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The archaeology to the east is separated from the site by a railway 
embankment and the site itself is not thought to contribute to 
significance. 

Step 3: What is the heritage significance 
of identified assets? 
 
 
What impact would the site allocation 
have on that significance? 

Station Road is part of a later chapter in the growth of the medieval 
village of East Boldon, representing residential growth in the mid to 
late 19th Century with a development pattern based on access to the 
railway station.  The site lies 30m from the eastern boundary of East 
Boldon Conservation Area, which is considered to have a medium 
significance value.  However, views to and from the conservation area 
are disrupted by residential development, and the mature trees on the 
edge of the site itself.  It is considered that development would have a 
LOW IMPACT on significance. 

Step 4: Can impact be justified and 
measures implemented to mitigate or 
avoid harm and maximise 
enhancements? 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
If mitigation is not possible, are there 
any public benefits that would justify the 
development of the site. 

Development directly adjacent to the site and just outside the 
conservation area has a well-judged height and broken elevations but 
its roof verges are flat and its materials and setting sparse, giving a 
bland appearance overall.  It is essential that development seeks to 
improve the wider townscape and to better reveal and re-generate the 
historic character and sense of place.  There would be a need for 
careful consideration of layout, height, design, landscaping, scale and 
materials to ensure development contributes positively to the setting 
of the Conservation Area. In order to mitigate against potential harm, 
the line of mature vegetation should be retained along Station Road.   
 
Particular regard should be had to Historic England’s Visual Impacts 
and Setting Considerations (2016) which provides general advice on 
understanding setting, and how it may contribute to the significance of 
heritage assets and allow that significance to be appreciated, as well as 
advice on how views contribute to setting. 
 
There are limited enhancements to the historic environment which 
could be achieved through allocation of the site. 
 
N/A 

Step 5: From a heritage perspective, is 
the proposed site allocation appropriate 
in light of the NPPF’s tests of 
soundness? 

Allocation of the site for development has potential to result in less 
than substantial harm to the setting of the identified heritage assets. 
Whilst the recommendations outlined above can mitigate the harm to 
some degree, the Local Plan will identify any benefits that would arise 
from the allocation and consider whether those benefits outweigh the 
potential impacts arising from developing the land.  
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SITE REFERENCE SBC084: FORMER MOD BUNKERS AND MEDICAL STORES, GREEN LANE, EAST 
BOLDON 

Allocation: Housing 

 
Crown Copyright reserved. Licence No. 100019570 

Step 1: Are any known 
heritage assets directly 
affected by the potential 
site allocation? 
 
What type of assets? 
 
Are there any heritage 
assets outside the site 
boundary that would be 
affected? 
 
What type of assets? 
Proximity to the site? 

YES 
 
 
 
 
Locally listed Boldon Anti-Aircraft Supply Depot 
 
NO 
 
 
 
 
No other designated or non-designated heritage assets lie within a 200m 
buffer of the site.   

Step 2: What contribution 
does the site make to the 
significance of the heritage 
assets? 

The site includes the former military complex in its entirety, with a small 
landscape buffer around the complex.  There is also potential for additional 
below ground archaeological deposits as records indicate the site was 
more extensive that it currently appears.  The site itself therefore makes an 
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important contribution to the significance of the heritage asset. 

Step 3: What is the heritage 
significance of identified 
assets? 
What impact would the site 
allocation have on that 
significance? 

Boldon Anti-Aircraft Supply Depot is the sister site of the anti 
aircraft/balloon depot in Killingworth (now demolished), and supplied 
Sunderland.  Derelict buildings remain in-situ.  In later years the complex 
would be temporary home to a medical unit, a bomb disposal unit and 
then a Territorial Army R.E.M.E. centre before falling into disrepair. The 
concrete bunkers remain intact, but the other buildings are all in varying 
stages of decay. 
The complex was included on the Council’s local list for the following 
reasons: 

 It relates to an important aspect of local social and political history 
(historical value); and 

 It is part of a network of defence sites across the Region that 
includes Listed structures and Scheduled Monuments (evidential 
value). 

In its role as an anti-aircraft ordnance depot it would have been vital in 
protecting Sunderland from aerial bombardment.  The site is part of a 
network of Twentieth Century defence site in Tyne and Wear.  The County 
was of such strategic importance that it was among the most heavily 
defended parts of the country.  Less than 5% of the original buildings and 
installations survive today. 
The site arguably holds communal value, having been experienced by 
many people and played a particular role in the Region’s history.   
Whilst the site is locally listed, due to the loss of its sister site in 
Killingworth, it is considered to be of Regional value and therefore has a 
‘medium’ significance value. 
The site is very self-contained and shielded from view by topography and 
vegetation.  There are views out of the site looking east across open fields. 
Given the extent of the existing complex, development would have a direct 
impact on this complex of heritage assets, thereby causing harm. 
Development on the site would therefore result in changes in our ability to 
understand and appreciate historical context of the complex and would 
result in a MEDIUM IMPACT on significance to this locally significant 
heritage asset.   

Step 4: Can impact be 
justified and measures 
implemented to mitigate or 
avoid harm and maximise 
enhancements? 
 
 
 
 
 
 
 
 
 
 
 
 
 

It is essential that development seeks to better reveal the heritage of the 
site.  However, the problem with finding new uses for the existing buildings 
is exacerbated by the nature of the structures themselves.   It is clear from 
the derelict condition of the majority of structures on the site that they are 
beyond saving.  To mitigate any potential losses and the impact of new 
development on the site, very effort should be made to retain the concrete 
bunkers and better reveal their significance. 
 
Landscaping would be a particularly important consideration in order to 
provide a buffer between the openness of the countryside and any new 
development. Particular regard should be had to Historic England’s Visual 
Impacts and Setting Considerations (2016).   
 
Where attributes of a development affecting setting may cause some harm 
to significance and cannot be adjusted, screening may have a part to play 
in reducing harm. As screening can only mitigate negative impacts, rather 
than removing impacts or providing enhancement, it ought never to be 
regarded as a substitute for well- designed developments within the 
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If mitigation is not possible, 
are there any public benefits 
that would justify the 
development of the site. 

setting of heritage assets. Screening may have as intrusive an effect on the 
setting as the development it seeks to mitigate, so where it is necessary, it 
too merits careful design. This should take account of local landscape 
character and seasonal and diurnal effects, such as changes to foliage and 
lighting. The permanence or longevity of screening in relation to the effect 
on the setting also requires consideration. Ephemeral features, such as 
hoardings, may be removed or changed during the duration of the 
development, as may woodland or hedgerows, unless they enjoy statutory 
protection. Management measures secured by legal agreements may be 
helpful in securing the long-term effect of screening. 
 
A standard house type in this semi-rural location would have a harmful 
impact and is not a suitable solution in this sensitive location and there will 
be a need for careful consideration of layout, height, design, landscaping, 
scale and materials to ensure development contributes positively to the 
location. 
 
Historic photos show the depot to be more extensive than can be seen 
today.  An assessment of the archaeological potential for the site should be 
undertaken to help inform development proposals discover more about 
the history of the complex.   
 
 
N/A 

Step 5: From a heritage 
perspective, is the proposed 
site allocation appropriate 
in light of the NPPF’s tests of 
soundness? 

Allocation of the site for development has potential to result in less than 
substantial harm to the setting of the identified heritage assets. Whilst the 
recommendations outlined above can mitigate the harm to some degree, 
the Local Plan will identify any benefits that would arise from the 
allocation and consider whether those benefits outweigh the potential 
impacts arising from developing the land.  
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SITE REFERENCE SBC094: LAND AT LYNDON GROVE 

 Allocation: Housing 

 
Crown Copyright reserved. Licence No. 100019570 

Step 1: Are any known heritage assets 
directly affected by the potential site 
allocation?  
 
What type of assets? 
 
Are there any heritage assets outside 
the site boundary that would be 
affected? 
 
What type of assets? 
Proximity to the site? 

NO 
 
 
 
N/A 
 
YES 
 
 
 
A number of designated and non-designated heritage assets lie within a 
200m buffer of the site including East Boldon Conservation Area and the 
locally listed Shadwell Towers,  40m and 100m to the north, respectively.  
A locally listed post box is located 170m to the south west. 

Step 2: What contribution does the 
site make to the significance of the 
heritage assets? 

The site is not considered to contribute to the significance of any of the 
identified heritage assets. 
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Step 3: What is the heritage 
significance of identified assets? 
 
 
 
What impact would the site allocation 
have on that significance? 

The site has no visual or historical association with East Boldon 
Conservation Area or the locally listed heritage assets identified within 
the 200m buffer and it is therefore considered that there would be NO 
CHANGE to their respective significance. 
 
N/A 

Step 4: Can impact be justified and 
measures implemented to mitigate or 
avoid harm and maximise 
enhancements? 
 
If mitigation is not possible, are there 
any public benefits that would justify 
the development of the site. 

N/A 
 
 
 
 
N/A 

Step 5: From a heritage perspective, 
is the proposed site allocation 
appropriate in light of the NPPF’s 
tests of soundness? 

The site makes little or no contribution to the identified heritage assets 
and its allocation for development is unlikely to result in harm to the 
significance of the assets. 
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 SITE REFERENCE SBC117: LAND AT BOLDON GOLF COURSE, DIPE LANE, WEST BOLDON 

 Allocation: Housing 

 
Crown Copyright reserved. Licence No. 100019570 

Step 1: Are any known 
heritage assets directly 
affected by the potential site 
allocation?  
 
What type of assets? 
 
Are there any heritage assets 
outside the site boundary that 
would be affected? 
 
What type of assets? 
Proximity to the site? 

NO 
 
 
 
 
N/A 
 
YES 
 
 
 
A number of designated and non-designated heritage assets lie within a 200m 
buffer of the site, including  West Boldon Conservation Area, located 190m to 
the west.  The locally listed Boldon Golf Club adjoins the north east corner of 
the site, and the locally listed West Boldon Cemetery Buildings (including 
archway) lie 15m to the west. 

Step 2: What contribution 
does the site make to the 
significance of the heritage 
assets? 

The site is not considered to make any contribution to the significance of West 
Boldon Conservation Area or West Boldon Cemetery. 
 
The site is historically associated with Boldon Golf Club and clearly contributes 
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to heritage significance.   

Step 3: What is the heritage 
significance of identified 
assets? 
 
What impact would the site 
allocation have on that 
significance? 

The site has no visual or historic association with West Boldon Conservation 
Area (medium significance value) and there would therefore be NO CHANGE to 
its significance. 
 
The loss of a large area of golf course associated with the founding of Boldon 
Golf Club would effect a heritage asset that is of lesser significance value.  It is 
therefore considered that development of the site would have a LOW IMPACT 
on significance. 
 
 
The 19

th
 Century cemetery buildings associated with the cemetery are 

considered to have a lesser significance value.  They have been sympathetically 
converted to residential and are completely surrounded mature vegetation and 
another residential property.  There is no visual or historical association 
between the site and the asset and it is therefore considered there would be 
NO CHANGE to significance. 

Step 4: Can impact be justified 
and measures implemented to 
mitigate or avoid harm and 
maximise enhancements? 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
If mitigation is not possible, 
are there any public benefits 
that would justify the 
development of the site. 

Development of the site would impact the setting of a locally listed building and 
the heritage significance associated with its current use.  Low-density and low-
rise development may soften the urban character of the site allocation.  There 
would be a need for careful consideration of layout, height, design, 
landscaping, scale and materials to ensure development contributes positively 
to the location.  
 
Particular regard should be had to Historic England’s Visual Impacts and Setting 
Considerations (2016) which provides general advice on understanding setting, 
and how it may contribute to the significance of heritage assets and allow that 
significance to be appreciated, as well as advice on how views contribute to 
setting.   
 
There may also be an opportunity to find out more about the archaeological 
potential in the area. In terms of mitigating impact on below ground 
archaeology, there will be a requirement for a desk based assessment to assess 
the potential. It may be necessary to undertake fieldwork to fully understand 
the resource. Where development may result in the loss of archaeology, 
recording may be required by an appropriate professional. 
 
N/A 

Step 5: From a heritage 
perspective, is the proposed 
site allocation appropriate in 
light of the NPPF’s tests of 
soundness? 

Allocation of the site for development has potential to result in less than 
substantial harm to the setting of the identified heritage assets. Whilst the 
recommendations outlined above can mitigate the harm to some degree, the 
Local Plan will identify any benefits that would arise from the allocation and 
consider whether those benefits outweigh the potential impacts arising from 
developing the land. 
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 SITE REFERENCE SBC123: LAND BETWEEN DOWNHILL LANE AND HYLTON LANE 

 Allocation: Housing 

 
Crown Copyright reserved. Licence No. 100019570 

Step 1: Are any known heritage 
assets directly affected by the 
potential site allocation?  
 
What type of assets? 
 
Are there any heritage assets 
outside the site boundary that 
would be affected? 
 
What type of assets? 
Proximity to the site? 

NO 
 
 
 
N/A  
 
YES  
 
 
 
There are a number of designated and non-designated heritage assets within a 
200m buffer of the site.   
The Grade I St Nicholas Church lies 150m from the site, alongside the Grade II 
Walls and Gate Piers, and a Grade II Listed Tomb within the churchyard. 
Grade II* West Boldon Hall and associated Grade II Listed gates and piers are 
located adjacent to the northern boundary, separated from the site by a public 
right of way.  
West Boldon Conservation Area boundary abuts the northern boundary of the 
site.  
The Grade II Doorway to South of Rectory Green lies 140m from the site. 
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The non-designated Ascot Court is separated from the western boundary by 
Downhill Road. 
The locally listed Sandfield adjoins the western boundary of the site. 
A number of finds have been discovered and recorded in and around West 
Boldon ranging from prehistoric to early modern.  

Step 2: What contribution does 
the site make to the 
significance of the heritage 
assets? 

The site itself remains in agricultural use and it contributes to the historic setting 
of the village of West Boldon. Early Ordnance Survey maps reveal that 
historically this site has not been subject to development, although there is 
potential for below ground archaeological deposits.  

Step 3: What is the heritage 
significance of identified 
assets? 
 
 
What impact would the site 
allocation have on that 
significance? 

The locality is very high in heritage significance, which is reflected in the number 
of designated assets in close proximity to the site and their collective evidential, 
historic, aesthetic and communal values.  The site itself, which is currently open 
agricultural land, relates positively in the context of the medieval settlement of 
West Boldon and sits in a prominent location on one of the main vehicular 
routes into the Conservation Area (medium significance value). The setting of 
the conservation area can be defined as the surroundings in which 
the conservation area is experienced.  Not all settings have the same capacity to 
accommodate change, without harm to the significance of the heritage asset.  
The openness afforded by the current lack of development on the site 
contributes positively to the rural setting of West Boldon and those heritage 
assets associated with the settlement.  Long distant, striking views can be 
appreciated out of and into the village.  Settings of heritage assets change over 
time but in this instance the character and appearance of this part of the 
Conservation area has changed very little since the Tithe Map dating from 1840.  
Essentially, the setting of these heritage assets resembles the setting in which 
they were constructed.  Views into the area from the west and south are the 
best for appreciating its isolated and clustered nature. In particular, the views 
along Hylton Lane or Downhill Lane illustrate the tightly-knit collection of 
buildings dominated by the church and mature trees, with a distinct tree-lined 
boundary between the village and the open fields. West Boldon Conservation 
Area was designated in 1975, based on a village with medieval origins – an 
isolated, introspective cluster of historic and modern houses in a traditional 
village setting, shrouded in mature trees and sited on a prominent hill between 
the Tyne and the Wear. The village has been moulded over many centuries and 
bears good evidence of its development in the buildings, streets, boundaries, 
spaces and trees. A variety of building styles combine to create a real sense of 
harmony which is most attractive. Development would result in MEDIUM 
IMPACT to the setting, and therefore significance, of West Boldon Conservation 
Area. 
 
The Grade I St Nicholas church was built in the early-mid 13th Century and its 
broach spire is a rare feature on a church of this age since 13th Century towers 
tended to be constructed in wood and lead. There are thought to be only four 
other such stone towers in existence and its spire can be seen from miles 
around. The stone was quarried within a few hundred meters of the building. 
There are Saxon features within the church which date to AD920 and it is 
considered to be of high significance value.  The church grounds are not visible 
from the site.  However, development could impact long distance views towards 
the church spire and its village setting and the potential impact on this asset’s 
significance is therefore considered to be MEDIUM. 
 
Opposite the site is the Grade II* West Boldon Hall (high significance value), 
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which can be dated to 1709 by the Fawcett arms (incorporating part of an 
earlier house). Built of sandstone Ashlar with Welsh slate roof, it is likely that 
the principal elevation of West Boldon Hall was designed to take advantage of 
views across to the south, although the Hall now lies within a thickly tree-
shrouded setting. The property is separated from the site by a bridleway. The 
Hall’s grounds have been somewhat eroded over the years, particularly by an 
irregularly sited modern bungalow in non-vernacular materials, although a large 
garden survives to the west providing an important historic setting to the house. 
Glimpses of the Hall from across the site change seasonally, providing a variety 
of view to and from the Listed Building.  The increased noise and lighting 
associated with new development will potentially impact the existing secluded 
experience of the asset in its current semi-rural environment.  It is therefore 
considered that development of the site would have an overall MEDIUM 
IMPACT on the heritage asset’s significance.  
 
The Grade II Listed Doorway in the grounds of the now demolished rectory has 
no visual or historical association with the site and therefore development is 
considered to have NO IMPACT on its significance. 
 
Sandfield is a locally listed, attractive, unspoiled Italianate style house, built for 
the manager of Boldon Colliery (lesser significance value). The elevated position 
of the house overlooked the mine works.  A line of protected trees and mature 
vegetation screen views from the site towards the property.  It is considered 
that development of the site could have a LOW IMPACT on significance.  The 
house is now part of a small hamlet which remains washed over by the Green 
Belt. 
 
Development of the site could impact glimpses of Ascot Court (lesser 
significance value), viewed as one approaches the village from the south.  It is 
considered that developing the site would have a LOW IMPACT on significance.   
 
The site itself also has the potential to reveal evidence about past human 
activity (unknown significance value) 

Step 4: Can impact be justified 
and measures implemented to 
mitigate or avoid harm and 
maximise enhancements? 
 
 
 
 
If mitigation is not possible, are 
there any public benefits that 
would justify the development 
of the site. 

There is potential to mitigate some harm by screening to soften the impact 
caused by the extensive urbanisation of the site and the potential layout of the 
site which will have impacts to its surroundings.  However there are concerns 
from a conservation perspective with regards to how development would sit in 
the landscape and how it impacts upon the historic, evidential and aesthetic 
values of the heritage assets as specified above which will change how the 
heritage assets are experienced and which cannot be mitigated. 
 
The design of a development may not be capable of sufficient adjustment to 
avoid or significantly reduce the harm, for example where impacts are caused 
by fundamental issues such as the proximity, location, scale, prominence or 
noisiness of a development. 

Step 5: From a heritage 
perspective, is the proposed 
site allocation appropriate in 
light of the NPPF’s tests of 
soundness? 

The site allocation has the potential to have a considerable impact on heritage 
assets.  
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 SITE REFERENCE SIS009: LAND WEST OF FOWLER STREET & NORTH MOUNT TERRACE, 
SOUTH SHIELDS 

 Allocation: Mixed Use 

 
Crown Copyright reserved. Licence No. 100019570 

Step 1: Are any known heritage 
assets directly affected by the 
potential site allocation?  
 
What type of assets? 
 
Are there any heritage assets 
outside the site boundary that 
would be affected? 
 
What type of assets? 
Proximity to the site? 

NO 
 
 
 
N/A 
 
YES 
 
 
 
A number of designated and non-designated heritage assets lie within a 
200m buffer of the site including the Grade II Listed Victoria Hall, which is 
located 20m to the south east.  The Grade II Listed Stag’s Head lies 40m to 
the north east, whilst the locally listed Riddick’s is located 110m to the 
north. 
The following Grade II Listed Buildings are located slightly further away: 

- South Tyneside Museum and Art Gallery  (160m to the north) 
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- The Britannia Public House & separately Listed Forecourt and 
Railings (190m to the south) 

- 16 Barrington Street (150m north west) 
- Barclays Bank 160m north west 

 
Several locally listed heritage assets have also been identified.  These 
include: 

- 2 Ocean Road (former Criterion) 
- 22 Fowler Street (formerly Riddicks) 
- Victorian Pillar Box, Beach Road/St Hilda Street 
- 29-33 (odds) King Street, South Shields 
- 30 King Street, South Shields 
- National Westminster Bank, 40 King Street, South Shields 
- Edinburgh Buildings, 20-24 (evens) King Street, South Shields 

(incorporating 1-4 Station Approach) 
- 4-8 (evens) Fowler Street, South Shields 
- Man with the Donkey Statue, Ocean Road 
- Gas Holder, Oyston Street 
- St Bede’s RC Church and Vicarage, Westoe Road 

Step 2: What contribution does the 
site make to the significance of the 
heritage assets? 

The site forms part of the wider setting of the Grade II Listed Victoria Hall, 
Municipal Buildings and Beach Road, but is not considered to make a 
contribution to their heritage significance.  
 
There is no visual or historical association with any of the other heritage 
assets listed above and it is therefore considered that the site makes no 
contribution to their significance.   

Step 3: What is the heritage 
significance of identified assets? 
 
What impact would the site 
allocation have on that 
significance? 

The Grade II Listed Victoria Hall sits on a fairly prominent corner site on 
Fowler Street.  Many of its original late 19

th
 Century features remain intact.  

The building has historically been closely surrounded by built form, though 
more recent alterations to the surrounding streetscape have detracted from 
the building’s wider setting.   Due to its proximity to the Listed Building, 
development of the site could potentially have a MEDIUM IMPACT on 
significance. 
 
South Shields’ Municipal Building is a fine example of Edwardian Baroque.  
Grand and self-assured. The result of a design competition, a new Town Hall 
was needed to meet the needs of the rapidly expanding Borough.  The 
foundation stone was laid in 1905 and the building was opened in 1910.  The 
clock tower bears a copper weather vane in the form of a galleon.  Views 
towards the site are limited and it is therefore considered that development 
of the site could have a LOW IMPACT on significance. 
 
Beach Road consists of a number of individual and group Listings.  These 
early 19

th
 Century properties were built on an ad hoc basis but the first 

complete terrace (formerly Ogle Terrace) is shown on Wood’s plan on South 
Shields 1827.  The majority were built in the form of townhouses, though 
some are more grandiose in scale.  Nos 37-57 were built slightly later and 
can been seen on the 1

st
 edition OS map surveyed in 1855.  Due to the 

proximity of the site to these properties, is considered that development 
here could potentially have a MEDIUM IMPACT on the significance of those 
properties that lie closer to the site.   

Step 4: Can impact be justified and It is essential that development seeks to improve the wider townscape and 
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measures implemented to mitigate 
or avoid harm and maximise 
enhancements? 
 
 
 
 
 
 
 
 
 
If mitigation is not possible, are 
there any public benefits that 
would justify the development of 
the site. 

to better reveal and re-generate the historic character and sense of place.  
New development should seek to secure high quality design that 
compliments the positive elements of the area.  There would be a need for 
careful consideration of layout, height, design, landscaping, scale and 
materials to ensure development contributes positively to the location.   
 
Particular regard should be had to Historic England’s Visual Impacts and 
Setting Considerations (2016) which provides general advice on 
understanding setting, and how it may contribute to the significance of 
heritage assets and allow that significance to be appreciated, as well as 
advice on how views contribute to setting. 
 
N/A 

Step 5: From a heritage 
perspective, is the proposed site 
allocation appropriate in light of 
the NPPF’s tests of soundness? 

Allocation of the site for development has potential to result in less than 
substantial harm to heritage assets.  Whilst the recommendations outlined 
above can mitigate the harm to some degree, the Local Plan will identify any 
benefits that would arise from the allocation and consider whether those 
benefits outweigh the potential impacts arising from developing the land. 
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 SITE REFERENCE SIS011: LAND AT FOWLER STREET WEST (PHASE 2) 

 Allocation: Mixed Use 

 
Crown Copyright reserved. Licence No. 100019570 

Step 1: Are any known heritage 
assets directly affected by the 
potential site allocation?  
 
What type of assets? 
 
Are there any heritage assets 
outside the site boundary that 
would be affected? 
 
What type of assets? 
Proximity to the site? 

YES 
 
 
 
Locally Listed Victorian Pillar Box, Beach Road/St Hilda Street 
 
YES 
 
A number of designated and non-designated heritage assets lie within a 
200m buffer of the site including the Grade II Listed Victoria Hall, which is 
located 20m to the south east.   
The following Grade II Listed Buildings are located slightly further away: 

- Victoria Hall (15m east) 
- Stag’s Head PH (175m north) 
- 1 Beach Road 
- 3 & 3A Beach Road 
- 5 Beach Road 
- 11 Beach Road 
- 21 & 21A Beach Road 
- 23 Beach Road (all of the Beach Road properties are 20m+) 
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- 29, 31 and 33 Beach Road (170m east) 
- Municipal Buildings (35m east) 
- Britannia Public House and separately Listed Forecourt and Railings 

(45m south) 
 
Several locally listed heritage assets have also been identified.  These 
include: 

- Gas Holder, Oyston Street 
- The Former South Shields Hebrew Congregation, 25 Beach Road 
- St Bede’s RC Church and Vicarage, Westoe Road 
- St Paul and St John United Reform Church, Beach Road 

Step 2: What contribution does the 
site make to the significance of the 
heritage assets? 

The locally listed Victorian Pillar Box is located within the site boundary but 
is sited on the public highway.  The site is not considered to make a 
contribution to its heritage significance. 
 
Whilst the site forms part of the wider setting of the Grade II Listed Victoria 
Hall, Municipal Buildings and Beach Road, but is not considered to make a 
contribution to their heritage significance.  
 
There is no visual or historical association with any of the other heritage 
assets listed below and it is therefore considered that the site makes no 
contribution to their significance.   

Step 3: What is the heritage 
significance of identified assets? 
 
What impact would the site 
allocation have on that 
significance? 

The locally listed Victorian Pillar Box of lesser significance value is located 
within the proposed site boundary.  However, it is located on an adopted 
footpath next to a main road.  It is therefore considered that the site has the 
ability to be developed without causing harm to this heritage asset.   
 
The Grade II Listed Victoria Hall sits on a fairly prominent corner site on 
Fowler Street.  Many of its original late 19

th
 Century features remain intact.  

The building has historically been closely surrounded by built form, though 
more recent alterations to the surrounding streetscape have detracted from 
the building’s wider setting.   Due to its proximity to the Listed Building, 
development of the site could potentially have a MEDIUM IMPACT on 
significance. 
 
South Shields’ Municipal Building is a fine example of Edwardian Baroque.  
Grand and self-assured. The result of a design competition, a new Town Hall 
was needed to meet the needs of the rapidly expanding Borough.  The 
foundation stone was laid in 1905 and the building was opened in 1910.  The 
clock tower bears a copper weather vane in the form of a galleon.  Views 
towards the site are limited and it is therefore considered that development 
of the site could have a LOW IMPACT on significance. 
 
Beach Road consists of a number of individual and group Listings.  These 
early 19

th
 Century properties were built on an ad hoc basis but the first 

complete terrace (formerly Ogle Terrace) is shown on Wood’s plan on South 
Shields 1827.  The majority were built in the form of townhouses, though 
some are more grandiose in scale.  Nos 37-57 were built slightly later and 
can been seen on the 1

st
 edition OS map surveyed in 1855.  Due to the 

proximity of the site to these properties, is considered that development 
here could potentially have a MEDIUM IMPACT on the significance of those 
properties that lie closer to the site.   
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Step 4: Can impact be justified and 
measures implemented to mitigate 
or avoid harm and maximise 
enhancements? 
 
 
 
 
 
 
 
 
 
 
 
 
If mitigation is not possible, are 
there any public benefits that 
would justify the development of 
the site. 

It is essential that development seeks to improve the wider townscape and 
to better reveal and re-generate the historic character and sense of place of 
Market Place.  New development should seek to secure high quality design 
that compliments the positive elements of the area.  There would be a need 
for careful consideration of layout, height, design, landscaping, scale and 
materials to ensure development contributes positively to the location. 
 
Should it not be possible to retain the Victorian pillar box in situ, it should be 
relocated as close to its current position as possible.   
 
Particular regard should be had to Historic England’s Visual Impacts and 
Setting Considerations (2016) which provides general advice on 
understanding setting, and how it may contribute to the significance of 
heritage assets and allow that significance to be appreciated, as well as 
advice on how views contribute to setting. 
 
N/A 

Step 5: From a heritage 
perspective, is the proposed site 
allocation appropriate in light of 
the NPPF’s tests of soundness? 

Allocation of the site for development has potential to result in less than 
substantial harm to heritage assets.  Whilst the recommendations outlined 
above can mitigate the harm to some degree, the Local Plan will identify any 
benefits that would arise from the allocation and consider whether those 
benefits outweigh the potential impacts arising from developing the land. 
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 SITE REFERENCE SIS016: SOUTH TYNESIDE HOUSE, WESTOE ROAD, SOUTH SHIELDS 

 Allocation: Housing 

 
Crown Copyright reserved. Licence No. 100019570 

Step 1: Are any known heritage 
assets directly affected by the 
potential site allocation?  
 
What type of assets? 
 
Are there any heritage assets 
outside the site boundary that 
would be affected? 
 
What type of assets? 
Proximity to the site? 

NO 
 
 
 
 
N/A 
 
YES 
 
 
Grade II Listed: 

- Victoria Hall 190m 
- 1 Beach Road 
- 3 & 3A Beach Road 
- 5 Beach Road 
- 11 Beach Road 
- 21 & 21A Beach Road 
- 23 Beach Road (all of the above are 150m+) 
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- Municipal Buildings 50m 
- Britannia Public House & separately Forecourt and Railings 30m 

 
Several locally listed heritage assets have also been identified.  These 
include: 

- Victorian Pillar Box, Beach Road/St Hilda Street 
- The Former South Shields Hebrew Congregation, 25 Beach Road 
- St Bede’s RC Church and Vicarage, Westoe Road 
- St Paul and St John United Reform Church, Beach Road 

 
The site is located adjacent to the non-designated Westoe Road Baptist 
Church. 

Step 2: What contribution does the 
site make to the significance of the 
heritage assets? 

It is considered that the scale and form of the building on this site currently 
detracts from the heritage significance of the Britannia Public House, St 
Bede’s RC Church or Westoe Road Baptist Church. 
 
There is no visual or historical association with any of the other heritage 
assets listed below and it is therefore considered that the site makes no 
contribution to their significance.   

Step 3: What is the heritage 
significance of identified assets? 
 
What impact would the site 
allocation have on that 
significance? 

The Britannia Public House has a medium significance value and is a good 
example of a late Victorian pub, dating from 1898.  Amongst its stone 
dressings and elaborate gables is a splendid original frosted glass globe and 
wrought iron scrolled bracket.  Due to its proximity to the Listed Building, 
development of the site could potentially have a MEDIUM IMPACT on 
significance.  However, development could also provide an opportunity to 
enhance the setting of the asset. 
 
St Bede’s RC Church was the first catholic church in South Shields.  A growing 
Catholic population required a larger building and so the foundation stone 
of the current building was laid in 1874.  The attached presbytery was 
constructed around the same time.  Its Early English Gothic Detailing 
expresses confidence through a prominent (unfinished) bell tower.  The 
Tudor Revival presbytery compliments the church exterior and, taken 
together, they form a functional and spatial grouping, which is enhanced by 
the survival of a contemporary, stepped enclosing wall with ornate stone 
pillars.  Due to its proximity to the church, which is considered to be of 
lesser significance value, development of the site could potentially have a 
LOW IMPACT on significance.  However, development could also provide an 
opportunity to enhance the setting of the asset. 
 
Westoe Road Baptist Church was founded in 1881.  Whilst little is known of 
its particular heritage significance, the Church itself was founded in 1818 
and has long supported the community in a religious and social capacity.  
The building itself is of striking red brick with original doors and windows.  
Sitting forward of the Municipal Building, it creates a striking visual 
presence.  Due to its proximity to the church, which is considered to be of 
lesser significance value, development of the site could potentially have a 
LOW IMPACT on significance.  However, development could also provide an 
opportunity to enhance the setting of the asset. 

Step 4: Can impact be justified and 
measures implemented to mitigate 
or avoid harm and maximise 

Development of the site, which is currently occupied by a dominating 
building, has the potential to lead to enhancement of the setting of nearby 
heritage assets. 
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enhancements? 
 
 
 
 
 
 
 
 
 
 
 
 
 
If mitigation is not possible, are 
there any public benefits that 
would justify the development of 
the site. 

 
It is essential that development seeks to improve the wider townscape and 
to better reveal and re-generate the historic character and sense of place.  
New development should seek to secure high quality design that 
compliments the positive elements of the area.  There would be a need for 
careful consideration of layout, height, design, landscaping, scale and 
materials to ensure development contributes positively to the location.   
 
Particular regard should be had to Historic England’s Visual Impacts and 
Setting Considerations (2016) which provides general advice on 
understanding setting, and how it may contribute to the significance of 
heritage assets and allow that significance to be appreciated, as well as 
advice on how views contribute to setting. 
 
N/A 

Step 5: From a heritage 
perspective, is the proposed site 
allocation appropriate in light of 
the NPPF’s tests of soundness? 

Allocation of the site for development has potential to result in less than 
substantial harm to heritage assets.  Whilst the recommendations outlined 
above can mitigate the harm to some degree, the Local Plan will identify any 
benefits that would arise from the allocation and consider whether those 
benefits outweigh the potential impacts arising from developing the land. 
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 SITE REFERENCE SIS021: LAND AT FERRY STREET, SOUTH SHIELDS 

 Allocation: Housing 

 
Crown Copyright reserved. Licence No. 100019570 

Step 1: Are any known heritage 
assets directly affected by the 
potential site allocation?  
 
What type of assets? 
 
Are there any heritage assets 
outside the site boundary that 
would be affected? 
 
What type of assets? 
Proximity to the site? 

NO 
 
 
 
N/A 
 
YES 
 
 
 
A number of designated and non-designated heritage assets lie within a 
200m buffer of the site.   
 
The Grade I Listed Old Town Hall is located 85m to the east. 
Grade II Listed Alum House Ham (Tyne Dock Engineering Company Limited) 
is 20m to the north. 
The locally listed Ferry Landing lies 25m to the west. 
Mill Dam Conservation Area is located 180m to the south. 
The following Grade II Listed Buildings also lie within the 200m buffer: 
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- Church of St Hilda 
- Sundial to south west of Church of St Hilda 
- Four Gate Piers immediately to west of Church of St Hilda  
- War memorial outside St Hilda’s Church 
- 105 and 107 King Street 
- Lloyds Bank 
- Trustee Savings Bank 
- 16 Barrington Street. 

 
Several locally listed heritage assets have also been identified: 

- Ferry Landing  
- Mill Dam Jetty 
- Staithes House (the remains of) 
- Victorian Pillar Box, Market Square 

Step 2: What contribution does the 
site make to the significance of the 
heritage assets? 

Whilst the site has a long history of being part of the built up form, it has 
more recently been the subject of site clearance (a building can be seen on 
the OS Map of 1987).  This has generally improved views towards and from 
a number of heritage assets. 
 
The elegant south facing elevation of the Alum House pub looks out on to 
the site.  As  the only pub of its type to survive within the old town, the open 
aspect of the potential site allocation allows views of the heritage asset to 
be appreciated  
 
The proposed site allocation also currently allows views towards the Ferry 
Landing and Mill Dam Jetty from the east.  It is not known whether there is 
any historic connection between the site and the Ferry Landing/staithes.   
 
There is no visual or known historical association with any of the other 
heritage assets listed above and it is therefore considered that the site 
makes no contribution to their significance.   

Step 3: What is the heritage 
significance of identified assets? 
 
What impact would the site 
allocation have on that 
significance? 

The Alum House Ham (Tyne Dock Engineering Company Limited) is an early 
19

th
 Century building.  An elegant southern elevation with bows and curved 

sashes: the only one of its type to survive within the old town.  The western 
end of the west elevation had a 19

th
 Century public house front (The Alum 

House), before it served as offices for the Tyne Dock Engineering Company.  
It has now reverted to licensed premises.  Reputed to have originally been 
connected to Isaac Cookson’s glassmaking firm.  The alehouse stood on 
what was originally Alum Ham, the public landing place where scullerman 
once gathered to row passengers across the Tyne. Considered to be a 
heritage asset of medium significance value, development of the site could 
have a MEDIUM IMPACT on significance.   
 
The distinctive new ferry landing, built by Harbour & General, was officially 
opened in July 1999.  It consists of a 50m steel bridge leading to a 32 square 
metre reinforced concrete pontoon. There have been ferries across the 
Tyne since the 14th Century and this is the only service that remains.  
Development of the site is likely to have a LOW IMPACT on significance. 
 
The timber staithes (Mill Dam Jetty) are evocative of the lost coal industry, 
once thriving here and crucial to the wealth that created the area's 
industrial and maritime heritage.  Development of the site is likely to have a 
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LOW IMPACT on significance. 

Step 4: Can impact be justified and 
measures implemented to mitigate 
or avoid harm and maximise 
enhancements? 
 
 
 
 
 
 
 
 
 
If mitigation is not possible, are 
there any public benefits that 
would justify the development of 
the site. 

It is essential that development seeks to improve the wider townscape and 
to better reveal and re-generate the historic character and sense of place.  
New development should seek to secure high quality design that 
compliments the positive elements of the area.  There would be a need for 
careful consideration of layout, height, design, landscaping, scale and 
materials to ensure development contributes positively to the location.   
 
Particular regard should be had to Historic England’s Visual Impacts and 
Setting Considerations (2016) which provides general advice on 
understanding setting, and how it may contribute to the significance of 
heritage assets and allow that significance to be appreciated, as well as 
advice on how views contribute to the setting. 
 
N/A 

Step 5: From a heritage 
perspective, is the proposed site 
allocation appropriate in light of 
the NPPF’s tests of soundness? 

Allocation of the site for development has potential to result in less than 
substantial harm to heritage assets.  Whilst the recommendations outlined 
above can mitigate the harm to some degree, the Local Plan will identify any 
benefits that would arise from the allocation and consider whether those 
benefits outweigh the potential impacts arising from developing the land. 
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