare and North Road.  A 
pedestrian footbridge crosses Castle Chare, 
segregating pedestrians and vehicles, and 
depositing visitors within a hostile, traffic 
dominated environment.  There are two further 
access points from the station; one via 
Wharton Park to the north, and a second 
alongside the new Framwellgate Peth 
development.  Neither are fully accessible to 
people with mobility difficulties, however, as 
there are flights of steps to be negotiated.   
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22.3.2  Existing Proposals 
Network Rail had prepared proposals for the 
extension and enhancement of the station, 
including replacement of the 1960ôs built 
elements.  The scheme addressed the 
deficiencies with the existing station buildings, 
but a lack of investment funds meant that the 
scheme was never implemented.   

22.3.3 New Proposals ï Walking Routes, 
Public Transport and a New 
Restaurant 

GNER have now made the refurbishment and 
modernisation of the railway station a priority 
and the objectives of this Vision should be 
considered as a direction for change. 

The modernisation and refurbishment should 
build on the scheme already envisaged by 
Network Rail but should also focus on the main 
concourse at the head of Station Approach.  
This area is currently used for some long stay 
parking, drop-off space, disabled parking and 
taxi waiting.  This creates confused vehicle 
movement patterns that are dangerous for 
pedestrians.  Through relocation of some of 
the long stay parking the area could be 
rejuvenated through a comprehensive, high 
quality hard surface treatment focusing on the 
main entrance to the old station building which 
would be revived as the main entrance, and 
the existing poor quality buildings replaced to 
create new station facilities. 

The bus stop that serves the station would be 
relocated to Bishopôs Prospect so that bus 

users have a panorama of the City centre as 
they wait for a bus linked by new pedestrian 
routes from the station buildings.  The bus stop 
and station would be provided with real time 
information systems linked to those intended 
for the bus station.  The bus turnaround and 
lay-over area would be retained in the current 
location. 

 

Fig 105: A Restaurant at the station, overlooking the 
city centre 

In addition, space would be available for the 
construction of a new restaurant in a beautiful 
modern pavilion on the bank above Station 
Approach, facing south east, affording 
commanding views through the managed 
woodland on the slope towards the Castle and 
Cathedral.  New pedestrian routes up to the 
station would be incorporated as part of the 
design.  It would be one of the modern 
architectural ójewelsô within the City (see 
section 12: A Strategy for Modern Jewels) 
becoming a destination in its own right as well 
as a passenger facility adjoining the station.  
As well as the commanding views over the City 
centre available at all times from this site, after 
dark the new restaurant would be a beacon 
gently illuminated on the station hillside above 
the City centre. 
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Fig 106: The Station 

Fig 107: The Station 

22.4  

22.5 OPPORTUNITY TWO:  
MILBURNGATE HOUSE 

According to the Durham Voices, and following 
public consultation, it was agreed that 
Millburngate House is one of the least loved 
buildings within Durham City centre.  The 
building was constructed by the Government in 
the 1960ôs and is currently occupied, in part, 
by the Passport Office and the Department of 
National Savings and Investments.  Although 
fashionable at the time of its construction, the 
building, a collection of white painted, concrete 
frame slabs built over a broad podium, now 
appears tired and dated.  Its internal spaces do 
not suit modern office operational 
requirements.   

It occupies a prominent riverside site at 
Framwellgate Waterside.  Connections around 
and through the building are currently poor, 
with complex steps and ramps leading down 
from Millburngate Bridge and an unappealing 
riverside environment with hostile, blank 
elevations.   

22.5.1 The Building 
The Governmentôs future intentions for the 
occupation of the building is uncertain.  This 
Vision has adopted a strategy for Millburngate 
House in the event that the current occupiers 

vacate part or all of the site.  This may enable 
the full or partial redevelopment of Millburngate 
House presenting a significant opportunity for 
a mixed use development to come forward.  
The mix of uses could include  

¶ modern, commercial office space,  

¶ a cinema, 

¶ apartments,  

¶ cafes and restaurants. 

All would address the riverside.   

 

Fig 108: Future View of Millburngate House 

22.5.2 New Connections and the Riverside 
In terms of key structuring elements 
development would need to positively address 
Framwellgate Riverside to provide a vibrant, 
active frontage.  In addition, development must 
also address Leazes Road and Framwellgate 
Peth to create an attractive and lively frontage 
along these key City routes.  Views through 
the development from Framwellgate Peth 
towards the City centre would be very 
important.   

Buildings of the highest quality must be 
grouped to take advantage of the natural 
change in levels across the site, allowing views 
within and through the site, and assisting 
permeability by allowing pedestrian routes to 
pass through the development.  Development 
must also have regard to the new hotel under 
construction on Framwellgate Riverside as part 
of the Framwellgate Reach, linked visually to 
new development opportunities in Claypath 
Quarter.   

The riverside, fronting the new hotel and new 
office and residential accommodation, and with 
commercial leisure and restaurants and cafes, 
would become an elegant new boulevard and 
promenade. 

22.5.3 Millburngate Pedestrian Bridge 
A new and spectacular pedestrian bridge is 
proposed to connect the north end of 
Millburngate Shopping Centre with Back Silver 
Street.  This could be designed to incorporate 
a link from the podium of a redeveloped 
Millburngate House beneath Millburngate 
Bridge to connect the concentration of 
employment and other facilities directly with 
the Market Place and the main shopping area 
(see Section 17 Quarter One: Central above) 
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22.5.4 Wharton Park 
Wharton Park is a rare green space in Durham 
and sits above the railway station.  Spectacular 
views of the City are afforded from the Park.  
Funding is in place to enhance the visitor 
experience of Wharton Park, the first step of 
which is to write a restoration plan.  Any 
regeneration of Wharton Park should take the 
opportunity to enhance the pedestrian linkages 
between the railway station and the Durham 
Light Infantry Museum and the Sky Bowl 
proposal (see chapter 5 A Strategy for Iconic 
Development). 
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Fig 109: Possible Redevelopment of Millburngate House 

22.6 INDICATIVE DEVELOPMENT SCHEDULE FOR FRAMWELLGATE QUARTER 
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Framwellgate Quarter
Opportunity One: The Station

New Restaurant 0.04 ha 450 sqm 5 0,450 sqm 5

Sub Total 0.04 ha 450 sqm 5 0,450 sqm 5

Opportunity Two: Millburngate House

Redevelopment 3.76 ha 5,880 sqm 69 17,770 sqm 711 6,000 sqm 120 6,000 sqm 60 Car Park 3,750 sqm 39,400 sqm 891

Sub Total 3.76 ha 5,880 sqm 69 6,000 sqm 120 6,450 sqm 65 3,750 sqm 39,400 sqm 891

Framwellgate Quarter Total 3.80 ha 5,880 sqm 69 17,770 sqm 711 6,000 sqm ## 6,450 sqm 65 3,750 sqm 39,850 sqm 895
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23 Quarter Six: Crossgat e 

23.1 THE FUTURE ROLE OF CROSSGATE 
QUARTER IN THE LIFE OF THE CITY 

Crossgate is a predominantly residential 
quarter to the west of the Peninsula.  As the 
main approach to the City centre from 
medieval times, many of the properties along 
Crossgate itself are listed buildings 
commanding views across to the Castle and 
Cathedral.  As a ñquarterò of the City centre, 
Crossgate forms part of Durhamôs unique 
historic fabric and is as much characterised by 
its large open spaces as it is by its historic 
architecture. 

To the east of this quarter the land falls away 
sharply towards the River Wear.  The banks of 
the River are heavily wooded but importantly 
enable pedestrian access between Crossgate 
and the River.  Along the Riverôs edge there 
are redundant buildings which offer some 
potential for redevelopment. 

Departments of Durham City Council are 
located in Byland Lodge which fall within 
Crossgate Quarter. 

23.2 OVERALL STRUCTURE 

Crossgate Quarter is a well-established 
residential area and is protected for both its 
architecture and its open space.  It will 
significantly benefit from planned 
improvements to the bus station and adjacent 
roundabout in the Central Quarter as well as 
the implementation of the Riverbanks 
Management Plan.  There is limited scope, 
and limited demand, for significant change in 
Crossgate Quarter.   

This is reflected in the limited changes 
proposed to the overall structure of the quarter.  
The existing mix of residential development will 
be reinforced with care taken to preserve key 
views into and out of the area.  This will ensure 
that any development proposed will contribute 
to the overall character of the quarter and the 
wider City.  In addition, key pedestrian routes, 
such as those around the river and Peninsula, 
will be reinforced through new high quality 
surfacing utilising natural materials, and 
appropriate waymarking.   

23.3 OPPORTUNITY ONE:  BYLAND 
LODGE 

The City Council has declared its intention to 
vacate Byland Lodge, thus enabling it to be 
redeveloped.  Byland Lodge is poorly 
connected with the City centre but is a well 
established site for office use.  It has the 
potential to be converted to apartments or to 
be sub-let as small office units, or a 
combination of the two.  The site could also be 
wholly redeveloped for a mix of uses.  The 
capital receipt arising from any redevelopment 
will be used to help build the new Swimming 
Pool and Leisure Centre on Freemans Place. 

 

Fig 110: Redevelopment of Byland Lodge 

23.4 THE KEY PUBLIC REALM 
IMPROVEMENTS 

23.4.1 Access to the River Wear 
The Durham Riverbanks Management Plan 
promotes the conservation, enhancement and 
management of the riverbanks surrounding the 
Peninsula.  Of particular significance to this 
Durham City Vision is the commitment to 
improve the physical access to the riverbanks.  
This includes improvements to the existing 
footpaths, providing natural surveillance, 
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improving links to other parts of the City and 
promoting the use of high quality street 
furniture and public art.  The Management 
Plan also promotes the re-use of buildings 
along the riverside for conversion.   

These ideas are incorporated within our City 
centre walks diagram where access routes 
around and across the River are highlighted 
and opportunities for places of interest are 
shown.  Within Crossgate Quarter, the 
opportunities include a óRiver Restaurantô, a 
óWeir side Caf®ô and an information / 
interpretation point at Prebends Bridge. 

23.4.2 Bridge House and Connections to 
Framwellgate Bridge 

There is poor access to the river side from 
Framwellgate bridge via the space occupied by 
Bridge House and the Coach and Eight public 
house, which has no building presence at the 
bridge level.  This is a site with potential for 
redevelopment to create a new landmark 
building which also provides much improved 
access to the riverside.  Retail, leisure (in the 
form of restaurants or bars) and employment 
are appropriate new uses. 
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23.5 INDICATIVE DEVELOPMENT SCHEDULE FOR CROSSGATE QUARTER 
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Crossgate Quarter
Opportunity One: Byland Lodge

Redevelopment 0.66 ha 2,000 sqm 24 2,000 sqm

Sub Total 0.66 ha 2,000 sqm 24 2,000 sqm

Crossgate Quarter Total 0.66 ha 2,000 sqm 24 2,000 sqm
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24 Quarter Seven: Viaduct  

24.1 THE FUTURE ROLE OF VIADUCT 
QUARTER IN THE LIFE OF THE CITY 

Viaduct Quarter is on the western edge of the 
City centre and suffers from poor physical 
connection with the rest of the City.  This is 
largely due to its peripheral location, but is 
exacerbated by the visual barrier of the railway 
viaduct and the physical barrier of the A690.  
There are limited but important possibilities of 
improving for connecting this Quarter with 
Wharton Park due to the considerable change 
in levels. 

Viaduct Quarter comprises a mixture of 
residential uses, low-grade employment uses, 
the National Union of Mineworkers Regional 
Headquarters and the County Hospital.  The 
County Durham and Darlington NHS Trust 
have expressed an intention to relocate from 
the current hospital and are looking to 
redevelop their current site. 

24.2 OVERALL STRUCTURE 

Although the Viaduct Quarter is located within 
the City, it feels isolated from it by the physical 
barriers of Castle Chare/Sutton Street and by 
the railway viaduct carrying the East Coast 
main line.  A key aim will therefore be to 
óreconnectô the quarter with the City, 
particularly via enhancements to North Place 
and North Road (see Section 16 Quarter One: 
Central), and through improved access to the 
station (see Section 20 Quarter Five: 
Framwellgate).  In terms of the structure of the 
quarter the mature, wooded character will be 
preserved with development óplacedô within a 
parkland type setting.   

This Quarter will benefit enormously from the 
proposed changes to North Place (see Section 
16 Quarter One: Central Quarter above) which 
will improve pedestrian linkages into the City 
centre, and reinstate a more continuous urban 
fabric. 

24.3 OPPORTUNITY ONE:  THE COUNTY 
HOSPITAL 

The County Hospital commands an important 
position within the Viaduct Quarter.  Sitting 
prominently on a hillside, the site is bounded 
by roads and is separated from the 
surrounding residential areas with a buffer of 
mature trees in a parkland setting.  The land 
rises to the northwest and at the top of the site 
sits the oldest part of the hospital, a fine late 
19

th
 century building.  This is a local landmark, 

but it is partially screened by a 1930ôs, purpose 
built hospital building which wraps around the 
southern part of the site. 

 

 

Fig 111: Redevelopment of County Hospital 

The NHS Trust propose to vacate the County 
Hospital by 2008 and are currently working on 
a Development Brief with the Durham City 

Partnership to guide the redevelopment of the 
site. 

It is proposed that the older building is retained 
and sympathetically reused.  It has three 
potential uses: 



DURHAM CITY VISION 
The Durham City Partnership 

 

 
DAVID LOCK ASSOCIATES  113 
Consultation Draft June 2006 

¶ Hotel. 

¶ Offices, perhaps as a local HQ building for 
a single user, as professional offices, or as 
managed workspace. 

¶ Residential conversion to apartments. 

 

Fig 112: The Original Hospital Building 

The most appropriate use for the remainder of 
the site is redevelopment for residential use 
(assuming that the older building has been 
converted to a non-residential use), as 
apartments and town houses.  The form must 
be more respectful of the landmark status of 
the Victorian building.  To this end the 
appropriate form is terraces and pavilions that 
follow the contours across the site and which 
retain and enhance the mature trees on the 
site.  These new buildings would be no higher 
than 3 storeys, and would be two storeys in 
visually sensitive locations where views of the 
Victorian building would otherwise be 
compromised.  The terraces of development 
would be able to overlook one another to take 
advantage of views into the City centre and of 
the Viaduct. 

 

Fig 113: Reuse with Redevelopment 

24.4 OPPORTUNITY TWO:  REDHILLS 

 

Fig 114: Redhills today 

Whilst this Durham City Vision does not 
suggest any physical alterations to the former 
National Union of Mineworkers Headquarters, 
it would be irresponsible to ignore the potential 
re-use/dual-use of this building to enhance the 
cultural life of the City centre. 

It is important that supporting or new uses are 
found for the building in the short to medium 
term that is respectful of its historical and 
architectural importance.  It would be well-
suited to a civic or arts function, such as a 
gallery, registry office or educational facility; it 
could accommodate a training or research 
institution, perhaps with University 
connections. 

Any future use will be constrained by its poor 
access and relative remoteness from the City 
centre. 
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24.5 INDICATIVE DEVELOPMENT SCHEDULE FOR VIADUCT QUARTER 
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Viaduct Quarter
Opportunity One: The County Hospital

Reuse of Victorian Building 1.44 ha 5,000 sqm 59 5,000 sqm

Redevelopment 5,500 sqm 65 5,500 sqm

Sub Total 1.44 ha 10,500 sqm 124 10,500 sqm

Opportunity Two: Redhills

Reuse 1.27 ha Cultural 1,800 sqm 18 1,800 sqm 18

Sub Total 1.27 ha 1,800 sqm 18 1,800 sqm 18

Viaduct Quarter Total 2.71 ha 10,500 sqm 124 1,800 sqm 18 12,300 sqm 18
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25 Mount Oswald  

25.1 THE FUTURE ROLE OF MOUNT 
OSWALD IN THE LIFE OF THE CITY 

Mount Oswald is an important opportunity site 
located to the south east of the City.  The 
principal development opportunity that arises 
from Mount Oswald is construction of a 
prestige office park of the highest architectural 
quality, set within restored parkland and 
surrounded by extensive woodland.  A high 
standard of environmental quality combined 
with straightforward transport routes to the City 
centre only 2 miles down the A1050 or A167 
will make the Mount Oswald site an attractive 
and convenient business location.   

Such development could strengthen and 
diversify the current range of employment 
opportunities within Durham, and will be 
designed to attract high quality occupiers, such 
as corporate headquarters, through the 
construction of bespoke, flexible office 
buildings that cannot be accommodated within 
the historic City centre area.  In addition there 
may be benefits to businesses through co-
location with the Durham University campus to 
the immediate north of the Mount Oswald site.   

 

Fig 115: Mount Oswald 

25.2 OVERALL STRUCTURE 

The Mount Oswald site is currently occupied 
by the Mount Oswald Golf club and is 
characterised by extensive mature parkland 
and woodland set within a gently sloping 
landscape.  The only buildings on the site are 
associated with the Grade II listed golf 
clubhouse which dates from the mid 1800s 
and is a fine, classical building constructed 
from local sandstone.   

The Mount Oswald site is defined to the west 
by the Darlington Road (A167), to the north by 
Mill Lane and Durham University land and 
colleges, to the east by the A1050 South 
Road, which gives access to the golf club, and 
to the south by residential development around 
St Oswaldôs Drive.  The land to the east and 
west of the site is open farmland and Mount 
Oswald, in particular the woodlands, plays an 
important role in helping to define the overall 
landscape character of the immediate vicinity; 
the site is on edge of the Durham City Area of 
Great Landscape Value which is a County and 
City landscape designation.   
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25.3 OPPORTUNITY ONE:  BUSINESS 
PARK 

Development within Mount Oswald will be 
strictly limited to two discrete locations 
adjoining the northern and southern 
boundaries of the site.  This will ensure that 
the essential woodland character that makes 
the site distinctive, and plays an important role 
in the wider landscape context, continues to 
prevail.  Development will take the form of 
groups of modern, visually lightweight office 
pavilions arranged around shared entrance 
plazas, or atria, which are conveniently linked 
by attractive, well lit walkways to public 
transport stops and car parks.  The plazas will 
form an activity focus for each group of up to 
four pavilions.   

In order that the pavilions may be occupied 
collectively, singly or subdivided into smaller 
office suites, a flexible design and layout will 
be required.  A visually distinctive, 
contemporary architectural theme, utilising 
high quality materials such as stone, glass and 
steel, will be also required across the whole 
development to give it a cohesive identity.  No 
building will exceed three stories in height with 
the aim that all structures be contained, over 
time, by woodland and trees.  Development 
along the southern edge of the site will be 
limited to up to two stories in height to ensure 
that the privacy and amenity of adjoining 
residents in St Oswaldôs Drive is protected.   

Fig 116: Mount Oswald  
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The pavilion buildings will address the 
parkland offering attractive views out.  Parking 
and servicing will be accommodated to the 
rear of the buildings allowing the parkland to 
extend uninterrupted to the principal elevations 
thereby helping to reduce the visual impact of 
development.  A strong structure of new 
woodland planting, including the management 
of existing woodland within the site, will further 
soften and screen development and contribute 
greatly to the quality and setting of the office 
pavilions.  Car parking will be accommodated 
in walled courtyards with access taken from 
the A167 Darlington Road.  This will preserve 
the existing entrance point into Mount Oswald 
from the A1050 as the only gateway defined, 
as it is, by a lodge house.    

An important component of the Mount Oswald 
proposals will be the restoration of the Mount 
Oswald Estate to form the centrepiece of the 
office park development.  The parkland will be 
publicly accessible with a network of walkways 
connecting with the adjoining residential areas 
to the south and the University to the north.   

Extensive tree planting will reinforce the 
existing woodland character whilst key 
features of the parkland, such as the gardens 
around Mount Oswald House, avenue planting 
along the carriage drive, and plantation 
woodland along the Money Slack stream, will 
be carefully restored.  A full programme of 
restoration will need to be agreed as part of 
the overall development and landscape 
treatment of the site.     

Fig 117: Possible development at Mount Oswald 
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26 Priorities and Relationships  

26.1 PREFACE 

There are a large number of strategies, 
policies and proposals contained in this 
framework.  Each is very important to the 
future of the City centre of Durham.  But there 
are finite resources available to implement the 
project and the projects must be prioritised and 
programmed effectively so that the investment 
path is clear and deliverable. 

At this stage the information on the costs and 
benefits of the projects is speculative and 
broadbrush, in keeping with the purpose of the 
document as a Vision and framework; it is not 
a detailed blueprint for future change. 

It is therefore imperative that the actions are 
prioritised to take full advantage of 
opportunities already identified and to optimise 
the positive impact of available investment and 
resources.   

The prioritisation of tasks needs to be 
examined in one of two ways: 

¶ The first is simply the projects that are 
deemed to be the most important to the 
future of the City centre 

¶ The second is the actions that are required 
to be undertaken now to ensure the 

delivery of key projects at an appropriate 
date in the future.  This is particularly 
important where implementation may be 
reliant on compulsory acquisition of land or 
buildings or the development of 
complementary areas of land. 

26.2 THE MOST IMPORTANT PROJECTS 

The Durham City Partnership has devoted 
considerable time to the identification of the 
priorities in terms of the projects that are most 
important to the City centre and its future.   

The definition of ñmost importantò are those 
projects which will have the most profound 
positive impact on the image function and 
attraction of the City centre in the foreseeable 
future:  These are listed as follows: 

26.2.1 Priority A: Most Important 
(Delivered in 2 years) 

1. Implement the Necklace Park:   

2. The Ice Rink: The most contentious 
site redevelopment of which could 
have the most profound positive 
impact. 

3. A New Swimming Pool: this is a 
committed project for which plans are 
well advanced, and will provide 
modern facilities in a new accessible 
City centre location. 

4. New Bus Station and North Road 
Redevelopment: a new junction in 
North Road and associated 
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redevelopment to include a new Bus 
Station. 

5. The Market Place: re-landscape of 
the space allied to building 
refurbishment and enhanced market 
facilities. 

6. Claypath West Side: redevelopment 
of the Palladium, Kwik-Fit and the 
Council offices for a range of 
commercial and residential uses. 

7. The Vennels: a comprehensive 
strategy for the enhancement of the 
Vennels throughout the City centre. 

8. An Illumination Strategy: something 
that will make the most of what already 
exists and create a unique attraction 
for the City. 

9. A Signage Strategy: an essential tool 
that will improve the City centre 
experience for all users. 

10. Investment in the Quality of the 
Public Realm: evaluating the potential 
of capital and revenue funding and the 
potential offered by new development 
to invest in the overall quality of the 
public realm as the foundation of 
regeneration. 

11. Old Elvet and Elvet Waterside 

12. Railway Station 

26.2.2 Priority B: Very Important 
(Delivered in 3 years) 

1. Millburngate Centre Refurbishment 
and the Millburngate Reach  

2. Millburngate House Redevelopment 

3. Gilesgate Roundabout 
Redevelopment 

4. Riverbanks Gardens Project 

5. County Hospital 

6. Kingsgate Place 

26.2.3 Priority C: Important (Delivered in 5 
years) 

1. North Place 

2. Necklace Park in the City centre: 
new places and spaces by the river 
and completion of the riverside walk. 

3. Old Shire Hall 

4. Bridge Building in Claypath across 
Leazes Road: including the new 
pedestrian links to Market Place 

26.2.4 Priority C: Important (Delivered in 
10 years) 

1. The Castle, Cathedral and Palace 
Green: Comprehensive environmental 
improvements and implementation of 
the World Heritage Site Management 
Plan. 

2. New High Level Bridge 

3. Hild and Bede Redevelopment 

4. Mount Oswald 
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26.3 PROJECTS ON WHICH WORK MUST BEGIN NOW TO ENSURE TIMELY DELIVERY 

26.3.1 Priority A: Work Needed to Complete the Following Projects in Three Years 
Project Actions 

1. Develop Necklace Park 
Concept, Strategy and a 
Programme of Action 

1. Take the brief developed through the Chambers Study and the Durham City Vision and prioritise 
components and actions 

2. Create a champion for the project at Durham County Council. 
3. Investigate and allocate responsibilities and ownerships, related to development projects where 

indicated and the ability and obligation to deliver parts 
4. Develop a series of  informal land-use and access agreements amongst communities, landowners 

and other stakeholders 
5. Identify, cost and carry out such light-touch access improvements as are necessary to reward and 

link landowners participating in the scheme, to encourage and sustain community use, and enable 
a series of innovative community projects.   

6. Create a community-led management scheme that is enabled online, supported by a new 
professional park management team and the cultural, marketing and environmental expertise and 
delivery vehicles offered by local authorities, regional agencies and local academic institutions 

7. Keeping in mind the drivers of youth, community empowerment and protection for the natural 
environment, develop both community-led events, schemes and activities and those ideas that 
are dependent on outside promotion, management and funding; enable outside project funding, 
and ensure full promotion and marketing for the Park from benefiting authorities, institutions and 
agencies.   

8. Develop long term and costed programme of actions 
9. Seek funding from wide range of supportive bodies and sponsorship to build on initial publicly-

funded access improvements  
10. Set up a full online management system and online framework for digital interpretation, 
information, and óvirtual park explorationô to allow the Necklace Park to be experienced both 
physically in the lightest of ïtouches, and virtually, 24-7.   

2. Western Gateway 

¶ Redevelop The Bus Station 

¶ Reconfigure North 

1. Complete acquisition of the Bus Station area from Arriva 
2. Prepare detailed plan for: 
Á The reorganisation of the bus terminal 
Á The reconfiguration of the main road junction including new provision for traffic, pedestrians 

(including station access) and access to the bus station 
Á The creation of new development sites around the bus station and the junction 
Á The identification of other ñsoftò sites that could become part of the development equation 
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Road/Leazes Road 

¶ Redevelop the North West 
Side 

Á The range of uses and accommodation that can be accommodated in the new scheme with 
market testing 

3. Prepare options for consultation through the LDF Process 
4. Investigate the availability of adjoining property and private sector buy in or prepare case for 

acquisition/compulsory purchase 
5. Secure funding for non-commercial parts of the project 
6. Find development partner to undertake development and project management 
7. Design detailed scheme for redevelopment 
 



DURHAM CITY VISION 
The Durham City Partnership 

 

 
DAVID LOCK ASSOCIATES  122 
Consultation Draft June 2006 

 

3. Redevelop the Ice Rink 1. Prepare a plan with options for the redevelopment of the site, investigating development 
capacities and viability, and the potential for a new low level crossing of the river adjacent to 
Leazes Road Bridge 

2. Prepare options for consultation through the LDF Process and confirm preferred policy approach 
3. Select preferred option and prepare business case for acquisition, including decision in principle 

to use compulsory purchase if necessary 
4. Seek negotiated sale of the building supported by CPO 
5. Prepare detailed development scheme 
6. Find development partner (if appropriate) and agree funding, including any public sector 

contribution 
7. Design detailed scheme for redevelopment 
 

4. Redesign Market Place 1. Commission a detailed study of the existing and potential use of the Market Place and its future 
role, including recommendations from the City events strategy 

2. Prepare initial design proposals with options 
3. Secure funding on the basis of study and costed options 
4. Prepare options for public consultation 
5. Prepare detailed designs on the basis of the preferred option 
 

 




