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1.0 Introduction
Sunderland arc and its partners Sunderland City Council, One NorthEast and English Partnerships
commissioned a team of consultants in the preparation of a development framework for the Stadium Park
and Sheepfolds strategic sites.







EDAW – Planning and lead consultant
FaulknerBrowns – Architecture and development framework
Jones Lang LaSalle – Market and development advice
Arup – Transport and infrastructure
Mott McDonald – Environmental
Neilson Binnie-McKenzie – Costs.

In addition to the consultant team Sanderson Weatherall were appointed to provide CPO and Acquisition
advice which informed the development framework and market appraisal.
This document sets out the story of the development frameworks evolution, setting out the key stages that
informed the development of the options. The development framework will be taken forward by Sunderland
City Council and form part of the emerging Local Development Framework (LDF).

Scope of the Study
Location
Located to the north of the River Wear within the Central Sunderland area, the Stadium Village is a 30ha
development framework incorporating new residential, leisure, recreational and commercial development.
The development framework has been prepared in the light of national, regional and local policy and sets an
ambitious yet deliverable framework for the future of the site.

Status of Framework
Upon adoption of Alteration No.2 as a Development Plan Document, it is intended that the development
framework will be used as the basis of a Supplementary Planning Document for the Stadium Park and
Sheepfolds area.

Purpose of Framework
The development framework has been prepared to add detail to policy NA3A.1 and policy NA3A.2 in the
Draft Unitary Development Plan (UDP) Alteration No.2 (Central Sunderland) Development Plan Document.
The development framework sets out a comprehensive development framework for the redevelopment of
both the Stadium Park and Sheepfolds planning sites as required by Alteration No.2, referred to collectively
in this document as Stadium Village.
Stadium Park and Sheepfolds form part of the wider Central Area of Sunderland. The Central area has been
identified as a key regeneration driver for the City Council and Sunderland’s Urban Regeneration Company,
Sunderland arc. Other Sunderland arc sites within the Central area are:
 Vaux;
 Farringdon Row;
 Sunniside; and
 Holmeside.
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Figure 1: Site boundary
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2.0 Site Considerations
Planning
As the development framework will be adopted as a Planning Document it is important that the Framework
conforms with Planning Policy. Planning Policy for the Central Sunderland area as emerging as the
Alteration no.2 to the UDP (Central Sunderland Area).
Stadium Park and Sheepfolds are seen as two distinct sites in the Alteration no.2 . Stadium Park is defined
as a leisure-led mixed-use site, with Stadium Park expected to be home to a number of large footprint sports
and leisure uses that cannot be accommodated in the City Centre. The planning policy for Stadium Park
(NA3A.1) requires that facilities for assembly and leisure and a hotel be located on the Stadium Park site.
The planning policy also allows general business use such as offices, research and development as well as
restaurants, cafes, pubs and bars plus residential institutions such as crèches and education & training
centres. Uses that are not permitted include general industrial uses and storage & distribution uses.
The integration of Stadium Park with Sheepfolds is required along with the need to create an animated
frontage to the river. In addition to the Swimming Pool development, the policy justification also highlights
the potential suitability of the site for a major tourism or similar development such as a conference centre.
The policy for Sheepfolds is contained in policy NA3A.2. The policy identifies that whilst the current land
uses may continue, a comprehensive approach to mixed-use development will be supported. Required uses
are those that fall within use class B1 (Business) and C3 (Housing) with the development of 300 dwellings
as required by policy H5A. Acceptable uses include ancillary retail not exceeding 250m2 for each unit and
serving the needs of local residents and employees. Uses that fall within use classes D2 Assembly and
Leisure, D1 Non-residential Institutions and C1 Hotels are all considered to be acceptable. Unacceptable
uses include uses that fall under classes B2 General Industry and B8 Warehousing and storage.
In order to achieve the comprehensive redevelopment of the site the relocation of the scrap yards and other
non-conforming uses will be supported. Access to St. Peter’s Metro Station is key as is the creation of a
distinctive riverside frontage, improved accessibility through the site and to the riverside and the Stadium of
Light. In addition there is requirement to create a formal, permeable and legible urban fabric, high quality
frontage and a high quality public space around a new river crossing to the Vaux development.
The planning policy clearly sets out that residential development will only be permitted on the Sheepfolds
site and will be limited to 300 units. Increasing the numbers beyond 300 may be possible if other sites in the
Central Sunderland Area fail to deliver their allocation. This will require monitoring and further dialogue with
the City Council Planning Department. Justification of the policy goes on to highlight the need for an
incremental approach to change and renewal, through the development of smaller scale residential and
employment developments.

Transport and Access
Stadium Village has restricted access opportunities due to the position of the river and the railway line.
There are three existing entry points to the site, one is height restricted with another being via a narrow
bridge. The main access is via Keir Hardie Way in the north east of the site. The existing junction
arrangement is via a roundabout that serves the existing uses and the car parks for the Stadium of Light.
Parking accounts for a large proportion of the land use in Stadium Park with over 1000 spaces dedicated to
the Stadium of Light for match day parking. Many of the spaces are leased to the football club and are
available for general parking requirements on non-match days.
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Stadium Village is located in a highly accessible location, well connected to the main road infrastructure, the
regional rail network as well as being well connected to the City Centre. The Southwick Road/Stadium
Way/Keir Hardie Way signalised roundabout to the north has inefficient operation. Access from North Bridge
Street is restricted to north bound traffic from the City Centre due to the gyratory system. The road layout
makes movements from the site to the City Centre southwards difficult due to an excessive detour.
Public transport accessibility is good with both St. Peter’s and Stadium of Light Metro stations being within
walking distance of the site. St. Peter’s is the better located station whilst the routes to the Stadium of Light
station are more difficult due to a lack of safe crossing points and an unclear pedestrian route. There are
frequent direct services (every 12 mins) to South Hylton, Sunderland City Centre, Gateshead, Newcastle
City Centre, Gosforth and Newcastle Airport.
Walking to and from the site is partially restricted by the site being bounded to the south and west by the
River Wear. Keir Hardie Way and Southwick Road form a barrier to movement to the residential area to the
north. Movements eastwards are restricted by the Metro Rail line and the A1018 North Bridge Street with
only three crossing points of the Metro/rail line, i.e. Southwick Road, Millennium Way and Sheepfolds North.
There are two national cycle routes that run through the site as part of national cycle route 14. One runs
along Hay Street and Stadium Way and links to Keir Hardie Way in the northwest, running along the
northern boundary. The other route runs from St. Peters along Easington Street and along the top of the
River Wear escarpment to Keir Hardie Way.
Extensive bus services operate into the city centre along both Keir Hardie Way/Southwick Road/North
Bridge Street and Newcastle Road/North Bridge Street. Buses operate a northbound and southbound
contra-flow on North Bridge Street. The nearest bus stops to the north on Keir Hardie Way are within 400m
walking distance of part of the study area. The nearest bus stops to the east on North Bridge Street are
within 400m walking distance of part of the study area. There is no potential to reroute buses through site,
partly due to a height restricted bridge under the rail line on Sheepfolds North. Policy T23A states that
developments within 400m of public transport should be subject to reduced car parking standards.
The Sunderland Strategic Transport Corridor (SSTC) will comprise a joint public transport/highway corridor,
upgrading the existing route into the City Centre south of the river and reducing traffic on the Queen
Alexander bridge, the A19 Hylton bridge and, more importantly for Stadium Village, the Wearmouth bridge.

Infrastructure and Ground Conditions

Drainage capacity is not an issue on site although it is recommended that the main sewer be avoided as
part of the development framework work to avoid costs and disruption associated with removing. There may
also be a need to locate a pump to the south of the site to overcome the natural slope to the river. Electricity
and gas supply should not be a problem although there are issues around the location of existing high
voltage cables and main gas pipes. The development framework will need to consider the positioning of
these when considering the new urban form.
There is limited likelihood of slope instability across most of the site, although development close to the
riverside slope needs to be carefully considered. There is evidence of made ground across most of the site
up to a depth of 17m north of the Stadium on the former Wearmouth Colliery Site. South west of the
Stadium, made ground extends up to 8m in depth with made ground less of an issue on the Sheepfolds site
although it may be thicker at the southern end. A number of mine shafts are known to exist north of the
Stadium although no shafts are known to exist elsewhere on the site. Unrecorded shafts could potentially
exist but are considered unlikely due to the depth of the coal seams. Relatively low levels of contamination
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are likely to exist on the Stadium Park site with more localised higher levels of contamination existing on
Sheepfolds due to the current and historical uses of the site.

Environment and Ecology

Stadium Park is immediately adjacent to the designated Wearmouth Colliery Site Nature Conservation
Interest (SNCI) which is of regional ecological importance as a species-rich un-improved calcareous
grassland. This limits development activities along the western edge of the site, along the top of the River
Wear embankment with the potential need for a buffer zone between development and the Wearmouth
Colliery SNCI.
The ecological importance of Sheepfolds is negligible, however the buildings across the Sheepfolds area
could contain hibernating and roosting colonies of bats, in particular the old listed coach house building on
the western edge of the Sheepfolds site. As a result bat surveys across the Sheepfolds site will need to be
undertaken. This should be undertaken between May and September and must be undertaken by a
qualified expert holding a bat license. If bats are found then necessary mitigation measures will be required.
Also, the presence of Japanese knotweed on the edge of Sheepfolds means that special control measures
should be implemented when working in or near this area.

Land Ownership

Stadium Park and Sheepfolds have two distinctive patterns of land ownership, a result of the different
historic land uses. Stadium Park is made up of a small number of land owners who own large pieces of land.
Sheepfolds is made up of a large number of small land parcels in a range of ownerships although there are
some important land owners who control key pieces of land.
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Figure 2: Constraints Plan
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Site Description
The site contains nine distinct character areas over the 30 ha. These areas, as shown on Figure 3, contain
the following uses and characteristics.

Figure 3: Stadium Village Character Areas
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Site A: (3.71ha) Site A is a large principally flat area of reclaimed land. The site is the location of the new
50m swimming pool and wellness centre currently under construction and is due for completion in late 2007.
The site has been reclaimed to a reasonably high standard allowing most non-residential uses to be
developed without further major remediation. The site abuts Keir Hardie Way to the north, a key route into
the City Centre from the west. To the south east the site enjoys commanding views over the River Wear.

Site B: (1.42ha) the site is a mix of existing commercial uses and car parking. Most of the site sits on land

reclaimed as part of the Wearmouth colliery remediation. The site is occupied by an Audi car dealership and
an auto-repairs garage. It is bounded to the north by the Keir Hardie Way road bridge and to the east by the
Sunderland-Newcastle railway line. The site occupies a key gateway position into the site from the main
road network.

Site C: (0.70ha) this site occupies a highly visible strategic position. Part of the former Wearmouth Colliery
site the land has been reclaimed to a reasonable standard. Immediately to the south east of the site a
number of high voltage power lines cross the river, although these are programmed for removal by
December 2007.

Site D: (2.56ha) the site is split into two parts by an access road to the railway line. To the north of the
road lies a scrap yard with a large concrete hard standing. The northern part of the site is bounded by a
mixed use building occupied by a café and offices. To the south of the access road lies a light industrial
complex originally developed by Tyne and Wear Development Corporation.
Site E: (3.15ha) this site is made up of a collection of industrial units and forms the main part of the
Sheepfolds area. The site is occupied by a range of industrial units, including a brush makers and printers.
The site is also home to auto-repair garages and small surface car parks.
Site F: (0.51ha) this site sits in a prominent position overlooking the River Wear and the historic gangway
to Stadium Park. Home to a grade 2 listed building, the site is currently used as a yard for a private hire
vehicle business.

Site G: (1.41ha) this site sits on the bank of the River Wear consisting of a number of distinct sites formed
by the cut and fill of the slope. Occupied by industrial units and scrap yards the site forms an important
backdrop to the River Wear from the City Centre.
Site H: (1.18ha) the site is mainly car parking for the Stadium of Light with Black Cat House, Sunderland
AFC’s ticket and administration building, sitting in the north eastern corner. The site forms part of the land
reclaimed as part of the Wearmouth Colliery remediation.
Site I: (1.77ha) this site is also in a highly visible position and forms the foreground for the main elevation
of the Stadium of Light when viewed from the south. The site is part of the Wearmouth Colliery reclaimed
site and is used as a parking area for the Stadium of Light.
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3.0

Market Assessment

The market assessment provides a summary of the key findings, by sector, of the market appraisal. The
market appraisal looked at current conditions / issues, current demand, market potential and benchmark
values to be used in appraisals.

3.1

Leisure Market

The following details our major conclusion from the research and highlights some of the major points to be
taken forward into our option appraisal:

Findings
•
•

Operator feedback from our initial market testing has been positive.
A number of requirements have been identified that could create a mixed scheme offering
synergy to the stadium and the other sports related facilities planned for the site.

•

The outstanding requirement from one of the leading three star budget hotel chains, Premier
Travel Inn is encouraging, and we are sure that other budget lodge interest could come
through once the master plan is more fully developed.

•

The four star plus hotel market will however be more challenging. A very targeted detailed and
marketing strategy needs to be developed to encourage operator interest. Certainty relating to
the casino element and the possibility of co-location would assist in the financial viability of a
four star operation.

•

Sunderland arc have had meetings with several hotel operators and have informed us that
interest in Sunderland is high. Farringdon Row, which will start on site next year, is likely to
include a 3 star hotel whilst the proposal for the Vaux site includes two hotels.

•

The confirmed requirement from the UK’s largest casino operator, Stanley Casinos, for a
50,000 sq ft “large” casino is very positive and could be the catalyst to the other commercial
and sporting leisure facilities. Sunderland City Council had applied for a regional casino
licence. Unfortunately the Casino Advisory Panel decided not to shortlist Sunderland which will
have a major impact on market interest in Sunderland.

•

With a more developed master plan, marketing materials and a degree of certainty on the
anchor casino operation, other commercial leisure interest such as restaurants and a health
and fitness facility will be more likely.

•

The key challenge for the master plan is to create the potential or a truly integrated leisure
destination whose sum is greater than its parts.

•

If the commercial leisure components, the existing stadium, and the proposed sporting
facilities can relate to each other in terms of layout and synergy then the developments
maximum potential will be achieved.

•

As an example the inter-relationship between the stadium with its existing conference rooms, a
four star hotel and the casino needs to be understood and designs developed to maximise
business synergies.
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Key Development framework issues

3.2

•

Maximise the use of existing car parking and restrict additional car parking, encouraging
shared use of spaces between different uses, creating a more efficient use of parking spaces.

•

Maximising potential of the river with commercial leisure particularly for restaurant operators
and the four star hotels.

•

Giving the casino visibility and ensuring access is simple.

•

Giving the budget hotel operator proximity to the City Centre.

•

Avoiding conflicts between the operation of the stadium and other uses.

•

Allowing the master plan to be phased, thus enabling the scheme to develop in stages.
Similar projects, such as Cardiff International Sports Village have lost momentum and have
been on the drawing board for 10 years because the scheme is so large and cannot be broken
down into deliverable phases.

Residential Market

Baseline Proposal
Within the Sunderland arc business plan the Sheepfold site has the provision for 300 dwellings.
Representation has been made to Sunderland City Council for an allocation of 500 units at the issue of the
latest Unitary Development 2. Whilst the decision was upheld to allocate 300 units, Sunderland arc feel
there is a long term possibility to achieve a greater allocation dependant on the success of surrounding
schemes.
The Roger Tym research noted that the allocation of apartments at the Sheepfolds site was considered too
dense, a claim which has been supported by the caution expressed by the market at the prospect of large
scale, multi-site apartments development. The report considered Sheepfolds as a ‘favourable’ site for
development indicating interest in the area from developers although no developer would consider land
banking the site at this stage.
The baseline work suggested good demand in this location from young professional occupiers and the
prospective housing type was thought to be standard two bed apartments with a suggestion of end values of
up to £160,000, potentially £180 per sq ft.
Our findings would largely support these conclusions, however values have moved on from those issued in
January 2005, partly attributed to the influx of quality new build to the market. The general market sentiment
in Sunderland would appear to be slightly more encouraging with the investment of Sunderland arc, the
availability of land, the Metro link and property press reporting a potential housing boom in the area, cited as
potential references for optimism.

The Development Framework
With regards to the residential content of the development framework for the Sheepfolds / Stadium Park
sites the following points must be taken into consideration. Careful consideration must be given to the mix of
residential units within the proposed scheme. Whilst the location alongside the waterside awards dramatic
views and perhaps encourages dense apartment accommodation, attention must be paid to the success of
similar apartment schemes in the area and demand for this type of dwelling.
It is important, from a commercial perspective, that a sense of place is created within Stadium Park /
Sheepfolds which will encourage residential developers and future residents. This will be achieved in the
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scale and mix of development provided on the site, which will be assisted in considering the Stadium Park
and Sheepfolds sites as a whole and re-branding the product to change perceptions. The quality of
accommodation provided will be vital in encouraging inward investment and building buyer confidence in the
area as part of an overall economic strategy and also to regain some of the population migration who have
Sunderland origins but are employed outside the area i.e. Newcastle.
The view over the River must be considered carefully with the design of the adjacent Vaux and Farringdon
Row sites seen as vital in terms of developer perception of the area. The next stage will be to take forward
our conclusions with regards to values and density into an options appraisal which will enable us to assess
the impact of scale and mix on the viability of proposals for the Stadium Village area. Our final proposals will
set out an initial mix of units but the development framework must contain the flexibility to respond to
changes in market condition and external factors from surrounding sites.

3.3

Office Market

Baseline Proposals
The baseline proposes 7,000 sq m (75,350 sq ft) of office accommodation as part of the redevelopment of
the Stadium Park / Sheepfolds site which would complement the Stadium Village initiative. The report
accepts that the area is slightly peripheral to the City Centre and not as strong an office location as sites to
the south of the River (e.g. Vaux or Farringdon Row).
It is thought that an office use at Sheepfolds / Stadium Park would provide a balance to the overall needs of
the mix of development and also reinforce the office activity for the City with its relatively central location.
Outstanding demand is likely to be satisfied within the pipeline supply and the accommodation coming on
line at Rainton Bridge. It is therefore likely that any office element to be provided at Stadium Park /
Sheepfolds is seen as a long-term prospect on the back of an established mix of uses and the delivery of
office space at other arc sites which, in the short-term would appear to be more deliverable from an office
perspective.

The Development framework
Going forward careful consideration must be given to the amount of office space provided at the Stadium
Park / Sheepfolds site. Based on the analysis of demand and supply it may be concluded that other sites
are better equipped to provide Sunderland’s future office provision.
Having accepted that currently the market will only support small space of under 930 sq m (10,000 sq ft),
which is likely to accommodate SME operators, work must be conducted into the effect of providing such
accommodation on the overall viability of the scheme.
It is important for Stadium Park / Sheepfolds that the development framework helps to create a positive
brand for the location to change the perception of the area from an occupier and developer perspective.
Potential investors in the office market will be attracted to the site on the back of a comprehensive redevelopment of the area which provides a complementary mix of facilities and improved infrastructure and
accessibility.

3.4

Retail Market

The planning and covenant constraints have led us to conclude that there is limited scope for retail within
the Stadium Village development framework. There is a possibility of attracting a specialist retailer which
would complement other uses within the development framework, however planning may still prove an
obstacle for such an occupier.
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The baseline work completed would support our findings in proposing limited retail of around 2,000 sq m
(21,528 sq ft) under the heading of ‘retail / fast food’. The inclusion of A3 / food & drink occupiers is another
possibility for the Stadium Park / Sheepfolds site, with a number of outstanding requirements for bar and
restaurant occupiers within Sunderland such as Café Nero and the Whitbread Group. Whilst these occupiers
could provide a positive contribution to the mix of the scheme other outstanding requirements in the area,
including KFC, Pizza Hut and Inferno’s Club, would not sit comfortably alongside residential and hotel uses
and may hinder the brand and perception the Sunderland arc are trying to create.

3.5

Conclusions

The site enjoys an elevated position within the City, close to the City Centre, but is currently under-utilised
and lacks clear focus for future development as a living / business / commercial location. There is a positive
message with regard to residential development. Relatively good sales values are being achieved in
Sunderland. This is encouraging in terms of development potential. The market is cautionary with regard to
apartment development; any proposals must recognise the mixed use potential of the area, and the
opportunity to develop an attractive new residential mix and corresponding living environment within the
City.
Leisure uses represent a clear opportunity, but any development must add value to the Stadium
development, whilst levering investment into the wider scheme. Capturing hotel investment above ‘lodgestyle budget offers’ will require a committed approach to design overall, and a site which gives profile to the
operation, probably waterside.
Commercial / office development presents a potential challenge, pipeline supply outside the Centre, with
incentives attached. That said, the current offer within the City is poor, and provides low cost
accommodation, primarily to local or SME occupiers. The proposal to develop office accommodation in this
area must be viewed from a position of creating a mixed use environment. Residential would accrue the
greatest value on the site, however, in view of the possible limitations of the housing allocation this presents
the opportunity to promote commercial office space, which will promote the overall ethos of creating a living
and working location, close to the City Centre and transport links. The key to developing on this site is to
utilise the waterfront, and ideally promote a building of merit which takes advantage of the prominent
position. In defining viable schemes, we clearly need to take account of local demand and supply, to
determine product and occupier needs. The lack of a discernable Grade A market in the City at present
makes speculation for future provision difficult; the solution is to package the overall scheme into an
attractive concept which will draw investment interest, and which will complement other arc schemes in the
City. Careful phasing, in accordance with forthcoming investment on other arc sites, particularly Vaux,
Farringdon Road and Holmeside will present clear direction to the future of the City Centre and is critical to
the success of all arc sites.
The potential of the University and associated residential accommodation needs to be further explored but
initial discussion revealed a lack of appetite from the University’s accommodation services department for
an expansion in their existing residential provision. There is however the possibility to explore the scope for
a residential facility on site which provides condensed student / athlete accommodation which could be
utilised by athletes training in the area and students on sports related courses.
The proximity to the City Centre and the Metrolink connections give excellent scope to a mix of uses. Whilst
there is potential for a specialist retail offer within the development framework, an A1 use is significantly
restricted via the planning and restrictive covenant context of the site. With regards to food and drink
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operators, despite potential demand within the market, consideration will have to be given to the potential
location of this element with residential and hotel operators sensitive to such occupiers.
Combining the Stadium Park and Sheepfolds sites into one opportunity would also enhance the commercial
appeal of the site. This would improve the ability of the market to create a sense of place and therefore
change occupier and investor perceptions in the area.
The next step is to build on the values information herein and develop appraisals to assess the viability of
proposals based on aspiration, capacity and remit of the sites. There are a number of key pieces of
information which will add value to the appraisals including:
•
•
•
•
•
•
•
•
•

Site Parcels;
Land Values;
Acquisition Costs / CPO negotiations informed by Sanderson Weatherall;
Timeframe / Phasing;
Infrastructure;
Abnormal cost / ground conditions etc;
Planning requirements, S106;
Potential tenant requirements / terms; and
Development costs / fees.
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4.0 Key Value Drivers
The following features have been identified as key value drivers for the Stadium Village site, features that
distinguish them from other sites.
River Views
•

This is particularly significant for the casino, hotel and residential markets.

•

Casino and hotel operators will be attracted to a high profile location created by the high visability
from over the Wear.

•

River frontages are also a significant draw for residential occupiers and, from our experience on
other sites, apartments with waterside views can demand a 12 – 14% premium on the sales values
of individual units.

•

The marketability of the waterside location makes the delivering of high quality accommodation a
key element in creating enhanced market interest in the site.

The Stadium of Light
•

The stadium itself will provide significant footfall on match days which will add to the exposure of
other commercial users on the site.

•

The inter-relationship between the stadiums existing conference rooms and the potential hotel and
casino must also be taken into account and design developed to maximise business synergies.

•

Accessibility, building on the proximity to the City Centre and good road access from the A19.

•

The metro station will increase accessibility to the site for residents looking to assess employment
and leisure opportunities at Stadium Village.

•

The metro stop is located near the proposed pedestrian bridge crossing the Wear making this a
key access gateway to the site.

•

The busy Keir Hardie Way and Southwick Road will also add significant profile to plot to the North
of the site which includes, most significantly, the land between the Audi Garage and Southwick
Road itself.

Industrial Uses – Contamination
•

The land use history of the Sheepfolds Industrial Estate will no doubt have contamination issues
which will have to be taken into account in the assessment of viability.

Sunderland AFC
•

Sunderland AFC are currently pursuing an alternative casino scheme with operator Las Vegas
Sands proposals were submitted to Sunderland City Council late last year for a mixed casino, hotel
and A3 scheme to adjoin the Stadium of Light’s East stand on One North East’s ownership.

•

This will no doubt be a running issue but this report looks to objectively assess the best location for
a casino within the Stadium Village from a commercial, planning and technical perspective.

•

Going forward Sunderland arc and the consultant team will have to engage the football club by
presenting the options accompanied with a sound and reasoned assessment of the comprehensive
development of Stadium Village.
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Black Cat House
•

Black Cat House is the administrative building for Sunderland AFC and also serves as a ticket
office. The building is positioned near the entrance from Keir Hardie Way just west of Stadium
Way.

•

Initial indications suggest that the cost of acquisition will be high.

Audi Garage
•

The Audi Garage, which sits adjacent to the Stadium of Light on Stadium Way, represents a
current fix in terms of land use which will have to be taken into consideration in the formulation of
the master plan.

•

The site is likely to prove high value in any potential acquisition due to its profile at the gate way of
the master plan and is currently functioning under its existing use without any particular detriment
to the aesthetics of the area.

•

These factors have led us to provisionally conclude in the short / medium term that the Audi
Garage can remain in situ and be incorporated as part of the wider master plan.
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5.0

Exploring the potential

Having identified the key issues and constraints a number of initial options were produced to broadly test the
planning and market position. Some of the options sought to explore outside the box of the constraints,
locating residential on Stadium Park and creating a greater distribution of the sports and leisure facilities.
These options were explored with both Sunderland arc and the City Council to test and challenge
assumptions.
The option below illustrates the importance of the Way of Light as a key feature to be delivered. It also
sought to maximise the river frontage through developing housing on site A and developing a strong
commercial gateway from Keir Hardie Way. The large sports and leisure uses are located along the railway
edge.
The second potential scheme went further in its ambitions with increased use of the western side of the
Stadium accessed by a new pedestrian route that would complement the Way of Light. This option also
sought to achieve greater integration with the residential area of Southwick to the north through pedestrian
bridges over Keir Hardie Way.
Following planning and market input the following lessons were learnt:
•
•
•
•
•
•
•
•
•
•

There would be no acceptance in the short to medium term for residential development on
Stadium Park;
It would be difficult to market the commercial space on the western side of the Stadium of
Light;
The impact on the residential development of creating the second western route would
concern developers;
The level of land taken by sport and leisure facilities would seriously compromise the
delivery of the scheme due to the comparatively low value these uses have;
There is a need to maximise commercial potential;
The level of commercial envisaged in the first option could not be delivered as office
development at that scale and in that location and retail development would be severely
restricted by planning;
The location of the residential on Sheepfolds was good with a need to maximise the river
frontage to maximise values;
The Swimming Pool and well-being complex should be used as a key destination point
along the Way of Light;
The sites adjacent to St. Peter’s metro station should be maximised for commercial use;
Car Parking for the Stadium and other uses will need to be shared and handled sensitively
in design terms.
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Figure 4: Initial Option One
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Figure 5: Initial Option Two
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6.0

Establishing the Vision and Objectives

A key part of the formulation of the development framework was establishing the shared vision and
objectives for the site. Prior to developing more detailed options it was crucial that all partners were signed
up to the vision
The redevelopment of Stadium Village is a crucial part of the City Council’s and Sunderland arc’s vision for
a ‘step change’ in the quality of the urban of Sunderland. In order for Sunderland to fulfil this ‘step change’
the following Vision and Objectives have been established for Stadium Village.

Vision:
“to deliver a high quality mixed-use village of national reputation, with high quality
facilities and a healthy and active sustainable community”

Objectives:

1. Deliver high quality sporting, health, education and cultural facilities that
enhance the social, economic and physical well-being of the people of
Sunderland;
2. Deliver a high quality sustainable community that offers family accommodation
in close proximity to the City Centre.
3. Ensure that Sunderland plays its part in promoting the North East as a
location of choice for national sporting organisations;
4. Deliver a high quality residential environment that attracts a high quality mixed
housing market;
5. Deliver the northern section of the Way of Light to connect the Stadium Village
site to the City Centre;
6. Deliver a phased relocation of existing employment uses to improved facilities
elsewhere in the City;
7. Enhance the River Wear Corridor, connecting the river to the urban fabric of
the city; and
8. Complement and enhance the redevelopment of Vaux and Farringdon Row
development sites.
The integration of land use, transportation and high quality design will help maximise the regeneration
benefits and deliver the vision. The integration of new development into the urban fabric and embracing the
River Wear within the heart of the City will create an essential piece of the regeneration jigsaw of
Sunderland.
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7.0

Options Production

Description of Options
Option 1
This option seeks to maximise the use of site A, developing a sports complex that includes the 50m pool, an
ice arena and large scale dry sports hall. An additional large sports facility is located adjacent to the railway
line, south of Millennium Way. Residential development is located on Sheepfolds with all units located to the
west of the Way of Light (Hay Street). Car parking, small kiosks and a green wedge provide a buffer
between the residential units and the Way of Light. To the east of the Way of Light commercial development
in the form of offices is proposed.
A large scale Regional Casino is proposed for the prominent position of site C. This site offers a destination
location whilst allowing the building to make a significant visual impact. The positioning of the Casino away
from the main pedestrian route and the family orientated sports and leisure facilities is seen as crucial in
avoiding some of the problems associated with large scale Casinos. Locating the Casino on Site C ensures
that a trip to the Casio becomes more of a planned activity with the added benefit of creating more
autonomy in terms of security and parking / access.
The East Stand of the Stadium of light is animated through the introduction of small commercial units (bars,
restaurants etc) that provide activity along the Way of Light. This area is also home to a climbing wall,
providing a visual marker along the Way of Light.
The Audi garage is retained and a new hotel and pub/restaurant is located on the northern part of site B,
providing the hotel with a prominent location and providing a key gateway into the site from Keir Hardie
Way.
This option creates a flexible parking area running the length of the Way of Light. The spaces would be
utilised on match days and for the rest of the time will provide informal play and event spaces. Vehicular
access is gained from the three existing entry points with the Way of Light being a pedestrian only route.
Match day will be restricted to using the Keir Hardie Way entrance. The new pedestrian bridge link to the
Vaux site has been realigned on the Sheepfolds site to allow a smooth passage along the Way of Light.
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Figure 6: Option 1
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Option 2
This option is identical to Option 1 with the exception that the ice arena has been removed from site A and
has been located on the northern part of site D. There is concern that the ice arena could attract large peak
flows of people into the complex. When combined with the other activities this would make servicing the ice
arena difficult. The removal also creates greater flexibility in the design of the complex, allowing other
supporting uses to be more easily accommodated. The positioning of the ice arena on site D does however
restrict the number of large scale sports and leisure facilities Stadium Village can accommodate.
The removal of one piece of the complex has resulted in greater flexibility in the configuration of uses. The
option shows one possible configuration that creates a large entrance point into the site from Keir Hardie
Way with additional potential for car parking.
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Figure 7: Option 2
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Option 3
Option 3 has the same sports configuration as Option 2 but moves the Casino to the east Stand of the
Stadium of Light. Moving the Casino to this location would place all major uses along the Way of Light axis.
The Climbing Wall is located on Site C, given it a prominent position and placing a responsibility to deliver a
visually impressive development on a key site. The rest of Site C is identified as commercial although the
uses that would be viable under the existing planning policy are limited.
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Figure 8: Option 3
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8.0

Option Appraisal

Option analysis against objectives
Objective

Option 1

Option 2

Option 3

Deliver high quality
sporting,
health,
education and cultural
facilities that enhance
the social, economic
and physical wellbeing of the people of
Sunderland

The sports facilities are
clustered together creating
the potential for possible
synergy between elements.
However, site is too small
and there are negative
affects arising from poor
access and approach to
public boulevard.

The wider distribution of
sporting and health facilities
will help create the vision of
a total experience. This
option also has greater
flexibility for uses to come
into the site.

The wider distribution of
sporting and health facilities
will help create the vision of
a total experience. This
option also has greater
flexibility for uses to come
into the site.

Ensure
that
Sunderland plays its
part in promoting the
North East as a
location of choice for
national
sporting
organisations

Placing all the large sports
together limits the potential
to position site as a larger
development of regional and
national significance

Greater distribution across
the site maintains a critical
masswhilst creating more of
a village/integrated
environment.

Greater distribution across
the site maintains a critical
mass whilst creating a more
integrated environment
although the positioning of
the Casino disrupts the
natural flow with an unneighbourly use

Deliver a high quality
residential
environment
that
attracts a high quality
mixed housing market

The option promotes the
development of a range of
house types within a small
space at a medium to high
density.

The option promotes the
development of a range of
house types within a small
space at a medium to high
density.

The option promotes the
development of a range of
house types within a small
space at a medium to high
density.

Deliver the northern
section of the Way of
light to connect the
Stadium Village site to
the City Centre

Development of commercial
activity to east of Stadium
will help strengthen
pedestrian link, although
negative impact of integrated
sports facility at north
produces a dead end. There
are concerns over the nature
of the car parking that need
to be addressed.
The form of the proposed
housing area would allow for
a phased relocation of
employment uses

Development of commercial
activity to east of Stadium
will help strengthen
pedestrian link, although
negative impact of integrated
sports facility at north
produces a dead end. There
are concerns over the nature
of the car parking that need
to be addressed.
The form of the proposed
housing area would allow for
a phased relocation of
employment uses

The development of the
Casino will change the
character of the walk,
particularly north of
Millennium Way.

The prominent landmark
position and the limited
impact on other residential,
sporting and cultural facilities
gives Stadium Park a
competitive advantage

The prominent landmark
position and the limited
impact on other residential,
sporting and cultural facilities
gives Stadium Park a
competitive advantage

This option attempts to

This option attempts to

The location adjacent to the
swimming pool, wellness
centre and sports hall and its
position on the main access
may lead to a concern over
negative impacts on these
uses.
This option attempts to

Deliver a phased
relocation of existing
employment uses to
improved
facilities
elsewhere in the City
Establish
Stadium
Village as the natural
choice for a new large
Cultural facility in
Sunderland
Enhance

the

Wear

The form of the proposed
housing area would allow for
a phased relocation of
employment uses
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River
Corridor,
connecting the river to
the urban fabric of the
city

optimise the number of
landmark buildings
overlooking the Wear,
although there are concerns
over the blank facades of the
swimming pool and ice
arena.

optimise the number of
landmark buildings
overlooking the Wear,
although there are concerns
over the blank facades of the
swimming pool and sports
hall.

Complement
and
enhance
the
redevelopment
of
Vaux and Farringdon
Row
development
sites

The continuation of the Way
of Light and the
complimentary housing
provision will help strengthen
Vaux whilst not undermining
the delivery of Farringdon
Row.

The continuation of the Way
of Light and the
complimentary housing
provision will help strengthen
Vaux whilst not undermining
the delivery of Farringdon
Row.

optimise the number of
landmark buildings
overlooking the Wear,
although there are concerns
over the blank facades of the
swimming pool and sports
hall and the lack of a Casino
limits the positive visual
impact of the site.
The continuation of the Way
of Light and the
complimentary housing
provision will help strengthen
Vaux whilst not undermining
the delivery of Farringdon
Row.

Deliver a high quality
sustainable community
that offers family
accommodation
in
close proximity to the
City Centre

The development of
residential development in
Sheepfolds allows for a mix
of housing that includes
family housing.

The development of
residential development in
Sheepfolds allows for a mix
of housing that includes
family housing.

The development of
residential development in
Sheepfolds allows for a mix
of housing that includes
family housing.

Score

8

9

2

Key to table
Score
-2
-1
0
1
2

Impact on delivery of objective
Proposal has a very negative impact on delivery of objective
Option has a negative impact on delivery of objective
Option has a neutral impact on delivery of objective/ objective not known
Option has a positive impact on delivery of objective
Option has a very positive impact on delivery of objective

Planning Appraisal
The broad distribution of land uses is the same for each option, largely conforming with the emerging
Central Area Framework policy. There are issues around the type, form and size of A1 shops that will be
acceptable on the site with the planning policy only allowing limited provision to meet local needs on the
Sheepfolds sites. The location of the Casino on the eastern side of Stadium would meet the emerging local
planning policy but would not meet the requirements for a ‘destination’ location which would help mitigate
against some of the negative social impacts of large Casino’s. From a planning perspective there is little to
choose between option 1 and option 2 as a preferred option.
Both options face the challenge of creating active frontage along the Way of Light within the confines of the
emerging planning policy.
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Market Appraisal
In arriving at a preferred option we have taken into account the operation and synergy of the different mix of
users and the likely marketability and occupier demand for each option. Taking this into consideration we
can conclude that Option 2 provides the optimum mix from a commercial perspective.
The following points highlight the justification behind the chosen land use variations:
• Site D is seen as relatively unconstrained in terms ownership and is therefore considered on
opportunity to locate leisure users to deliver a high profile anchor for the scheme. This option
extends the leisure theme throughout the development framework and also frees additional land
around site A which, may begin to look cluttered if it accommodated both a dry sports hall and an
ice rink
• Site C is seen as the highest profile location within the development framework and is therefore
seen as the preferable site to location to accommodate the Casino / Hotel, being a key anchor for
the site and the significant commercial catalyst. The planning framework also adds weight to this
commercial argument.
Whilst there remains an issue with regards to the potential occupiers for the commercial space at site H,
placing these operators on site C would reduce the exposure and footfall to these units reducing the
attractiveness from a commercial perspective, leading us to discount this option.
The final development framework option will also have to consider the end use the area currently including
sites on the eastern edge of site E and how the commercial occupiers could be accommodated on the
ground floor of site D to increase the vibrancy of this area.
Having discussed the overall scheme mix and layout, further work utilising valuation commentary and
ownership will be needed to explore the issues related to viability, considering the financial implications of
overcoming the development constraints and potential income generated by each option.
Architectural and Urban Design Appraisal
All three options respond to the riverside context with a particular emphasis south of the Stadium of Light
given to buildings overlooking the river. The residential development overlooking the river needs to be
explored in more detail to respond better to the topography and the potential for solar gain.
There is a concern that the sports complex fails to properly address the river in all three options. There is a
need to explore the potential to activate the western edge of the complex. All three options create a strong
north south corridor through the site responding to the strategic objective of the introduction of a ‘Way of
Light’ connecting the bus station and civic centre through the city centre to the Stadium of Light. There is a
need for this route to be as active as possible and there is a concern that the introduction of kiosk style
development will not achieve this through the week.
Contaminated Land
The three options produced at this stage are very similar in respect of the effect of contaminated land. The
options all propose a similar range of sports and leisure facilities and residential units, the main difference
between each option is the location of these facilities and particularly the location of the casino.
Ground investigations will be required to determine the ground conditions at the Sheepfolds site.
Contamination may be present. Any remedial measures are likely to be the same for each option as each
utilises the area in the same way. These measures will have to take into account the sensitive residential
use of the site.
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The impacts of contaminated land at sites A and C are small and will not restrict or prevent the development
of proposed land uses for each option. Notable levels of CO2 and CH4 have been recorded at the site and
as a result new building may require landfill gas protection. This may have cost implications depending on
the locations of new buildings. However re-monitoring of the sites to assess landfill gas implications will be
required before any of the three options can be preferred.
Ecology
The three options produced at this stage are quite similar in respect of their impact upon ecology.
The ecological importance of site A and site C is negligible and all three options will provide an opportunity
to benefit the ecology of the sites through landscaping and planting of native species.
All three options will require that industrial buildings on Sheepfolds are removed and this may impact on
hibernating or roosting bats. As a result bat surveys will be necessary for each option. Japanese Knotweed
will be encountered for each option and will need to be managed accordingly. A buffer zone incorporating a
native hedgerow between site A and the SNCI will be required regardless of which option is taken forward.
In summary there is little to differentiate between the ecological value of each option as all will provide an
opportunity to benefit ecology through landscaping and planting and all options will need to incorporate the
same mitigation measures in respect of Sheepfolds and the SNCI.
Landscape
The three options produced at this stage are quite similar in landscape terms. All options are likely to have a
negative impact on the extent of the schemes visual envelope owing to the height of the development. This
will not only have an impact on where the scheme can be viewed from, but also on the overshadowing of
other sections of the development. Overshadowing should be carefully considered, especially where the
new development has a shadowing impact on existing buildings, this is likely to be the case to the northern
boundary of the site.
The scale of the proposed buildings are considerably taller than the 'average' buildings within Sunderland,
where the majority of the development is relatively low rise compared to these proposals. In all instances the
football stadium with continue to dominate this area, however the proposed residential developments on the
southern boundary of the site will now dominate this section of the rivers frontage, especially when viewed
from closer to the level of the river. These buildings are considerably bigger than the current development in
this area and thus the intimate scale of the current Sheepfolds development will be lost. Development
proposals to the north of the site (the sports hall) are also considerably taller than developments to the
north. This will have a considerable impact on the builds along Keir Hardie Way.
The proposals in all cases make little association with the lower level of the river corridor and development
close to the river are very light in detail. In all options a high level bridge is proposed linking the north and
south of the river. Consideration should be given to a link should at low level between the gangway and
Galley's Gill on the southern bank. This would have the affect of drawing users into the lower levels of the
river corridor, making the 'proposed' river side retail/food outlets more viable and generate improvements to
Galley's Gill. No information has yet been proposed for buildings materials and/or colour, but these should
have local characteristics to limit the schemes impact.
The vertical scale of development along the eastern side of the site is more in keeping with the surrounding
development. All options propose a dual boulevard within the site running approximately north/south and
east/west, these will both help draw users into the site by creating sight lines to important elements.
However, the north/south boulevard could be considerably improved in all options by removing the
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associated car parking and creating a broad public open space within the site. With such good transport
links to the site in terms of bus, rail and walking; parking should be kept to a minimum on site.
All schemes propose extensive spaces for landscape improvements, especially along the boulevards and
the river frontage which will have a positive impact on the proposals in terms of landscape and townscape.
There are only 2 main differences between the 3 options, relating to the positioning of the casino, to the
south west of the site in options 1 and 2 and organically wrapped around the stadium in option 3, and the
Sports Hall building to the north of the site, which is different in option 1 to those proposed in option 2 and 3.
The sports hall development in option 1 will dominate the roads to the north of the site, possibly impacting
on the visual envelope in this area and possibly causing over shadowing problems to the housing to the
north of the site. The sports hall development in option 2 will have the same impact as in option 1, however
the 'straight' road frontage to the building will at least be in keeping with the terraced character of the area to
the north of the site.
Option 3 benefits to the same layout as option 2 for the sports hall development with the other major
difference being the position of the casino. In this option the casino is wrapped organically around the
existing stadium development linking the two most important leisure elements of the site and also reducing
the visual impact of the development as a whole.
Air Quality
The three options produced at this stage are very similar in respect of the impact they will have on local air
quality. The options all propose a similar range of sports and leisure facilities and residential units, the main
differences between each option is the location of these facilities and particularly the location of the casino.
The main air quality impact associated with each option will be from increased vehicle emissions associated
with residents, sports and leisure facility users and office workers accessing the site. Option 1 is likely to
attract a greater number of visitors to the site as a result of the additional Ice arena and thus potentially will
draw more vehicles to the site leading to further emissions. Although Option 1 also has approximately 75
less parking spaces than Option 2 and Option 3 this is likely to be insignificant in respect of promoting more
sustainable transport methods. Based on this review Option 2 and Option 3 are likely to be preferred,
however, there are no real differences between the options that would enable a single preferred option to be
identified.
Conclusion
On balance the option 2 is the preferred option to take forward. There is a need to address the issues raised
through the appraisal process, in particular:
• Getting the optimum mix of commercial, residential and sports related development.
• Using the most prominent sites for key commercial uses that can be developed quickly.
• Need to increase footfall and vibrancy along the Way of Light.

A more detailed appraisal of the options can be found in appendix one to seven.
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9.0

Casino Advisory Panel

With the introduction of the 2005 Gambling Act, there has been increased interest in the development of
large Las-Vegas style Casinos in the UK. A number of operators signed deals with landowners with the
prospect of securing a licence. Sunderland AFC signed such a deal with Las Vegas Sands Casino to build a
Regional size Casino adjacent to the east stand of the Stadium of Light as per Option 3. A planning
application was submitted but was never determined by the City Council.
To avoid ad hoc submissions happening across the Country the Government set up the Casino Advisory
Panel under the Department for Culture, Media and Sport. Chaired by Professor Stephen Crow the Panel
will provide a recommendation to Government based on a national perspective. Developers and local
authorities were invited to apply for one or more of three types of licence; Regional, Large and/or Small.
A key feature of the initial options for Stadium Village was the inclusion of a Regional Size Casino. The
Consultant team were asked to identify the preferred location for such a facility whilst the City Council
submitted a proposal to the Casino Advisory Panel for a Regional Casino. The proposal was submitted in
March 2006 and in May 2006 the Casino Advisory Panel announced its shortlist for the three types of
Casino licence. Unfortunately Sunderland was not short listed for the Regional licence and as such is out of
the running for a licence at this time. The Consultant team still believe that Site C is in an excellent location
for a large facility such as a Casino due to its prominent position, its ability to be a stand alone site with
regards access and the ability to better manage potential conflicts with other uses. There is a need to review
this as the development is built out. A review of the use of Site C should be carried out at the review stage.
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10.0 Planning Compliant and Planning Plus Options
The final option sought to address the concerns raised by the options appraisal stage, utilising the mitigation
measures identified. For the purposes of the development framework a planning compliant option was
produced whilst an additional option, called Planning Plus, was produced for the market appraisal. The
planning compliant option was based on Option 2 and sought to address the issues raised in the option
appraisal process. The development framework was built up in stages through identifying the urban form,
the key pedestrian routes, key vistas, the main land uses and the public realm and green spaces.
Urban Blocks
In developing the development framework a key element was determining the shape, size and positioning of
the urban blocks. The land ownership pattern is a key determinant and differs between Stadium Park and
Sheepfolds, with greater flexibility in the Stadium Park area. The main part of Sheepfolds located between
Hay Street, Easington Street and Millennium Way is more difficult. In recognition of this the development
framework follows the existing grain of road layout allowing a phased release of land that takes account of
existing occupiers.
To the north of the Stadium of Light there is a large section of land that can accommodate a large building
footprint that can tie into the Swimming Pool currently being developed. There are also a number of key
sites on the edge of the plateau overlooking the River. Site C is a large development block that has to
address all sides. The development framework has addressed this by illustrating a building that faces in all
direction, rising in height to the southern edge overlooking the historic gangway. This building is
complimented on the southern side of the Historic gangway by a new development on the former coaching
house site. The listed structure is to be retained with a new development on the south western edge of the
site, allowing 270 degree views. See Figure 9 for layout of urban blocks
People movement
Stadium Village is to be a pedestrian friendly environment with car access restricted. The Way of Light is a
key strategic route linking the Civic Centre and bus interchange in the south to the Stadium of Light. The
Stadium Village framework responds to this aspiration and planned high level footbridge from Vaux and
provides a route that makes the Way of Light the key spine of the development. The Way of Light is the
main pedestrian access to the Stadium and other facilities and meets the east west axis of Millennium Way
at a new events space. The route connecting the Way of Light to the listed building has been maintained. In
addition to connecting key spaces the routes also lead people to key view points and allow long distance
vistas to be enjoyed, ensuring that a sense of place is engrained in the urban form.
Recreational routes have been identified linking Stadium Village to the river frontage. The junction of
Millennium Way and the historic gangway is seen as key node allowing connections to the rivers via either
the historic gangway or via Easington Street.
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Figure 9: Block structure
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Figure 10: Movement Framework
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Vistas
There are a number of key vistas and viewpoints within the site that have been retained and enhanced,
whilst others have been created. Views from Sheepfolds to Farrington Row / Galleys Gill and the Vaux site
will be enhanced through the removal of visual barriers. The vistas along Millennium Way will be retained
and enhanced through the development of site C whilst a new vista has been created that uses the Stadium
and the new development on site C to frame the view. The Stadium and the Swimming Pool create a natural
view corridor westwards and this has been recognised in the development framework by the creation of a
new pubic space at the entrance of the Swimming Pool. As the Way of Light extends northwards along the
existing Stadium Way, the views splits with the one view being framed by Black Cat House and the Stadium
and the other being framed by new development at the gateway from Keir Hardie Way.
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Figure 11: Views and Vistas
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Use class zones
The land uses proposed for Stadium Village are compliant with the emerging planning policy. The complex
building on site A is the key development from a sports, leisure and well-being perspective. This will create a
unique brand for Stadium Village and present a high quality frontage to Keir Hardie Way. The framework
locates commercial development in the form of a Hotel and Health & Fitness Centre on site B maximising
the level of commercial activity on Stadium Park permitted by the planning policy. The Stadium of Light is
activated around its base through the development of A3, A4 and A5 uses. Active ground floor uses are also
encouraged along the eastern side of the Way of Light at the ground floor of new commercial offices. This
mixed use format is also encouraged on the ground floor of the residential block located between the new
pedestrian bridge and St. Peter’s Metro.
Residential development is restricted to the Sheepfolds area in compliance with the planning policy. The
residential development extends from the Way of Light westwards to the edge of the sites plateau. The form
of the residential development in responding to the existing street network has created challenging plots
where innovative house types will be required.
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Figure 12: Land Uses
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Green spaces
Stadium Village is a predominantly urban area with little public green open space. The objective is to creates
better connections to the river frontage development and through the new pedestrian bridge create linkages
to the Galley’s Gill open space. A key aspect of the development framework is the extension of the historic
gangways green wedge into Stadium Village. This extends along the northern edge of the residential
development and sweeps down the western edge of the Way of Light. This green wedge not only creates a
visual and physical connection to the historic gangway and rivers edge but also provides a small buffer strip
between the main pedestrian routes and the housing.
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Figure 13: Public Open Space
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Figure 14: Development Framework
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Preferred Development Framework - Planning Compliant Option
The Planning Compliant option proposes a more organic form for the Complex, accommodating the sports
hall, in additional to the Swimming Pool. The building model allows additional uses to be accommodated
such as teaching space for the Universities Sports Science department and/or a new cultural facility. There
is a new road alignment to Keir Hardie Way with a new junction replacing the existing roundabout. This
creates a more positive gateway into the site whilst releasing more land for development. The Stadium of
Light is wrapped by active frontage on the north, east and south sides with space for the Stadium to expand
in the future.
The site is characterised by a strong public realm based on the Way of Light north/south axis that ties
together all key uses and the public spaces. There are four public spaces each offering a different function
and feel with some being more active than others. Black Cat House is retained, and is used to draw people
around the Stadium to the entrance of the Complex. A new events space sits at the south-eastern corner of
the Stadium providing opportunity for sports and leisure based events outside the Stadium of Light.
A new public square is proposed for the northern bridge landing point. This space will be the first experience
of Stadium Village for those accessing the site from the City Centre. Building heights together with the
alignment of the buildings will create a sense of enclosure whilst maintaining and creating key view
corridors. Active ground floor uses will be used to enliven the space throughout the day and evening,
creating a leisure destination that is an extension of the Vaux development.
South West of the Stadium of Light, the potential for a new landmark facility on a visually prominent location
has been created. Initially identified for a Regional Casino the site is retained for a landmark building, with a
cultural facility the preferred use in the short to medium term. The long term use of this site should be
reviewed in the medium term if no such use comes forward. The Way of Light is enclosed along its length by
commercial and residential development, with active frontage encouraged at the ground floor of the
commercial development.
The residential development is restricted to the Sheepfolds site with the built form following the existing
street pattern. This allows the residential development to be phased in a manner that responds to the land
ownership pattern. Development south of Easington Street will be in the form of apartments, located on
development platforms running down the bank, creating river views from most properties. The historic
coaching house will be restored with the site re-used by a unique development with commanding river
views.
Another key gateway to Stadium Village is from St. Peter’s Metro Station. In addition to those arriving via the
Metro, the station public space is a key entrance point for those crossing the Wearmouth Bridge and those
accessing the site from the east, particularly the University. Commercial activity in the form of office
development for small and medium sized firms will create a vibrant quarter, providing much needed
accommodation local business to start and expand.
The elevated plateau of Stadium Village creates the opportunity for long distance views south over the river
Wear. The nature of elevated plateau with steep slopes makes direct physical connections to the river
frontage difficult. To address this the framework recognises the importance of restoring the historic gangway
and improving other routes, creating a connection to the riverside walkway and cycleway.
To the east of the complex adjacent to Keir Hardie Way, a new hotel and public house will be developed to
meet the shortage in hotel accommodation and provide accommodation for those visiting the sports facilities
at Stadium Village. The hotel will need to reflect the architecture of the complex to provide a coherent
gateway statement for Stadium Village. Adjacent to the Hotel a new Health & Fitness facility will complement
the facilities being developed as part of the complex, providing choice and capacity in the Sunderland
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leisure market. Opportunity for another large leisure use is provided on Site D just south of Millennium Way,
adding to the mix of facilities and to the profile of Stadium Village as a sports and leisure destination.
The Planning Plus Option looks at ways in which the development framework can evolve over time taking
advantage of potential changes in planning policy. The option recognises that there is flexibility in the
development framework and key sites have land uses allocated to them that may or may not be delivered.
The Planning Plus Option looks at the potential to locate around 100 apartments on site C with a further 96
on site D. This would increase the total number of residential units to just under 500. The development on
site D is dependent upon the take-up of office development on site D plus an additional allocation in housing
numbers at the next review period. The development of residential on site C requires a change to the
planning policy for Stadium Park with an acceptance of Stadium Village as one planning site. An increase in
housing allocation at the next review period would also be required. Site C is a key site for Stadium Park
and requires a high quality architectural design response. The future use of site C is dependent upon the
requirement for a large cultural facility in Sunderland, the future of large Casino’s in the UK and the potential
of the complex to accommodate a range of uses. If Site C was to be utilised for residential development,
better connections to the Sheepfolds residential area will be required.
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11.0 Market Appraisal
The Market Appraisal process has been integral to the masterplanning process, informing the team
throughout. The appraisal below is a summary of that contained in a much more detailed appraisal
document by Jones Lang Lasalle. The table includes initial phasing based on land ownership and market
delivery. In addition the table includes details of the planning plus option described in section 9. This is
included to help inform further discussions with the planning authority when policy is reviewed.

Development Appraisal Summary
Site

Use

Output

Sqm (SqFt)

Timescale

Sites 1 (F)

Apartments

40 units

3,020 sq m (32,500 sq ft)

-

-

Sites 7 (C)

Apartments

101 units

7,624 sq m (82,063 sq ft)

-

-

Sites 9b (E)

Apartments

12 units

906 sq m (9,750 sq ft)

-

-

Sites 1, 7,
9b

TOTAL Apartments

153 units

11,600 sq m (124,853 sq ft)

P1, 3yrs, 2007 – 2010

Jan 2008. Dist – 36
months

Site 2 (B)

3* Hotel

80 beds

P1, 1 yr, 2008

Jan 2009.

Site 2 (B)

Public House

1 unit

3,020 sq m (6,000 sq ft)

P1, 1yr, 2008

Jan 2009.

Sites 5 & 6
(D)

Offices

3 blocks

9,000 sq m (96,875 sq ft)

P3, 3yrs, 2010 – 2013

Feb 2011. Dist – 24
months

Site 11 (H)

Specialist Retail

1 unit

372 sq m (4,000 sq ft)

P1, 1yr, 2007

Jan 2008.

Site 2 (B)

Health &

1 unit

4,180 sq m (45,000 sq ft)

P1, 1yr, 2007

Jan 2008.

-

Income Capitalised

Fitness(double height)
Sites 9a (E)

Houses

145 units

13,470 sq m (145,500 sq ft)

P2, 2 yrs, 2009 - 2011

Jan 2010 Dist – 24
months

Site 4 (D)

A3 units

4 units

1,412 sq m (15,200 sq ft)

P2, 1yr, 2010

Jan 2011 Dist

Sites 5 & 6
(D)

GF Ancillary Food

1 unit

185 sq m (2,000 sq ft)

P3, 1yr, 20011

Jan 2012

Sites 5 & 6
(D)

GF Local Amenities

4 units

372 sq m (4,000 sq ft)

P3, 1yr, 20011

Jan 2012

43,611 sq m (496,424 sq ft)

P1 – 3, 2007 – 2013

store

TOTAL
Panning Plus

Use

Output

Sqm (SqFt)

Timescale

Income Capitalised

Site 7 (C)

Apartments

100 units

7,624 sq m (81,250 sq ft)

PP. Beyond 2013

Mar 2014. Dist - 12
months

Site 5 & 6 (D)

Apartments

96 units

7,246 sq m (78,000 sq ft)

PP. Beyond 2013

Mar 2014. Dist - 12
months
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12.0 Conclusion and Way Forward
Planning Conclusion
The development framework is based on the emerging planning policy which has restricted the potential
options for Stadium Village. The separation of Stadium Park and Sheepfolds as two distinct planning sites
has provided certainty to an extent but has also imposed constraints. The development framework has
sought to work within the constraints of the scheme and deliver an exciting village for a unique environment.
Appraisal Conclusion
The appraisal has shown that the density of development and mix of uses envisaged by the planning policy
results in a major funding gap due to low capital values achieved on the allocated uses. This is compounded
by the large cost of acquiring the existing interests in Sheepfolds. The production of the planning plus
options illustrates that with greater density of uses and an increased residential allocation, this funding gap
can be reduced but the scheme will still return a negative land value.
Delivery Conclusions
The appraisal has shown that the scheme will require substantial public sector funding to get off the ground.
The appraisals work on broad assumptions which have been agreed with the client and work on the premise
that the complex issues of land ownership have been dealt with through the CPO process. Although the
report includes a financial provision for this process, the complex ownership issues will take a significant
period of time to deal with and its impact on phasing of the scheme can not be fully understood at this stage.
The appraisal also works on the basis that one lead developer is appointed to deliver the scheme with the
assistance of gap funding. In reality the delivery mechanism adopted on the site may incorporate the
existing land owners to share some of the value of the development to offset a proportion of the CPO costs.
The CPO process, or the threat of, can be used as a tool for negotiation to persuade existing landowners to
cooperate. The large cost and potential time period involved means that these powers should only be used
as a last resort.
The arc must assess at which stage they wish to enter the development process; whether this be appointing
preferred developers at an early stage to work through issues of land ownership or offsetting the risk of the
private sector in providing cleared serviced sites to the market with agreed development briefs. These
factors will often depend on the level of funding available and the required risk/reward profile but there are
increasing numbers of developers who are willing to work with the public sector at an early stage and take a
long term view over a 10-15 year timeframe, which would help ensure that all proposals are commercially
realistic from an early stage. Whichever procurement route is chosen the arc must ensure that best value is
achieved for the public sector, proposals meet wider regeneration benefits but, above all, that decisions and
proposals remain deliverable and commercially robust.
Delivery Options
In order to progress the Stadium Village development, the following issues must be investigated to identify
suitable delivery options:
• Set out the key parties to be involved in the delivery of the development framework – their
potential role and appetite for involvement including OneNorthEast, Sunderland arc, City Council,
Sunderland AFC, other landowners, private sector developers and contractors;
• Set out the various procurement options and the risk / reward profile for the client. State
practicalities of how each option will be delivered detailing roles and responsibilities of each partner
i.e. ownership, planning powers, site acquisition, CPO, funding sources, leadership, pump priming,
marketing;
• On-going involvement / exit strategy for the arc; and
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•

Conclusions detailing potential impact on marketability and investment potential of each
procurement method and how each meets with the overall regeneration objectives of the arc.
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13.0 Development Framework Review
Comments from Sunderland City Council
Following internal consultation within Sunderland City Council EDAW were asked to review the
Development Framework. The City Council has identified a number of issues that it felt needed to
be addressed before it could proceed with the adoption process. Contained in a letter to David
Walker on 27th February 2007, the key issues were:
1. The context analysis is too focused on the Stadium Village site and fails to take account of
the service needs of the new community and how it will reduce the need to travel;
2. The document should refer to current or past planning applications, in particular the
proposals to enlarge the stadium in addition to the hotel and casino developments;
3. The context section should be extended to include references to themes within the
Sunderland Strategy;
4. The document is unclear in how it is to accommodate the car parking requirements of the
football stadium. In particular the potential impact on the operation of the stadium as
required by the conditions attached to the planning consents for the stadium;
5. There should be reference to the operational impact of the Stadium, and the framework
should not adversely affect the functioning of the Stadium or its potential extension;
6. There is concern that the location of the residential development close to the south stand
will cause issues for both residents and the functioning of the stadium on match days,
particularly given that the south stand is the allocated end for away supporters;
7. The document should ensure that high design quality is achieved across the whole site. It
is suggested that a Design Code is prepared for the site.
8. The Delivery and Implementation section should include a requirement for a sequential test
in accordance with PPS6 and revised policy SA2 of Alteration number 2.
9. The sustainable development section should highlight a requirement for major retail,
commercial and residential developments to have embedded within them a minimum of
10% energy supply from renewable sources, as set out in the emerging RSS.
10. Little regard has been had to the relationship of Stadium Village with the residential area to
the north;
11. Consideration should be given to the provision of a direct pedestrian access between the
site and Southwick Road;
12. A footbridge over the railway linking to North Bridge Street at approximately mid-point
would improve the permeability of the site and would create access to bus services and
local shops;
13. The development framework states that a design statement should accompany all detailed
planning applications at Stadium Village. This should be amended to indicate the
requirement for Design and Access Statements;
14. The Development Framework description should consider the need to alter the
Wheatsheaf Gyratory in addition to the improvement to Kier Hardie Way junction and
replacement of the roundabout. It should also look to construct a subway below the
carriageway of the northern approach to Wearmouth Bridge linking Sheepfolds to
Bonnersfield;
15. The development framework should include references to improving existing routes to the
river and the possibility of creating a connection to the river at the west end of the site
should be investigated;
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16. Introducing bus services should be discussed with Nexus before this is discounted.
Responding to the comments
Many of the comments were concerned with the content of supporting text and the procedural
mechanism by which the development framework becomes an SPD. There were however a
number of key issues that required further work by EDAW and Faulknerbrowns. EDAW were asked
to attend meetings with Sunderland AFC (16th March 2007) and Edward Thompson Printers (25th
April 2007) as they represent the two major private interests on Stadium Village.
The football expressed their concerns that the development framework would affect the effective
functioning of the Stadium on match days, particularly as the south stand is used by away
supporters. Of particular concern was the ongoing ability to accommodate visitor coaches in close
proximity to the away stand and the potential complaints from residents living adjacent to the
neighbourhood.
Following the meeting with Sunderland AFC and subsequent visit to the Stadium of Light on a
match day it became clear that it was prudent to look to change the location of uses within the
Sheepfolds area to achieve a more suitable buffer to the Stadium.
Edward Thompson and Sons Printers set out their position in the bingo supply market and it was
encouraging to see a local company diversifying and responding to the changing bingo and
gambling market. Whilst the company has diversified into electronic gaming machines and internet
bingo, the core business remains the printing of bingo and scratchcards. The company are also
expanding their promotional operations providing marketing material for the bingo industry. The
view expressed at the meeting was that it was not viable for the company to move themselves to a
modern facility given that the current operations worked well.
The meeting with Edward Thompson and Sons Printers was useful in understanding their future
plans for the business and the extent of their land holdings. Following the meeting it was agreed
that the Development Framework would look to achieve a solution which works with the core area
of the Edward Thompson business either being retained or being relocated. Faulknerbrowns were
asked to make the necessary changes without changing the mix and level of development
achieved in the previous version.
The Development framework has responded to the concerns of the football club by replacing the
residential development with the office development that was originally to the east of Hay Street.
The development framework has not sought to resolve the gyratory system as this is beyond the
scope of the framework and there was no evidence to suggest that this development would lead to
this being required.
One other change has been the re-numbering of actions and the re-lettering of the sites to give a
more logical sequence of sites and actions. The new site numbering and lettering are set out below
on the final indicative masterplan. The new sewer alignment has been indicated on the constraints
plan which also includes the location of the Site of Importance Nature Conservation (SINC).
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Final Development Framework Description
The Development Framework parameters are described on an area basis (see figure 9) and does
not represent an implementation order. The physical implementation of the Development
Framework is illustrated in Figure 12.The numbering below refers to the numbering on figure 12. .
Area A will provide the focus for new health and well being facilities through:
1.
The extension of the swimming pool to create a multi-use leisure and well-being Complex,
comprising the Swimming Pool, large sports arena and wellness centre.
2.
The building model allows additional uses to be accommodated such as teaching space,
and/or a new cultural or sporting facility.
3.
There is a new alignment to Keir Hardie Way with a new signalised junction replacing the
existing roundabout creating a new gateway into the site, which provides an opportunity for a
flagship hotel and leisure development.
Area B will provide will provide the initial focus for new commercial development through:
4.
The development of a hotel that will help meet a recognised shortage in hotel
accommodation in the City whilst providing an important facility for those visiting Stadium Village.
The hotel should be of high quality and provide a coherent gateway statement for Stadium Village.
Adjacent to the Hotel a new Health & Fitness facility could complement the facilities being
developed as part of the complex, providing choice and capacity in the Sunderland leisure market.
Area C will provide a mix of land uses creating a vibrant edge to the Way of Light. Development
proposals should:
5.
Explore the opportunity for the provision of a large leisure use, although other uses that
meet the vision for Stadium Village will also be considered. An access to the railway line should be
created south of the new development.
6.
Stadium Village is characterised by a strong public realm based on the Way of Light
north/south axis that ties together all key uses and the public spaces. The Way of Light is enclosed
along its length by commercial and residential development, with active frontage encouraged at the
ground floor of the commercial development.
7. New mixed use residential and commercial development should be built adjacent to the railway
line. Opportunity to introduce a new pedestrian footbridge over the railway line to the
Monkwearmouth Museum and North Bridge Street should be retained.
Area D provides a key opportunity to create a development that helps define Sunderland. New
development should:
8.
Maximise the other key gateway to Stadium Village from St. Peter’s Metro Station. In
addition to those arriving via the Metro, the station public space is a key entrance point for those
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crossing the Wearmouth Bridge and those accessing the site from the east, particularly the
University. An opportunity exists to provide a more effective pedestrian route beneath the
Wearmouth Bridge to improve the site’s connectivity with the Bonnersfield and St Peter’s area.
9.
Higher density housing should be developed adjacent to the river and Residential
development can be phased as sites become available. Development south of Easington Street
should be in the form of slender buildings located on development platforms running down the
bank to maximise the views to and from the inner areas of the site and create river views from
most properties. There is opportunity for non residential uses around the public space adjacent to
St Peter’s Metro and at the landing point of the new pedestrian bridge.
10.
The Way of Light links Stadium Village to the Vaux site and the City Centre by a new
pedestrian bridge.
Area E is the heart of Stadium Village with key developments being:
11.
A new public square is proposed for the northern bridge landing point providing the first
experience of Stadium Village for those accessing the site from the City Centre. Building heights
together with the alignment of the buildings should create a sense of enclosure whilst maintaining
and creating key view corridors. Active ground floor uses should be used to enliven the space
throughout the day and evening.
12.
New residential development north of Easington Street should respond to existing street
pattern. The character of the area will be defined by the town house and terrace blocks which will
form the heart of the neighbourhood. The tight urban grain will require an urban solution to high
quality family housing, providing high quality living accommodation and useable and practical
private or semi private outdoor space.
13.
Commercial activity in the form of office development for small and medium sized firms
should seek to create a vibrant and modern quarter adjacent to the Stadium with a strong active
frontage to the way of light. The development should respond to the core residential neighbourhood
to the south and provide much needed accommodation for local business to start-up and expand
whilst providing a buffer between the Stadium of Light and residential development.
Area F is a small but important site. Development on site F and to the north west should:
14.
Restore the historic coaching house with the site re-used by a unique development
producing commanding river views.
15.
The elevated plateau of Stadium Village creates the opportunity for long distance views
south over the river Wear. The nature of elevated plateau with steep slopes makes direct physical
connections to the river frontage difficult. The historic gangway should be restored with other routes
improved, creating a connection to the riverside walkway and cycleway.
Area G is a key area in a landmark position with a requirement for a new landmark development
(16).
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Area H is closely connected to the Stadium with key proposals including:
17. A new events space sits to the east of the Stadium providing opportunity for sports and
leisure based events outside the Stadium of Light. The Stadium of Light should be wrapped to the
south and east by active frontages. Sufficient space should be retained to allow for the potential
future expansion of the Stadium. Complementary retail will be integrated into the facilities with
restaurants and cafes encouraged fronting onto the way of light.
Further additional text amendments were made in February and March 2008 with the final
document issued on the 3rd April 2008.
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Appendix One: Assessment of Options against Planning Criteria
Planning
Planning

Benefits/positive
impacts

Negative impacts

Option 1
Compliant with planning
policy on distribution of uses
across Stadium Park and
Sheepfolds

Option 2
Compliant with planning
policy on distribution of uses
across Stadium Park and
Sheepfolds

Option 3
Compliant with planning
policy on distribution of uses
across Stadium Park and
Sheepfolds

Meets requirement for
development of 300
dwellings on Sheepfolds and
restricts housing
development on Stadium
Park
Delivers a mixed use
development with a high
level of sports and wellness
facilities
Delivers hotel facility on
Stadium Park as required by
policy NA3A.1

Meets requirement for
development of 300
dwellings on Sheepfolds and
restricts housing
development on Stadium
Park
Delivers a mixed use
development with a high
level of sports and wellness
facilities
Delivers hotel facility on
Stadium Park as required by
policy NA3A.1

Meets requirement for
development of 300
dwellings on Sheepfolds and
restricts housing
development on Stadium
Park
Delivers a mixed use
development with a high
level of sports and wellness
facilities
Delivers hotel facility on
Stadium Park as required by
policy NA3A.1

Development Framework
allows for the removal of
unsuitable uses to be
relocated on a phased basis.
Access to St. Peters Metro
Station is enhanced with a
new public square
Setting of river crossing is
enhanced with a direct route
aiding strong legibility
Form of commercial activity
is not a permitted land use
under the policy for Stadium
Park.

Development Framework
allows for the removal of
unsuitable uses to be
relocated on a phased basis.
Access to St. Peters Metro
Station is enhanced with a
new public square
Setting of river crossing is
enhanced with a direct route
aiding strong legibility
Form of commercial activity
is not a permitted land use
under the policy for Stadium
Park.

Delivery of assembly and
Leisure uses is reliant upon
either delivery of Casino or
Sport Hall/ice arena fulfilling
that function
Animation of western edge
of Way of Light is reliant
upon a limited number of
commercial uses

Delivery of assembly and
Leisure uses is reliant upon
either delivery of Casino or
Sport Hall/ice arena fulfilling
that function
Animation of western edge
of Way of Light is reliant
upon a limited number of
commercial uses

Development Framework
allows for the removal of
unsuitable uses to be
relocated on a phased basis.
Access to St. Peters Metro
Station is enhanced with a
new public square
Setting of river crossing is
enhanced with a direct route
aiding strong legibility
Form of commercial activity
is not a permitted land use
under the policy for Stadium
Park with a risk of key site
not being developed.
Delivery of assembly and
Leisure uses is reliant upon
either delivery of Casino or
Sport Hall/ice arena fulfilling
that function
Concern that Casino is
located adjacent to major
sports and wellness facility
for children and adults
Animation of western edge
of Way of Light is reliant
upon a limited number of
commercial uses
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Potential mitigation

Relaxation of planning policy
with form, size and type of
retail and commercial being
constrained by condition
and/or land agreement

Relaxation of planning policy
with form, size and type of
retail and commercial being
constrained by condition
and/or land agreement

Difficult to justify the level of
stand alone commercial
envisaged by this option

Need to accept that there
will not be a stand alone
conference facility.

Need to accept that there will
not be a stand alone
conference facility.

Need to accept that there will
not be a stand alone
conference facility.

Conclusion:
The broad distribution of land uses is the same for each option, largely conforming with the
emerging Central Area Framework policy. There are issues around the type, form and size of A1
shops that will be acceptable on the site with the planning policy only allowing limited provision to
meet local needs on the Sheepfolds sites. The location of the Casino on the eastern side of
Stadium would meet the emerging local planning policy but would not meet the requirements for a
‘destination’ location which would help mitigate against.
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Appendix Two: Assessment of Options against Market Appraisal
Commercial and Market Appraisal
The Options
The following details a commercial critique of the proposed schemes, analysing the common land use fixes
featured in each development framework and then looking at the variations between each option and the
potential impact on the commercial appeal and functionality.
The overall scheme mix and layout is analysed in order to determine the optimum mix from a marketability
and deliverability perspective. Imminent future work will begin to consider the financial implications of
overcoming the development constraints and potential income generated by each option.

Commercial and
Market

Benefits/positive
impacts

Option 1

Option 2

Option 3

Site B : Hotel Use
Location of site 2 - attract
high values and good
demand amongst
commercial occupiers
including big box retailers
and A3 operators such as
KFC and Pizza Hut, these
users may not meet scheme
objectives.

Site B : Hotel Use
Location of site 2 - attract
high values and good
demand amongst
commercial occupiers
including big box retailers
and A3 operators such as
KFC and Pizza Hut, these
users may not meet scheme
objectives.

Site B : Hotel Use
Location of site 2 - attract
high values and good
demand amongst
commercial occupiers
including big box retailers
and A3 operators such as
KFC and Pizza Hut, these
users may not meet scheme
objectives.

Site B : Audi Garage
The Audi garage is currently
functioning under its present
use and would also
represent high acquisition
and relocation costs should
the arc wish to incorporate
the site within the
development of Stadium
Park Sports Village.
For this reason it is
concluded that the Audi
Garage should remain under
its existing use and be
incorporated into the wider
development framework.

Site B: Audi Garage
The Audi garage is currently
functioning under its present
use and would also
represent high acquisition
and relocation costs should
the arc wish to incorporate
the site within the
development of Stadium
Park Sports Village.
For this reason it is
concluded that the Audi
Garage should remain under
its existing use and be
incorporated into the wider
development framework.

Site B: Audi Garage
The Audi garage is currently
functioning under its present
use and would also
represent high acquisition
and relocation costs should
the arc wish to incorporate
the site within the
development of Stadium
Park Sports Village.
For this reason it is
concluded that the Audi
Garage should remain under
its existing use and be
incorporated into the wider
development framework.
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Site D : Offices
The baseline work detailed
that there is potentially good
long-term demand for office
accommodation in this area
particularly to accommodate
small SME occupiers in a
‘business centre’
environment.
Given the employment
intensive use of office
development, site D would
appear to be sustainable
providing assess to the
Metro network and in close
proximity to the City Centre.
This use could also provide
a synergy with the
north/south thoroughfare
and present an opportunity
to accommodate commercial
ground floor uses to add to
the vibrancy of the area.

Site D : Offices
The baseline work detailed
that there is potentially good
long-term demand for office
accommodation in this area
particularly to accommodate
small SME occupiers in a
‘business centre’
environment.
Given the employment
intensive use of office
development, site D would
appear to be sustainable
providing assess to the
Metro network and in close
proximity to the City Centre.
This use could also provide
a synergy with the
north/south thoroughfare and
present an opportunity to
accommodate commercial
ground floor uses to add to
the vibrancy of the area.

Site D : Offices
The baseline work detailed
that there is potentially good
long-term demand for office
accommodation in this area
particularly to accommodate
small SME occupiers in a
‘business centre’
environment.
Given the employment
intensive use of office
development, site D would
appear to be sustainable
providing assess to the
Metro network and in close
proximity to the City Centre.
This use could also provide
a synergy with the
north/south thoroughfare and
present an opportunity to
accommodate commercial
ground floor uses to add to
the vibrancy of the area.

Sizable area of land which is
capable of creating a sense
of place for the residential
environment.

Sizable area of land which is
capable of creating a sense
of place for the residential
environment.

Sizable area of land which is
capable of creating a sense
of place for the residential
environment.

Residential element is seen
as a significant value driver
and this would be supported
by some of the strong values
being quoted within the
Sunderland market at
present.

Residential element is seen
as a significant value driver
and this would be supported
by some of the strong values
being quoted within the
Sunderland market at
present.

Residential element is seen
as a significant value driver
and this would be supported
by some of the strong values
being quoted within the
Sunderland market at
present.

The historic buildings on site
F provides the opportunity to
incorporate some high value
refurbishment development
providing a gateway to the
residential community.

The historic buildings on site
F provides the opportunity to
incorporate some high value
refurbishment development
providing a gateway to the
residential community.

The historic buildings on site
F provides the opportunity to
incorporate some high value
refurbishment development
providing a gateway to the
residential community.
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There is a need to limit the
amount of apartment
accommodation in
consideration of other
forthcoming schemes in the
area. This creates the
potential to diversify the
residential offer at Stadium
Park to incorporate an
element of family housing
creating a more sustainable
community at the heart of
the master plan.

There is a need to limit the
amount of apartment
accommodation in
consideration of other
forthcoming schemes in the
area. This creates the
potential to diversify the
residential offer at Stadium
Park to incorporate an
element of family housing
creating a more sustainable
community at the heart of
the master plan.

There is a need to limit the
amount of apartment
accommodation in
consideration of other
forthcoming schemes in the
area. This creates the
potential to diversify the
residential offer at Stadium
Park to incorporate an
element of family housing
creating a more sustainable
community at the heart of
the master plan.

The Casino : Site C
A casino occupier is seen as
a major catalyst to the other
commercial, sporting and
leisure facilities the wider
site.
Allows the casino to occupy
the highest profile location
on the site allowing high
viability, a waterside location
and the area capable of
creating a destination
facility.
This would also comply with
the current planning context
with regards on the location
of casino.
Site E would appear to be a
good location for residential
use provided it can be
buffered from the busy north
south access particularly on
match days.

Site E would appear to be a
good location for residential
use provided it can be
buffered from the busy north
south access particularly on
match days.

Site E would appear to be a
good location for residential
use provided it can be
buffered from the busy north
south access particularly on
match days.

Commercial : Site H
Option 1 explores the
possibility of providing
commercial space on the
site which could be linked to
a climbing wall facility.
The initial market testing
suggests - there may be an
opportunity to attract a
specialist retailer linked to
the operation of a climbing
wall, e.g. Snow and Rock,
but they would only require a
4,000 sq ft unit

Commercial : Site H
Option 2 explores the
possibility of providing
commercial space on the
site which could be linked to
a climbing wall facility.
The initial market testing
suggests - there may be an
opportunity to attract a
specialist retailer linked to
the operation of a climbing
wall, e.g. Snow and Rock,
but they would only require a
4,000 sq ft unit
Expanding the leisure theme
throughout the master plan
and would act as an
alternative use should the
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Disbenefits/negative
impacts

The 4* hotel market will be a
significant challenge for
Stadium Park with the colocation of a casino, without
it the 4* operators are
unlikely to view the scheme
as a viability opportunity.
The 4* hotel occupiers
would look to co-locate with
the Casino operator on the
most high profile site on the
scheme.

scheme fail to attract another
major leisure occupier such
as JJB.
Advantage of providing less
extensive development on
site 12 and, with one less big
box to accommodate, there
is a potential to make the
design more sympathetic.
The 4* hotel market will be a
significant challenge for
Stadium Park with the colocation of a casino, without
it the 4* operators are
unlikely to view the scheme
as a viability opportunity.
The 4* hotel occupiers would
look to co-locate with the
Casino operator on the most
high profile site on the
scheme.

Concerns have been
expressed from a market
perspective as to how a
stand alone occupier could
be sustained in site E given
the wider mix of sporting
uses proposed at the site.
Kiosk concept - no real
established market for such
occupiers. Temporary fast
food kiosks may be attracted
to the area on match days,
this is not a concept the arc
would wish to actively
promote within the
development framework.
At the other end of the scale
the site would require an
open A1 consent for a
minimum of 50,000 sq ft in
order to create significant
critical mass to stimulate
occupier demand i.e.
Escape. The planning
context indicates this type of
scheme is unachievable
within the current planning
framework.
The market informs there is
no medium option between
a single specialist retailer
and this comprehensive
development.

Concerns have been
expressed from a market
perspective as to how a
stand alone occupier could
be sustained in site E given
the wider mix of sporting
uses proposed at the site.
Kiosk concept - no real
established market for such
occupiers. Temporary fast
food kiosks may be attracted
to the area on match days,
this is not a concept the arc
would wish to actively
promote within the
development framework.
At the other end of the scale
the site would require an
open A1 consent for a
minimum of 50,000 sq ft in
order to create significant
critical mass to stimulate
occupier demand i.e.
Xscape. The planning
context indicates this type of
scheme is unachievable
within the current planning
framework.
The market informs there is
no medium option between a
single specialist retailer and
this comprehensive
development.

Advantage of providing less
extensive development on
site 12 and, with one less big
box to accommodate, there
is a potential to make the
design more sympathetic.
The 4* hotel market will be a
significant challenge for
Stadium Park with the colocation of a casino, without
it the 4* operators are
unlikely to view the scheme
as a viability opportunity.
The 4* hotel occupiers would
look to co-locate with the
Casino operator on the most
high profile site on the
scheme.
Concerns have been
expressed from a market
perspective as to how a
stand alone occupier could
be sustained in site E given
the wider mix of sporting
uses proposed at the site.
Kiosk concept - no real
established market for such
occupiers. Temporary fast
food kiosks may be attracted
to the area on match days,
this is not a concept the arc
would wish to actively
promote within the
development framework.
Commercial users would be
somewhat isolated from the
rest of the scheme and not
benefit from the footfall
created via the north to
south access.
This would appear to
discount this option, and the
issue regarding planning
would still remain in this
location for the A1 occupiers.
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‘The Complex’ Advanced
Option : Site A
This option begins to look
slightly cluttered, even at
this initial stage of design,
and accommodating an
additional big box unit would
be less sympathetic from a
design perspective given the
prominence of this gateway
location.

Potential mitigation

It is more likely that an
ancillary retail, A3 or local
service offer will be
incorporated on the ground
floor of the adjacent site D
which would still contribute
significantly to the vibrancy
of this area.
Locate commercial within a
Soccer Dome or as part of
the Hotel / Casino offer on
site C.

It is more likely that an
ancillary retail, A3 or local
service offer will be
incorporated on the ground
floor of the adjacent site D
which would still contribute
significantly to the vibrancy
of this area.
Locate commercial within a
Soccer Dome or as part of
the Hotel / Casino offer on
site C.

From a commercial
perspective, our advice is
that casino occupiers would
look to locate on site C as
this offers the highest profile
area with good viability
across the river and
waterside views.
The planning case would
also impede locating the
casino on site H, as opposed
to site C.
These commercial and
planning perspectives have
led us to conclude that site H
is not the optimum site for
location of the potential
casino operator.
It is more likely that an
ancillary retail, A3 or local
service offer will be
incorporated on the ground
floor of the adjacent site D
which would still contribute
significantly to the vibrancy
of this area.
Locate commercial within a
Soccer Dome or as part of
the Hotel / Casino offer on
site C.

Conclusions
In arriving at a preferred option we have taken into account the operation and synergy of the different mix of users
and the likely marketability and occupier demand for each option. Taking this into consideration we can conclude that
Option 2 provides the optimum mix from a commercial perspective.
The following points highlight the justification behind the chosen land use variations:
Site D is seen as relatively unconstrained in terms ownership and is therefore considered on opportunity to locate a
leisure users, be it a soccer dome or Ice Arena, to deliver a high profile anchor for the scheme. This option extends
the leisure theme throughout the development framework and also frees additional land around site A which, may
begin to look cluttered accommodating the base option and another large big box unit.
Site C is seen as the highest profile location within the development framework and is therefore seen as the
preferable site to location to accommodate the Casino / Hotel, being a key anchor for the site and the significant
commercial catalyst. The planning framework also adds weight to this commercial argument.
Whilst there remains an issue with regards to the potential occupiers for the commercial space at site H, placing
these operators on site C would reduce the exposure and footfall to these units reducing the attractiveness from a
commercial perspective, leading us to discount this option.
The final development framework option will also have to consider the end use the area currently including sites on
the eastern edge of site E and how the commercial occupiers could be accommodated on the ground floor of site D to
increase the vibrancy of this area.
Having discussed the overall scheme mix and layout, further work utilising valuation commentary and ownership will
being to explore the issues related to viability, considering the financial implications of overcoming the development
constraints and potential income generated by each option.
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Appendix Three: Assessment of Options against Architectural and Urban
Design Criteria
Architecture/ Urban Design
Architecture

Benefits/positive
impacts

Option 1
Sports buildings are
clustered, creating
potential for synergy
between different
elements.

Possible advantages in
energy efficiency (icepool).
Casino in an
acceptable location
from a social viewpoint.

Negative impacts

Commercial on site H
is obscuring unsightly
façade of football
stadium.
Sports cluster
positioned on too small
a site. Very tight space
between sports cluster
and football stadium.
Sports hall is blocking
views into public
boulevard which links
all the sites.

Option 2
The sites north and
south of Millennium
Way got more
integrated by spreading
the sports buildings (ice
arena on site D) along
the Way of Light.
Casino in a acceptable
location from a social
viewpoint.

Casino is obscuring
unsightly façade of
football stadium.

Commercial on site H is
obscuring unsightly
façade of football
stadium.

Relationships between
sport buildings not as
direct as in option 1.

Casino socially in less
desirable location
situated on the public
boulevard.

Creates large entrance
point that losses visual
impact on entrance with
car parking dominating
initial entry point.

Potential for route of
interest as link between
sports buildings is lost.

Reduced opportunities
for public realm around
entrance to sports
complex to Keir Hardie
Way

Potential mitigation

Option 3
The sites north and
south of Millennium
Way got more
integrated by spreading
the sports buildings (ice
arena on site D).

Commercial facilities on
site 7 isolated from
public boulevard.

Emphasise relationship
between sport buildings
(site A and site D) by
creating a route of
interest via commercial
on site H.
Create greater
enclosure at entrance
by reconfiguring
complex buildings and
realigning road junction
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Appendix Four: Assessment of Options Against Contaminated land criteria
The contaminated land appraisal of the three options was carried out by Mott McDonald.
Contaminated
Land
Benefits/positive
impacts

Negative impacts

Option 1
Opportunity to remove
or remediate
contaminated material.
Proposed land uses on
Site A (Ice arena, 50m
Pool, Wellness, Sports
Hall, Casino, Climbing
Wall, Commercial,
Hotel and Garage) are
not considered to be
sensitive and the
residual levels of
contamination which
have been identified on
Site A would not restrict
or prevent the
proposed land uses.
Proposed land uses on
Site C (Casino and
Hotel) are not
considered to be
sensitive and the
residual levels of
contamination which
have been identified on
Site C would not
restrict or prevent the
proposed land uses.
To date no ground
investigations have
been undertaken at the
sheepfolds site.
However, given the
light industrial land use
of the site, the potential
for contamination
exists.
Some notable methane
and carbon dioxide
concentrations have
been recorded at Site
A.
Some notable methane
and carbon dioxide
concentrations have
been recorded at Site
C.

Option 2
Opportunity to remove
or remediate
contaminated site
material.
Proposed land uses on
Site A (50m Pool,
Wellness, Sports Hall,
Casino, Climbing Wall,
Commercial Hotel and
Garage) are not
considered to be
sensitive and the
residual levels of
contamination which
have been identified on
Site A would not restrict
or prevent the proposed
land uses.
Proposed land uses on
Site C (Casino and
Hotel) are not
considered to be
sensitive and the
residual levels of
contamination which
have been identified on
Site C would not restrict
or prevent the proposed
land uses.
To date no ground
investigations have
been undertaken at the
sheepfolds site.
However, given the
light industrial land use
of the site, the potential
for contamination
exists.
Some notable methane
and carbon dioxide
concentrations have
been recorded at Site
A.
Some notable methane
and carbon dioxide
concentrations have
been recorded at Site
C.

Option 3
Opportunity to remove
or remediate
contaminated site
material.
Proposed land uses on
Site A (Ice arena, 50m
Pool, Wellness, Sports
Hall, Casino, Hotel and
Garage) are not
considered to be
sensitive and the
residual levels of
contamination which
have been identified on
Site A would not restrict
or prevent the proposed
land uses.
Proposed land uses on
Site C (Climbing Wall
and Commercial) are
not considered to be
sensitive and the
residual levels of
contamination which
have been identified on
Site C would not restrict
or prevent the proposed
land uses.
To date no ground
investigations have
been undertaken at the
sheepfolds site.
However, given the
light industrial land use
of the site, the potential
for contamination
exists.
Some notable methane
and carbon dioxide
concentrations have
been recorded at Site
A.
Some notable methane
and carbon dioxide
concentrations have
been recorded at Site
C.
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Potential mitigation

In order to construct
the facilities it may be
necessary to excavate
and dispose of soil to
permit the construction
of foundations,
basements etc. The
soils may be classified
as either hazardous or
non-hazardous waste.
A greater level of
investigation and
remediation may be
required on the
sheepfolds site where
residential
development is
proposed.
It may be necessary to
incorporate landfill gas
protection measures
into new buildings at
Site A. The cost of
doing so for Option 1 is
likely to be higher than
Option 2 because the
Ice arena included in
Site A of Option 1
increases the building
area which would
require landfill
protection. Remonitoring to assess
the landfill gas
implications will be
required. In addition it
may be necessary to
incorporate landfill gas
protection measures
into new buildings at
Site C. The cost of
doing so for Option 1 is
likely to be higher than
Option 3 because the
5000m2 casino
included in Site C of
Option 1 increases the
building area which
would require landfill
protection. Remonitoring to assess
the landfill gas
implications will be
required.

In order to construct the
facilities it may be
necessary to excavate
and dispose of soil to
permit the construction
of foundations,
basements etc. The
soils may be classified
as either hazardous or
non-hazardous waste.
A greater level of
investigation and
remediation may be
required on the
sheepfolds site where
residential development
is proposed.

In order to construct the
facilities it may be
necessary to excavate
and dispose of soil to
permit the construction
of foundations,
basements etc. The
soils may be classified
as either hazardous or
non-hazardous waste.
A greater level of
investigation and
remediation may be
required on the
sheepfolds site where
residential development
is proposed.

It may be necessary to
incorporate landfill gas
protection measures
into new buildings at
Site A. The cost of
doing so for Option 2 is
likely to be the least of
the 3 options as this
Option has the least
building area which
would require landfill
protection. Remonitoring to assess
the landfill gas
implications will be
required. In addition it
may be necessary to
incorporate landfill gas
protection measures
into new buildings at
Site C. The cost of
doing so for Option 2 is
likely to be higher than
Option 3 because the
5000m2 casino
included in Site C of
Option 2 increases the
building area which will
require landfill
protection. Remonitoring to assess
the landfill gas
implications will be
required.

It may be necessary to
incorporate landfill gas
protection measures
into new buildings at
Site A. The cost of
doing so for Option 3 is
likely to be higher than
Option 2 because the
5000m2 Casino
included in site A of
Option 3 increases the
building area which
would require landfill
protection. Remonitoring to assess
the landfill gas
implications will be
required. In addition it
may be necessary to
incorporate landfill gas
protection measures
into new buildings at
Site C. The cost of
doing so for Option 3 is
likely to be the least of
the 3 Options as this
option has the least
building area
(commercial use
proposed for this site
covers 3500m2,
compared with a
5000m2 casino for the
other 2 Options). Remonitoring to assess
the landfill gas
implications will be
required.

65

There are opportunities
to reduce the cost of
disposal of excavated
material. A certain
proportion of excavated
material will be
required as engineering
fill in various sections
of the site it should be
possible to look at reusing the made ground
for this purpose.
However fresh material
may have to be brought
in for landscaping
around residential
areas in Sheepfolds,
depending on the
levels of contamination
of existing made
ground.

There are opportunities
to reduce the cost of
disposal of excavated
material. A certain
proportion of excavated
material will be required
as engineering fill in
various sections of the
site it should be
possible to look at reusing the made ground
for this purpose.
However fresh material
may have to be brought
in for landscaping
around residential
areas in sheepfolds,
depending on the levels
of contamination of
existing made ground.

There are opportunities
to reduce the cost of
disposal of excavated
material. A certain
proportion of excavated
material will be required
as engineering fill in
various sections of the
site it should be
possible to look at reusing the made ground
for this purpose.
However fresh material
may have to be brought
in for landscaping
around residential
areas in sheepfolds,
depending on the levels
of contamination of
existing made ground.

An assessment of the
composition of the
waste soil should be
undertaken to
determine if the waste
is classifiable as
hazardous if off site
disposal is proposed.
The amount of spoil
requiring disposal is
likely to be similar for
all Options.

An assessment of the
composition of the
waste soil should be
undertaken to
determine if the waste
is classifiable as
hazardous if off site
disposal is proposed.
The amount of spoil
requiring disposal is
likely to be similar for all
Options.

An assessment of the
composition of the
waste soil should be
undertaken to
determine if the waste
is classifiable as
hazardous if off site
disposal is proposed.
The amount of spoil
requiring disposal is
likely to be similar for all
Options.

Comparison commentary: The three options produced at this stage are very similar in respect of
the effect of contaminated land. The options all propose a similar range of sports and leisure
facilities and residential units, the main difference between each option is the location of these
facilities and particularly the location of the casino.
Ground investigations will be required to determine the ground conditions at the Sheepfolds site.
Contamination may be present. Any remedial measures are likely to be the same for each option
as each utilises the area in the same way. These measures will have to take into account the
sensitive residential use of the site.
The impacts of contaminated land at Sites A and C are small and will not restrict or prevent the
development of proposed land uses for each option. Notable levels of CO2 and CH4 have been
recorded at the site and as a result new building may require landfill gas protection. This may have
cost implications depending on the locations of new buildings. However re-monitoring of the sites
to assess landfill gas implications will be required before any of the three options can be preferred.
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Appendix Five: Assessment of Options against Ecology
The ecological appraisal of the three options was carried out by Mott McDonald.
Ecology
Benefits/positive
impacts

Negative impacts

Option 1
There are no direct
significant ecological
constraints on the
proposed site. The
ecological importance
of Site A and Site C is
negligible.
There is a good
opportunity to increase
the ecological
importance of all three
sites. This can be
achieved through
landscaping the sites
with native species tree
and shrub planting.
The buildings across
the Sheepfolds site
which are to be
removed, could contain
hibernating and
roosting bats.
The presence of
Japanese Knotweed on
the edge of the
Sheepfolds site means
that special control
measures should be in
place when working in
or near the
contaminated area.
Site A is immediately
next to the designated
Wearmouth Colliery
Site of Nature
Conservation Interest
(SCNI). This will limit
some activities along
the western edge of
this site.

Option 2
There are no direct
significant ecological
constraints on the
proposed site. The
ecological importance
of Site A and Site C is
negligible.
There is a good
opportunity to increase
the ecological
importance of all three
sites. This can be
achieved through
landscaping the sites
with native species tree
and shrub planting.
The buildings across
the Sheepfolds site
which are to be
removed, could contain
hibernating and
roosting bats.
The presence of
Japanese Knotweed on
the edge of the
Sheepfolds site means
that special control
measures should be in
place when working in
or near the
contaminated area.
Site A is immediately
next to the designated
Wearmouth Colliery
Site of Nature
Conservation Interest
(SCNI). This will limit
some activities along
the western edge of this
site.

Option 3
There are no direct
significant ecological
constraints on the
proposed site. The
ecological importance
of Site A and Site C is
negligible.
There is a good
opportunity to increase
the ecological
importance of all three
sites. This can be
achieved through
landscaping the sites
with native species tree
and shrub planting.
The buildings across
the Sheepfolds site
which are to be
removed, could contain
hibernating and
roosting bats.
The presence of
Japanese Knotweed on
the edge of the
Sheepfolds site means
that special control
measures should be in
place when working in
or near the
contaminated area.
Site A is immediately
next to the designated
Wearmouth Colliery
Site of Nature
Conservation Interest
(SCNI). This will limit
some activities along
the western edge of this
site.

67

Potential mitigation

Bat surveys across the
Sheepfolds site need to
be undertaken. This
should be undertaken
between May and
September and must
be undertaken by a
qualified expert holding
a bat license. If bats
are found then
necessary mitigation
measures will be
required.
Any Japanese
Knotweed polluted soil
or plant material that is
discarded is likely to be
classed as 'controlled
waste' and should be
accompanied by
appropriate Waste
Transfer
documentation.
A buffer zone between
Site A and the
Wearmouth Colliery
SNCI should be
established to reduce
any potential
construction and
operational impacts on
the adjacent grassland
and river corridor. To
provide a barrier
between Site A and the
SNCI it is
recommended that a
species rich native
species hedgerow is
planted along the
embankment side of
the tarmac road.
Any landscape planting
on Site A should be
limited to native
species only, as non
native species may be
invasive and spread
into the SNCI.
Any top-soil imported
onto the site for
building and
landscaping should be
sterilized to avoid the
introduction of nonnative plant species.

Bat surveys across the
Sheepfolds site need to
be undertaken. This
should be undertaken
between May and
September and must
be undertaken by a
qualified expert holding
a bat license. If bats are
found then necessary
mitigation measures will
be required.

Bat surveys across the
Sheepfolds site need to
be undertaken. This
should be undertaken
between May and
September and must
be undertaken by a
qualified expert holding
a bat license. If bats are
found then necessary
mitigation measures will
be required.

Any Japanese
Knotweed polluted soil
or plant material that is
discarded is likely to be
classed as 'controlled
waste' and should be
accompanied by
appropriate Waste
Transfer
documentation.
A buffer zone between
Site A and the
Wearmouth Colliery
SNCI should be
established to reduce
any potential
construction and
operational impacts on
the adjacent grassland
and river corridor. To
provide a barrier
between Site A and the
SNCI it is
recommended that a
species rich native
species hedgerow is
planted along the
embankment side of
the tarmac road.
Any landscape planting
on Site A should be
limited to native species
only, as non native
species may be
invasive and spread
into the SNCI.
Any top-soil imported
onto the site for building
and landscaping should
be sterilized to avoid
the introduction of nonnative plant species.

Any Japanese
Knotweed polluted soil
or plant material that is
discarded is likely to be
classed as 'controlled
waste' and should be
accompanied by
appropriate Waste
Transfer
documentation.
A buffer zone between
Site A and the
Wearmouth Colliery
SNCI should be
established to reduce
any potential
construction and
operational impacts on
the adjacent grassland
and river corridor. To
provide a barrier
between Site A and the
SNCI it is
recommended that a
species rich native
species hedgerow is
planted along the
embankment side of
the tarmac road.
Any landscape planting
on Site A should be
limited to native species
only, as non native
species may be
invasive and spread
into the SNCI.
Any top-soil imported
onto the site for building
and landscaping should
be sterilized to avoid
the introduction of nonnative plant species.
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Comparison commentary: The three options produced at this stage are quite similar in respect of
their impact upon ecology.
The ecological importance of Site A and Site C is negligible and all three options will provide an
opportunity to benefit the ecology of the sites through landscaping and planting of native species.
All three options will require that industrial buildings on Sheepfolds are removed and this may
impact on hibernating or roosting bats. As a result bat surveys will be necessary for each option.
Japanese Knotweed will be encountered for each option and will need to be managed accordingly.
A buffer zone incorporating a native hedgerow between Site A and the SNCI will be required
regardless of which option is taken forward.
In summary there is little to differentiate between the ecological value of each option as all will
provide an opportunity to benefit ecology through landscaping and planting and all options will need
to incorporate the same mitigation measures in respect of Sheepfolds and the SNCI.
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Appendix Six: Assessment of Options against Landscape Criteria
Landscape
Landscape
Benefits/positive
impacts

Option 1
Low level development
along North Bridge
Street in keeping with
surrounding
development.
Space for high quality
landscape scheme
surrounding many of
the buildings.

Option 2
Low level development
along North Bridge
Street in keeping with
surrounding
development.
Space for high quality
landscape scheme
surrounding many of
the buildings.

Option 3
Low level development
along North Bridge
Street in keeping with
surrounding
development.
Space for high quality
landscape scheme
surrounding many of
the buildings.

Boulevards adds
strong structure to the
site creating sight lines
and aiding movement.

Boulevards adds strong
structure to the site
creating sight lines and
aiding movement.

Boulevards adds strong
structure to the site
creating sight lines and
aiding movement.

Commercial buildings
on west of site will draw
people into the site
along east/west
boulevard on a more
regular basis than the
casino.
Chance to create river
side (high level) walks
view points increasing
the connection
between this major
element in the
landscape and the site.
Possible space for
habitat creation along
river edge.
There is a potential to
create a landmark
structure in this
prominent location of
the site, however the
visual envelope of site
will be increased
There is a potential to
enhance views onto
the site from the south
and west, with
opportunity of landmark
building punctuating
the ‘dome’ effect of the
site.

Commercial buildings
on west of site will draw
people into the site
along east/west
boulevard on a more
regular basis than the
casino.
Chance to create river
side (high level) walks
view points increasing
the connection between
this major element in
the landscape and the
site.
Possible space for
habitat creation along
river edge.
Terrace like' northern
frontage to sports hall
development in keeping
with terraced housing
areas to the north of the
site, even if scale is not
consistent.
There is a potential to
create a landmark
structure in this
prominent location of
the site, however the
visual envelope of site
will be increased

Chance to create river
side (high level) walks
view points increasing
the connection between
this major element in
the landscape and the
site.
Possible space for
habitat creation along
river edge.
Terrace like' northern
frontage to sports hall
development in keeping
with terraced housing
areas to the north of the
site, even if scale is not
consistent.
Casino/football stadium
link means that visual
impact of this element
will be minimised from
the surrounding
residential area to the
north.
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Negative impacts

Potential enlargement
to visual envelope due
to increased details
provided. Especially on
the northern edge of
the site and on western
side of the river.
Limited links to the
river.
Buildings along Keir
Hardie Way out of
scale with surrounding
development.
Possible
overshadowing of
existing properties
along Keir Hardie Way
by 12m sports hall
development.

No specific riverside
buildings or uses
shown (only circles),
without more
information there are
concerns that these will
be dropped at a later
date.
There are a number of
unspecified spaces in
the north of the site these should not be left
derelict and be
included in the design.
Increased development
will mean
increased/quicker site
drainage from hard
surfacing, the potential
for SuDS should be
considered an thus
space for this will be
required.
Will link bridge to south
side of the river work
due to ownership issue
of the Vaux site.

There is a potential to
enhance views onto the
site from the south and
west, with opportunity
of landmark building
punctuating the ‘dome’
effect of the site.
Potential enlargement
to visual envelope due
to increased details
provided. Especially on
the northern edge of
the site and on western
side of the river.
Limited links to the
river.
Buildings along Keir
Hardie Way out of scale
with surrounding
development.
Possible
overshadowing of
existing properties
along Keir Hardie Way
by 12m sports hall
development, although
minimized by form of
building
No specific riverside
buildings or uses
shown (only circles),
without more
information there are
concerns that these will
be dropped at a later
date.
There are a number of
unspecified spaces in
the north of the site these should not be left
derelict and be included
in the design.
Increased development
will mean
increased/quicker site
drainage from hard
surfacing, the potential
for SuDS should be
considered an thus
space for this will be
required.
Will link bridge to south
side of the river work
due to ownership issue
of the Vaux site.

Potential enlargement
to visual envelope due
to increased details
provided. Especially on
the northern edge of
the site and on western
side of the river.
Limited links to the
river.
Buildings along Keir
Hardie Way out of scale
with surrounding
development.
Possible
overshadowing of
existing properties
along Keir Hardie Way
by 12m sports hall
development, although
minimized by the form
of the building
No specific riverside
buildings or uses
shown (only circles),
without more
information there are
concerns that these will
be dropped at a later
date.
There are a number of
unspecified spaces in
the north of the site these should not be left
derelict and be included
in the design.
Increased development
will mean
increased/quicker site
drainage from hard
surfacing, the potential
for SuDS should be
considered an thus
space for this will be
required.
Will link bridge to south
side of the river work
due to ownership issue
of the Vaux site.
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Potential mitigation

Parking forms a major
'feature' on the
north/south boulevard.
No link with Galley's
Gill at low level - this
would increase usage
of the river frontage at
this level and increase
usage of the Gangway.
Consider sun
movement in the
design of residential
development to limit
overshadowing and the
creation of dark
corners.
Consider reducing the
height of the sports hall
to the north of the site
to limit overshadowing
of surrounding
properties and to
match existing scale of
surrounding
developments.
Habitat/SuDS creation
areas.
Be more specific about
waterfront
development.
Link the two sides of
the river at low level.

Parking forms a major
'feature' on the
north/south boulevard.
No link with Galley's
Gill at low level - this
would increase usage
of the river frontage at
this level and increase
usage of the Gangway.
Consider sun
movement in the design
of residential
development to limit
overshadowing and the
creation of dark
corners.
Consider reducing the
height of the sports hall
to the north of the site
to limit overshadowing
of surrounding
properties and to match
existing scale of
surrounding
developments.
Habitat/SuDS creation
areas.
Be more specific about
waterfront
development.
Link the two sides of
the river at low level.

Parking forms a major
'feature' on the
north/south boulevard.
No link with Galley's
Gill at low level - this
would increase usage
of the river frontage at
this level and increase
usage of the Gangway.
Consider sun
movement in the design
of residential
development to limit
overshadowing and the
creation of dark
corners.
Consider reducing the
height of the sports hall
to the north of the site
to limit overshadowing
of surrounding
properties and to match
existing scale of
surrounding
developments.
Habitat/SuDS creation
areas.
Be more specific about
waterfront
development.
Link the two sides of
the river at low level.

Remove car parking
from the main focal
boulevard to 'hidden'
areas of the site.
Detail 'blank spaces'.
Increase landscape
planting (esp trees)
which can form a link in
scale between new
buildings and
surrounding site
development.
Casino building could
form a new iconic
structure for the
northern bank of the
river, with wide
reaching views.

Remove car parking
from the main focal
boulevard to 'hidden'
areas of the site.
Detail 'blank spaces'.
Increase landscape
planting (esp trees)
which can form a link in
scale between new
buildings and
surrounding site
development.
Casino building could
form a new iconic
structure for the
northern bank of the
river, with wide
reaching views.

Remove car parking
from the main focal
boulevard to 'hidden'
areas of the site.
Detail 'blank spaces'.
Increase landscape
planting (esp trees)
which can form a link in
scale between new
buildings and
surrounding site
development.
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Comparison commentary: The three options produced at this stage are quite similar in landscape
terms. All options are likely to have a negative impact on the extent of the schemes visual envelope
owing to the height of the development. This will not only have an impact on where the scheme can
be viewed from, but also on the overshadowing of other sections of the development.
Overshadowing should be carefully considered, especially where the new development has a
shadowing impact on existing buildings, this is likely to be the case to the northern boundary of the
site.
The scale of the proposed buildings are considerably taller than the 'average' buildings within
Sunderland, where the majority of the development is relatively low rise compared to these
proposals. In all instances the football stadium with continue to dominate this area, however the
proposed residential developments on the southern boundary of the site will now dominate this
section of the rivers frontage, especially when viewed from closer to the level of the river. These
buildings are considerably bigger than the current development in this area and thus the intimate
scale of the current Sheepfolds development will be lost. Development proposals to the north of the
site (the sports hall) are also considerably taller than developments to the north. This will have a
considerable impact on the builds along Keir Hardie Way.
The proposals in all cases make little association with the lower level of the river corridor and
development close to the river are very light in detail. In all options a high level bridge is proposed
linking the north and south of the river, however ownership issues may make this linkage
impossible and a link should thus be considered between the gangway and Galley's Gill on the
southern bank. This would have the affect of drawing users into the lower levels of the river
corridor, making the 'proposed' river side retail/food outlets more viable and generate
improvements to Galley's Gill. It should also be noted that current 'high level' bridges in the vicinity
of the site are regularly used by local youths to throw things onto lower level footpaths.
No information has yet been proposed for buildings materials and/or colour, but these should have
local characteristics to limit the schemes impact.
The vertical scale of development along the eastern side of the site is more in keeping with the
surrounding development.
All options propose a dual boulevard within the site running approximately north/south and
east/west, these will both help draw users into the site by creating sight lines to important elements.
However, the north/south boulevard could be considerably improved in all options by removing the
associated car parking and creating a broad public open space within the site. With such good
transport links to the site in terms of bus, rail and walking; parking should be kept to a minimum on
site.
All schemes propose extensive spaces for landscape improvements, especially along the
boulevards and the river frontage which will have a positive impact on the proposals in terms of
landscape and townscape.
There are only 2 main differences between the 3 options, relating to the positioning of the casino, to
the south west of the site in options 1 and 2 and organically wrapped around the stadium in option
3, and the Sports Hall building to the north of the site, which is different in option 1 to those
proposed in option 2 and 3.
Option 1
The sports hall development in option 1 will dominate the roads to the north of the site, possibly
impact on the visual envelope in this area and possibly cause over shadowing problems to the
housing to the north of the site.
Option 2
The sports hall development in option 2 will have the same impact as in option 1, however the
'straight' road frontage to the building will at least be in keeping with the terraced character of the
area to the north of the site.
Option 3
Option 3 benefits to the same layout as option 2 for the sports hall development with the other
major difference being the position of the casino. In this option the casino is wrapped organically
around the existing stadium development linking the two most important elements leisure elements
of the site and also reducing the visual impact of the development as a whole.
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Appendix Seven: Assessment of Options against Air Quality Criteria
Air Quality
TOPIC ie. Air Quality
Option 1
Option 2
Option 3
Benefits/positive
The development of
The development of
The development of
impacts
residential units in
residential units in
residential units in
Sheepfolds will result in Sheepfolds will result in Sheepfolds will result in
the displacement of the the displacement of the the displacement of the
existing light industrial
existing light industrial
existing light industrial
businesses currently
businesses currently
businesses currently
present in the area. The present in the area. The present in the area. The
emissions caused by the emissions caused by the emissions caused by the
new residential units
new residential units
new residential units
would partially be offset would partially be offset would partially be offset
by the removal of
by the removal of
by the removal of
emissions associated
emissions associated
emissions associated
with the current activities. with the current activities. with the current activities.
Opportunity to investigate Opportunity to investigate Opportunity to investigate
renewable energy options renewable energy options renewable energy options
for the site and
for the site and
for the site and
incorporate energy
incorporate energy
incorporate energy
efficiency techniques into efficiency techniques into efficiency techniques into
building design.
building design.
building design.
The building of new
The building of new
The building of new
facilities and residential facilities and residential facilities and residential
units will increase energy units will increase energy units will increase energy
demand and emissions. demand and emissions. demand and emissions.
However this is unlikely to However this is unlikely to However this is unlikely to
have an impact on local have an impact on local have an impact on local
air quality as few
air quality as few
air quality as few
generation units will be
generation units will be
generation units will be
located on site.
located on site.
located on site.
Negative impacts

The main impact
The main impact
The main impact
associated with the
associated with the
associated with the
proposed development is proposed development is proposed development is
a potential deterioration a potential deterioration a potential deterioration
of air quality due to
of air quality due to
of air quality due to
increased traffic
increased traffic
increased traffic
emissions. Increased
emissions. Increased
emissions. Increased
traffic flows and
traffic flows and
traffic flows and
congestion associated
congestion associated
congestion associated
with residents and users with residents and users with residents and users
of facilities (e.g sports hall of facilities (e.g sports hall of facilities will lead to
and casino) will lead to
and casino) will lead to
increased (e.g sports hall
increased emissions of
increased emissions of
and casino) emissions of
local (NO2, PM10) and
local (NO2, PM10) and
local (NO2, PM10) and
global (CO2) pollutants. global (CO2) pollutants. global (CO2) pollutants.
CO2 emissions will be
CO2 emissions will be
CO2 emissions will be
likely to increase onsite likely to increase onsite likely to increase onsite
due to gas burning.
due to gas burning.
due to gas burning.
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Dust emissions from
Dust emissions from
Dust emissions from
construction if
construction if
construction if
unmanaged may give rise unmanaged may give rise unmanaged may give rise
to nuisance, soiling of
to nuisance, soiling of
to nuisance, soiling of
vegetation and if activities vegetation and if activities vegetation and if activities
are present over a long are present over a long are present over a long
period, local health
period, local health
period, local health
impacts.
impacts.
impacts.
Exhaust emissions from Exhaust emissions from Exhaust emissions from
construction traffic and
construction traffic and
construction traffic and
other plant has the
other plant has the
other plant has the
potential to contribute
potential to contribute
potential to contribute
locally to ground level
locally to ground level
locally to ground level
concentrations of CO,
concentrations of CO,
concentrations of CO,
benzene, 1,3-butadiene, benzene, 1,3-butadiene, benzene, 1,3-butadiene,
nitrogen oxides (NOX and nitrogen oxides (NOX and nitrogen oxides (NOX and
NO2) and particles
NO2) and particles
NO2) and particles
(PM10). However, the
(PM10). However, the
(PM10). However, the
flows generated are
flows generated are
flows generated are
expected to be small.
expected to be small.
expected to be small.
Atmospheric emissions
derived from energy
generation for the site will
be increased due to the
high energy demand of
the Ice arena.
Potential mitigation

Wherever feasible,
development plans
should favour public
transport, walking and
cycling provisions which
encourage vehicle
emissions reduction.
A comprehensive
assessment of the air
quality impacts of traffic
associated with the
finalised development
and transport
infrastructure is
recommended.
Site layout design should
locate sensitive receptors
at sufficient distance from
emission sources to
minimise air quality
impacts.
A baseline diffusion
survey is recommended
to estimate with more
accuracy the current NO2
concentrations at specific
locations around the site.

Wherever feasible,
development plans
should favour public
transport, walking and
cycling provisions which
encourage vehicle
emissions reduction.
A comprehensive
assessment of the air
quality impacts of traffic
associated with the
finalised development
and transport
infrastructure is
recommended.
Site layout design should
locate sensitive receptors
at sufficient distance from
emission sources to
minimise air quality
impacts.
A baseline diffusion
survey is recommended
to estimate with more
accuracy the current NO2
concentrations at specific
locations around the site.

Wherever feasible,
development plans
should favour public
transport, walking and
cycling provisions which
encourage vehicle
emissions reduction.
A comprehensive
assessment of the air
quality impacts of traffic
associated with the
finalised development
and transport
infrastructure is
recommended.
Site layout design should
locate sensitive receptors
at sufficient distance from
emission sources to
minimise air quality
impacts.
A baseline diffusion
survey is recommended
to estimate with more
accuracy the current NO2
concentrations at specific
locations around the site.
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An overall Environmental An overall Environmental An overall Environmental
Management Plan (EMP) Management Plan (EMP) Management Plan (EMP)
to address issues
to address issues
to address issues
including air quality is
including air quality is
including air quality is
recommended.
recommended.
recommended.
Measures to monitor and Measures to monitor and Measures to monitor and
control dust nuisance
control dust nuisance
control dust nuisance
both within and outside both within and outside both within and outside
the site must be fully
the site must be fully
the site must be fully
addressed within a
addressed within a
addressed within a
Construction
Construction
Construction
Environmental
Environmental
Environmental
Management Plan
Management Plan
Management Plan
(CEMP).
(CEMP).
(CEMP).
Comparison commentary: The three options produced at this stage are very similar in respect of
the impact they will have on local air quality. The options all propose a similar range of sports and
leisure facilities and residential units, the main differences between each option is the location of
these facilities and particularly the location of the casino.
In addition to the sports and leisure facilities proposed, Option 1 also includes an Ice arena. This is
likely to increase the energy demands and the level of building derived emissions, making this option
less favourable.
The main air quality impact associated with each option will be from increased vehicle emissions
associated with residents, sports and leisure facility users and office workers accessing the site.
Option 1 is likely to attract a greater number of visitors to the site as a result of the additional Ice
arena and thus potentially will draw more vehicles to the site leading to further emissions. Although
Option 1 also has approximately 75 less parking spaces than Option 2 and Option 3 this is likely to be
insignificant in respect of promoting more sustainable transport methods.
Based on this review Option 2 and Option 3 are likely to be preferred, however, there are no real
differences between the options that would enable a single preferred option to be identified.
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Appendix Eight: Review of Consultant Reports
FaulknerBrowns
FaulknerBrowns were appointed as urban designers and architects for Stadium Village. The team,
led by Mike Hall, produced a series of masterplan options that were discussed and reviewed at the
regular team meetings. Key outputs are:
•
•

3 Options: These options were the result of a collaborative evolution of ideas and thoughts
of the team on the future of Stadium Village. The 3 Options were appraised against the key
principles and tested for their impact on the market.
Planning Compliant Drawings: In September 2006 FaulknerBrowns issued a final drawing
pack that were used in the Development Framework.

Jones Lang Lasalle
Jones Lang Lasalle were appointed to provide market and development advice for Stadium Village.
JLL were integral to the team providing regular advice on the evolution of the masterplan and
options. Key outputs from JLL are:
•
•
•

Baseline Market Report (March 2006): This report provided the baseline for JLL’s work,
giving the team a thorough understanding of the residential, office, leisure and retail
markets in Sunderland.
Options Report (June 2006): This report presented an analysis of the 3 Options against
market criteria, analysing the prospect of delivery and success of proposals.
Final Appraisal Report (November 2006): This report is an appraisal of the development
framework option and the planning plus options, considering the impact of changes to
planning policy on the deliverability of Stadium Village.

ARUP
Arup were appointed to provide technical advice on transportation, civil and geotechnical
engineering issues for Stadium Village. ARUP were a key part of the team providing regular advice
on the evolution of the masterplan and options. Key outputs from ARUP are:
•
•

Summary of Potential Ground Related Issues identified from Geotechnical and
Contamination Desk Study (January 2006): The study identified the principle ground
related issues identified by a desk study and informing the preparation of the masterplan.
Stadium Village Engineering Assessment (December 2006): This report to prepare an
engineering assessment including establishing constraints and opportunities through a
desktop study. The report contains drawings and reports that explain and support the
design options. The report is sub-divided in to the respective discipline sections setting out
the issues, constraints and opportunities related to transport, utility and ground conditions.

Mott MacDonald
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Mott MacDonald were appointed to provide technical advice on environmental and ecological
issues, including providing the scope for a Environmental Assessment of the Stadium Village
proposals. Mott MacDonald were integral to the team providing regular advice on the evolution of
the masterplan and options. Key outputs from Mott MacDonald are:
•
•
•
•
•

Noise Appraisal (January 2006) – An overview of the key issues affecting development on
the site and identification of potential vulnerable receptors of noise pollution from
development on Stadium Village.
Air Quality Appraisal (January 2006) – An overview of the key issues affecting
development on the site and identification of potential vulnerable receptors of air pollution
from development on Stadium Village.
Ecology Report (January 2006) – An assessment of the ecology of Stadium Park and its
surroundings looking at potential opportunities and constraints.
Landscape Appraisal (January 2006) – As assessment of the landscape setting of Stadium
Village, particularly its position in Sunderland from strategic routes and view points.
Environmental Assessments and Options Appraisal (June 2006) - An appraisal of the 3
Options against key issues raised in the previous four reports. The appraisal informed the
evolution of the preferred option, identifying key issues that needed to be addressed and
key opportunities for enhancement.

Neilson Binnie-McKenzie
Neilson Binnie-McKenzie (NBM) were appointed to provide cost consultancy advice for Stadium
Village. NBM were integral to the team providing regular cost advice to the team as the masterplan
evolved. The key outputs from NBM are:
•
•

Options Constructions Costs: Construction costs for the 3 options allowing an informed
decision of the impact of achieving key pieces of the masterplan. The report informed the
changes the masterplan.
Development Costs: Construction costs of the preferred masterplan contained in the
development framework together costing for the planning plus option.
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