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City of Durham Parish Council
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8 Millennium Place
Durham City
DH1 1WA

8 October 2020
Dear Ms Stephenson
DM/20/02585/AD and DM/20/02665/LB: Individual internally illuminated built-up letters on
existing fascia, non-illuminated Heritage Projecting Sign and printed, frosted M-Pattern window
vinyl and printed ATM vinyl surround, 76 Saddler Street, Durham DH1 3NP
The City of Durham Parish Planning Committee considered the first of the above application at its
Zoom meeting held on 18 September 2020 and the second at its meeting on 2 October 2020. We
note that the applicant had failed to submit a Listed Building application in the first place and that
the Heritage Statement now provided with the subsequent Listed Building application describes
the application quite wrongly as being “for advertisement consent to re-brand the current Yorkshire
Bank signage & branding to Virgin Money.”
The Parish Planning Committee resolved to object to the applications on the following grounds,
drawing from Saved Policies of the City of Durham Local Plan 2004, Examined County Durham
Local Plan that now has the weight of the Inspector’s Final Report, and Durham City
Neighbourhood Plan that now has the weight of the Examiner’s Final Report and the County
Council’s subsequent Decision Statement.
The City of Durham Local Plan 2004
There are a number of policies that are ‘Saved’ and remain in force with full weight. Those
applicable to these proposals are as follows.
E3 World Heritage Site - Protection
Durham Cathedral and Castle World Heritage Site and its setting will be protected by:
1. Restricting development to safeguard local and long distance views to and from the
Cathedral and Castle and Peninsula in accordance with policies E1, E5, E6, E10, E23 and
E24; and
2. Applying policies E1, E5, E6, E10, E21, E22, E23 AND E24 relating to green belt,
landscape setting, conservation areas, listed buildings, and archaeological remains; and
3. Seeking the conservation and management of buildings, archaeological remains,
woodland and open spaces which make up the world heritage site and its setting.

The most important aspect of Policy E3 in relation to these advertisement and Listed Building
applications is protecting the World Heritage Site through Policies E6,, E22 and E23. Turning to
the relevant parts of those:
E6 Durham City Centre Conservation Area
The special character, appearance and setting of the Durham (city centre) conservation area
will be preserved or enhanced by:
1. Encouraging all proposals for new building to:
(c) Reflect a quality of design appropriate to the historic city centre; and
(d) Use external building materials which are the same as, or are sympathetic to the
traditional materials of the historic city or an individual street; and
2. Not granting planning permission for development or demolition which would damage
the historic profile of buildings running from the South Bailey, Through North Bailey,
Saddler Street, The Market Place and Claypath.
3. Applying Conservation Area policy E22, and shop front policies Q11 and Q12.

E22 Conservation Areas
The Council will seek to preserve or enhance the character or appearance of the
conservation areas within the City of Durham by:
1. Not permitting development proposals which would detract from the character or
appearance of the conservation area or its setting. All development proposals should
be sensitive in terms of siting, scale, design and materials, reflecting, where
appropriate, existing architectural details;…..

E23 Listed Buildings
The council will seek to safeguard listed buildings and their settings by:
Only permitting alterations and extensions to listed buildings which are sympathetic in
design, scale, and materials;…..
Not permitting development which detracts from the setting of a listed building.
The Parish Council considers that the design of the proposed white on red signs, some with internally
illuminated lettering, on the shopfront of number 76 Saddler Street, the main thoroughfare up to
Durham Cathedral and Castle, fails to meet the stringent requirements of Saved Policy E6 part 1( c)
and (d), of Saved Policy E22 part 1, and of Saved Policy E23. The proposed design is garish and ‘loud’
and is totally unsympathetic with the Grade II Listed status of this building and with the dignified and
historic approach to the Cathedral and Castle. Indeed, the description of the Listing of 76 Saddler
Street specifically says that it is included for its group value; in other words, degradation of this
building diminishes the wider heritage value of the street. As the proposals fail Policies E6, E22 and
E23, it follows that they are also contrary to Saved Policy E3 for the protection of the World Heritage
Site.
Also relevant is shopfront policy Q11:
Q11 Shopfronts – Provision of New
New shopfronts will be permitted provided that they respect the scale, proportion,
materials and character of the building and the area in which they are located.

As Number 76 Saddler Street is a Grade II Listed Building and is in the Durham City Centre
Conservation Area, a new shopfront needs to respect the historic scale, proportion, materials and
character of that building and of the heritage area in which it is located. It would be difficult to
conceive of a less respectful new shopfront than the proposal in these applications, which
therefore fail Saved Policy Q11.
Examined County Durham Local Plan
The Inspector’s Final Report on his Examination of the Submitted County Durham Plan has been
issued, all the necessary Main Modifications to make the Plan Sound are settled, and the County
Council’s Cabinet is being recommended to adopt the Plan at its meeting on 14 October.
Accordingly, very significant weight can now be given to its policies. The applicable policies in this
case are Policy 45 and Policy 46. The relevant parts of these two policies, as set out in the County
Durham Plan 2020 -2035 Adoption Draft, are as follows.
Policy 45 Historic Environment
Development will be expected to sustain the significance of designated and non-designated
heritage assets, including any contribution made by their setting. Development proposals
should contribute positively to the built and historic environment, and should seek
opportunities to enhance and, where appropriate, better reveal the significance and
understanding of heritage assets whilst improving access where appropriate.
Designated Assets
Great weight will be given to the conservation of all designated assets and their settings (and
non-designated heritage assets of archaeological interest that are demonstrably of
equivalent significance to scheduled monuments). Such assets should be conserved in a
manner appropriate to their significance, irrespective of whether any potential harm
amounts to substantial harm, total loss or less than substantial harm to its significance.
Development which leads to less than substantial harm to a designated heritage asset will
be weighed against the public benefits of the proposal.
Development which leads to substantial harm to (or total loss of significance of) a designated
heritage asset will only be deemed acceptable where it can be demonstrated that it is
necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the
following apply:
• The nature of the heritage asset prevents all reasonable uses of the site;
• No viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation;
• Conservation by grant-funding or some form of not for profit, charitable or public
ownership is demonstrably not possible; and
• The harm or loss is outweighed by the benefit of bringing the site back into use.
In determining applications, particular regard will be given to the following:
Listed Buildings
b. Respect for the historic form, setting, fabric, materials, detailing, and, any other aspects
including curtilage, which contribute to the significance of the building or structure; and
c. The retention of the character and special interest of buildings when considering
alternative viable uses.

Conservation Areas
f. The demonstration of understanding of the significance, character, appearance and setting
of the conservation area and how this has informed proposals to achieve high quality
sustainable development, which is respectful of historic interest, local distinctiveness and
the conservation or enhancement of the asset;
g. The manner in which the proposal responds positively to the findings and recommendations of
conservation area character appraisals and management proposals; and
h. Respect for, and reinforcement of, the established, positive characteristics of the area in
terms of appropriate design (including pattern, layout, density, massing, features, height, form,
materials and detailing).
The applications for shopfront advertising and Listed Building consent at the Grade II Listed 76
Saddler Street fail to contribute positively to the historic environment, harm the designated
heritage asset, and disrespect the Listed Building status of the building in the Durham City Centre
Conservation Area. They comprehensively fail County Plan Policy 45.
Policy 46 Durham Castle and Cathedral World Heritage Site
The Durham Castle and Cathedral World Heritage Site is a designated asset of the highest
significance. Development within or affecting the World Heritage Site and its setting will be
required to:
a. sustain and enhance the significance of the designated asset;
b. be based on an understanding of the Outstanding Universal Value of the site, having
regard to the adopted World Heritage Site Management Plan and Statement of
Outstanding Universal Value; and
c. protect and enhance the Outstanding Universal Value, the immediate and wider setting
and important views across, out of, and into the site.
Development that would result in harm to the Outstanding Universal Value of the World
Heritage Site or its setting will not be permitted other than in wholly exceptional
circumstances.
The application site lies in Saddler Street, the main route to the Durham Cathedral and Castle
World Heritage Site. The setting of the WHS includes the extraordinary and magical experience of
approaching it along a narrow, curving and rising street lined with historic buildings and then
suddenly emerging into the vast space of Palace Green. The utmost care needs to be taken with
this part of the WHS’s setting. The proposed shopfront signage at 76 Saddler Street falls woefully
short of the requirement for a dignified, even reverential ambience, and the Parish Council
considers that it fails Policy 46.
Durham City Neighbourhood Plan
Planning Guidance issued on 7 April 2020 states1
“Decision-making: Where the local planning authority has issued a decision statement (as
set out under Regulation 18 of the Neighbourhood Planning (General) Regulations 2012)
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detailing its intention to send a neighbourhood plan to referendum, that plan can be given
significant weight in decision-making, so far as the plan is material to the application.”
The County Council has issued a Decision Statement which states that the County Council has
decided to accept all of the recommended and optional modifications, and this Parish Council has
decided likewise. Three policies have been removed, and many of the others have been modified.
Consequently, there are not any unresolved objections. The texts of the Neighbourhood Plan
policies are now fixed and will be the subject of the Referendum. Accordingly the Neighbourhood
Plan policies should now be given significant weight. Those that are relevant to this application
are as follows.
Policy H1: Protection and Enhancement of the World Heritage Site
Development proposals within the Durham Cathedral and Castle World Heritage Site should sustain,
conserve, and enhance its Outstanding Universal Value and to support the current adopted
management plan.
Development proposals within the World Heritage Site should sustain, conserve and enhance the
World Heritage Site by:
a) demonstrating account has been taken of both the historical and present uses of the World
Heritage Site; and
b) proposing high quality design which contributes to the quality and significance of the World
Heritage Site; and
c) using materials and finishes appropriate to the vernacular, context and setting; and
d) seeking balance in terms of scale, density, massing, form, layout, landscaping and open
spaces.
Development proposals throughout Our Neighbourhood should be shown to sustain, conserve and
enhance the setting of the World Heritage Site where appropriate by:
e) carrying out an assessment of how the development will affect the setting of the World
Heritage Site, including views to and from the World Heritage Site; and
f) protecting important views; and
g) taking opportunities to open up lost views and create new views and vistas.

Policy H2: The Conservation Areas
Durham City Conservation Area
Development proposals within or affecting the setting of the Durham City Conservation Area
should sustain and enhance its significance as identified within the Conservation Area Appraisals.
Development proposals within and affecting the Durham City Conservation Area should take into
account, and meet where relevant, the following requirements, by:
a) sustaining and enhancing the historic and architectural qualities of buildings, and
b) sustaining and enhancing continuous frontages, street patterns, boundary treatments,
floorscapes and roofscapes; and

c) respecting historic boundaries and curtilages; and
d) avoiding demolition of assets of historic and/or architectural interest which contribute to
the character and appearance of the area; and
e) avoiding loss of, or harm to, an element of an asset which makes a positive contribution to
its individual significance and that of the surrounding area; and
f) avoiding loss of open space that contributes to the character and appearance of the
surrounding area; and
g) protecting important views of the Durham City Conservation Area from viewpoints within
and outside the Conservation Area; and
h) taking opportunities to open up lost views and create new views and vistas; and
i) having appropriate scale, density, massing, form, layout, landscaping, and open spaces;
and
j) having materials, detailing and lighting appropriate to the vernacular, context and setting;
and
k) using high quality design sympathetic to the character and context of the local area and
its significance and distinctiveness, and to the immediate landscape; and
l) avoiding adding to the cumulative impact of development schemes which dominate either
by their scale, massing or uniform design.
(NB Policy H2 also includes Burn Hall Conservation Area but this is not relevant to the application).
As already set out, the setting of the WHS includes the narrow, curving and rising Saddler Street
lined with historic buildings. The utmost care needs to be taken with this part of the WHS’s setting.
The proposed shopfront signage at 76 Saddler Street falls woefully short of the requirement for a
dignified, even reverential ambience. The Parish Council considers that it fails Policy H1 and Policy
H2 parts a, b, j and k.
A final point: the proposed new shopfront style of large white lettering on a strong red background
is no doubt part of a national re-branding exercise. This does not have to be accepted in Durham
City: local heritage won over national branding years ago when Woolworths in the Market Place
were persuaded to reverse their standard national branding of white lettering on a bright red
fascia; instead, the solution was adopted of a more restrained and quieter design with red lettering
on a white background. It may be that the proposed new Virgin Money shopfront is a standard
design for non-heritage locations and has been put forward in the mistaken belief that the change
was from a branch of the Yorkshire Bank. Further, the fact that the Listed Building application was
a week after the advertising consent application suggests that the designers did not realise they
were dealing with a heritage building in the setting of the World Heritage Site. Virgin Money may
well have a heritage variant of their new branding. If by accident they are proposing their
standard shop front rather than a heritage variant, it would be sensible to put this thought to
them. Indeed, given that the Head Office is in Gosforth, perhaps they could be invited to visit the
location to discuss designs with representatives of the Parish and County Councils.
On the above grounds the Parish Council considers that the applications as submitted should be
refused.
Yours sincerely,
Adam Shanley
Clerk to the City of Durham Parish Council

