THE CITY OF DURHAM TRUST

c/o Blackett, Hart & Pratt, LLP
Aire House
Mandale Business Park
Web site: https://durhamcity.org/ Belmont
Durham, DH1 1TH

9 February 2026
Ms Michelle Penman
Durham County Council
Planning Department
PO Box 274
Stanley
County Durham
DH8 1HG

Dear Ms Penman

DM/26/00092/FPA and DM/26/00093/LB: Change of use of top floors of retail unit (Use Class
E) to 6-bedroom apartment house in multiple occupation (HMO)(Use Class C4) including
internal reconfiguration, installation of secondary glazing, and replacement of existing roof
over rear entrance area, 71 Saddler Street, Durham DH1 3NP

The City of Durham Trust considers this proposal to be acceptable in principle in terms of the
relevant policies of the County Durham Plan (CDP) and the Durham City Neighbourhood Plan
(DCNP).

CDP Policy 16.3 concerns applications for HMOs and provides in criterion (i) that such proposals
will not be resisted where commercial uses are predominant within the 100-metre area even
though the proportion of residential properties with Class N Exemption from Council Tax
exceeds the 10% threshold that otherwise would not permit additional HMOs. Paragraph 5.168
explains that HMO use above retail units may be appropriate. Saddler Street and the
surrounding streets are in Durham city centre, and we consider that the proposal meets the
terms of criteria (i).

Although unnecessary for proposals to create HMOs, the applicants submit a report and a letter
on demand for city centre student accommodation. Both are, perhaps deliberately, absurdly
out-of-date:

e The report offers this information: “the number of students in Durham City has
increased significantly in recent years, particularly since Stephenson and John Snow
Colleges moved from Stockton in 2018; since this time, the number of students in
Durham City has increased by 35%.” The well-known fact is that, following an
unplanned bulge in numbers to 22,220 in 2021-22 arising from the consequences of the
Covid epidemic, the number of students has since then fallen every year. The University
has successfully managed intake to bring numbers down to around the strategy target
for 2027 of 21,500 students in all forms of accommodation including distance learning.

e The undated letter is from a prominent Durham city lettings agency and relies on the
number of enquiries received on 18 January 2024 —two years ago — and on an external
study using 2022 figures. Neither has any current validity. If the application were to be
considered as a PBSA, to be assessed under Policy 16.2, none of the submitted
documentation meets the requirement to demonstrate need for this type of
accommodation in this location.
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CDP Policy 9 supports residential uses within town centres provided that they accord with other
relevant policies. Policy 16.3 criteria (d) and (e) are concerned with adequate bicycle and waste
bin storage. The application shows provision for both at the rear of the premises, with waste to
be commercially collected from the street frontage. However, the shared storage area has
been included in previous applications and there is no indication that it has sufficient capacity
for the current proposal. This requires verification.

The frontage to this building is a well-proportioned contribution to the architectural mix of this
historic street. There is a generous amount of window space and evidence of structural
weakness to the left side of the facade where it has been plated for support. The proposal
shows that each floor on the sides of the facade is punctuated by vents with metal grilles. The
Trust’s concern is that these are unsightly and may lead to damage to the facade. Alternative
venting is need. Unfortunately, the submitted heritage statement does not cover these
interventions. The change is not reversible and damages the historic fabric. This is covered by
CDP Policy 44 Historic Environment part (h) and DCNP Policy H2 The Conservation Areas parts
(i) and (k).

The Durham City Neighbourhood Plan addresses directly the principle of residential uses above
commercial premises in Durham city centre. DCNP Policy E3 says that such proposals will be
supported as long as they do not have a negative impact on retail, commercial, and tourism
activities and the general amenity of neighbouring properties and residential amenity including
noise impact. The Trust is very supportive of this approach, recognising that there are many
examples of successful schemes in the city centre that have created well-located
accommodation for students living out of college and also have provided significant financial
support towards the viability of the ground floor retail and other commercial uses. This is ever-
more championed nationally as one of the ways in which struggling high streets can be
sustained. The Trust considers that the proposals at 71 Saddler Street would not have a
negative impact on retail, commercial, and tourism activities and the general amenity of
neighbouring properties and residential amenity including noise impact. We therefore also
support the application in terms of DCNP Policy E3.

Conclusions

Whilst the proposal in principle meets the terms of the relevant statutory planning policies, the
Trust considers that the capacity of the shared storage area to accommodate yet more waste-
bins and bicycles must be verified and that the damaging impact of the proposed vents with
metal grilles on the frontage of the building needs addressing through alternative means for
venting.

Yours sincerely,

John Lowe

Chair, City of Durham Trust
chair@durhamcity.org
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