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Planning Development Central/East
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County Hall
Durham City
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City of Durham Parish Council
Office 3 D4.01d
Clayport Library
8 Millennium Place
Durham City
DH1 1WA
28 January 2021

Dear Mr Hopper
DM/20/03760/FPA: Partial change of use to create 70 bed Student Accommodation Facility to
include the erection of a two storey extension to existing roof and associated access
arrangements, First To Third Floors 4 - 6 Silver Street Durham DH1 3RB
The City of Durham Parish Council Planning Committee considered the above application at its
virtual meeting held on 22 January 2021 and resolved to offer the following objections drawn from
the policies of the County Durham Plan and from the Durham City Neighbourhood Plan.
Residential uses in town centres are supported in principle in County Durham Plan Policy 9 and
specifically on upper floors of commercial premises in Durham City Neighbourhood Plan Policy E3
provided that they do not have an adverse effect on retail, commercial and tourism activities and
the general amenity of neighbouring properties and residential amenity including noise impact.
However, this application involves the loss of a whole floor of retail space in one of the very few
really large retail properties in the city centre and that is regrettable. However, in current and
prospective circumstances it is recognised that upper floors are probably not viable as retail spaces
and the retention of the ground floor retail space is the primary aim. This is an issue that faces all
town and city centres, and each of County Durham’s town centres needs a coherent overall
strategy for their future role and make-up.
In Durham City, upper floors can be suitable for a range of uses which the Parish Council considers
can include student accommodation. County Durham Plan Policy 16.2 sets out the key
requirements by which a proposal of this kind for student accommodation must be assessed:
(a) that there is a need for additional student accommodation of this type in this location.
The applicant has submitted a ‘Bed-space Report’ to address this requirement. Unfortunately,
although dated 30 October 2020 it fails to appreciate that the County Durham Plan became the
adopted Statutory Development Plan on 21 October 2020. Instead, at paragraph 2.14 it says
“The Local Plan is currently making changes based on the Main Modifications identified by the
Inspector which will provide a ‘sound’ Plan which can be adopted.” This is a serious

misunderstanding of the status of the policy and the importance of demonstrating a credible
need for additional student accommodation of this type in this location. The Statement
attempts to do so but finds that there is no need unless it dismisses all six PBSAs proposed by
the University and allocated in the County Durham Plan for 2,100 to 3,200 additional bedspaces. This is a wholly mistaken approach and sets aside the very welcome work by the
University and the County Council. The Parish Council considers that the case for ‘need’ is not
made, and particularly no case made that as many as 70 student bed-spaces are needed in this
building. Without a very strong case that 70 student bed-spaces are needed at 4 - 6 Silver
Street, there can be no justification for adding two storeys of new development. Instead, a
scheme that stayed within the existing envelope of the building would be acceptable in
principle, as is being proposed and approved elsewhere in Silver Street and Saddler Street.
(b) that there has been consultation with the relevant education provider pursuant to the
identified need. The applicant states that there has been consultation with the University, but
no evidence is provided and on closer reading the discussions were not about need but about
some design details.
(c) it would not result in a significant negative impact on retail, employment, leisure, tourism,
housing or the council’s regeneration objectives. A loss of almost half the existing retail
floorspace is involved, and this current proposal for excessive and harmful development
renders the loss unacceptable. A different proposal that accorded with Policy 16.2 and the
policies set out below for the Conservation Area and the World Heritage Site would make it
possible to accept the loss of the first floor retail space.
The other extremely relevant policies of the County Durham Plan are Policy 44 and Policy 45,
together with Durham City Neighbourhood Plan Policies H1 and H2. The former Marks & Spencer
building lies in the heart of the Durham City Conservation Area and within the Inner Setting of the
Durham Castle and Cathedral World Heritage Site. The City of Durham Trust has provided a most
detailed assessment of the proposal in terms of the requirements these policies, and the Parish
Council endorses the Trust’s conclusions that the proposed extended two extra storeys would
offend against all four policies.
In conclusion, the Parish Council would consider a different proposal for student accommodation
or other non-retail uses above the ground floor and within the existing envelope of the building
but believes that the current proposal should be refused as excessive, unjustified and harmful to
Durham City Conservation Area and the Durham Castle and Cathedral World Heritage Site. We
trust that you will decide that the application should be refused but, if not, we ask that the
application be referred to Committee so that we may put our views to Members.
Yours sincerely,
ADAM SHANLEY
Clerk to the City of Durham Parish Council

