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1.0 Introduction

This Options Analysis Report has been prepared to introduce 
the concept of an indoor ski slope and review the suitability 
of a series of sites within Sunderland Stadium Village. The 
options considered aim to support the Stadium Village 
Development Framework promoting the regeneration 
strategy for the area.

The analysis outlined represents work undertaken by 
FaulknerBrowns and Sunderland arc which	has	been	refined	
following consultation with Sunderland Council, One North 
East, English Heritage and Network Rail. 

The report documents the assessment in four sections:
- Introduction to Product
- Introduction to Site
- Site Options Analysis
- Conclusion
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2.0 Ski Slope Introduction 

Indoor ‘real snow’ ski slopes are a relatively new concept in 
the UK. A crushed ice slope was developed in Tamworth and 
opened in 1994. This was a poor quality ski experience and 
was technically sub-standard. However it did illustrate the 
potential popularity of such a facility.

FaulknerBrowns have extensive experience with the real 
snow ski slope concept. This started in the early 1980’s 
following visits to Australia and Japan and was ultimately 
realised	at	Milton	Keynes	where	the	first	of	these	centres	was	
developed.

To help demonstrate the ski centre product four recent ski 
facilities which FaulknerBrowns have been involved with are 
illustrated below.

2.1 Xscape, Milton Keynes  

Xscape	Milton	Keynes	was	the	first	indoor	real	snow	centre	in	
the UK, opened in 2002. This innovative commercial leisure 
development in the centre of Milton Keynes has become 
a landmark for the city and gains approximately 4 million 
visitors a year. 

The centre comprises 550,000 square feet of 
accommodation and includes an indoor snow sports centre, a 
16 screen cinema, a tenpin bowling and family entertainment 
centre,	a	health	and	fitness	club,	plus	an	extensive	range	of	
restaurants, bars and lifestyle shopping. The snow sports 
centre provides facilities for skiers and snow boarders, 
also snow play activities and tobogganing. The 170 metre 
long indoor slope is covered with high quality ‘real snow’ 
manufactured in controlled atmospheric conditions similar to 
an Alpine setting.

Xscape, Milton Keynes was developed by C&R Leisure and 
was structured as a classic property deal with 25 year leases 
to tenants with strong covenants on all the facilities except 
the snow. Xleisure a sub-company of C&R Leisure manage the 
facility.

Xscape Milton Keynes Main Entrance, Integrated Retail and Ski Box



2.2 Xscape, Castleford 

The Milton Keynes concept has been taken to Castleford, 
West Yorkshire with the second generation of Xscape 
developments. In addition to the facilities offered at Milton 
Keynes (real-snow indoor skiing, multiplex cinema, 10-pin 
bowling, FEC, rock climbing bars, restaurants and lifestyle 
shopping), Castleford also included an ice climbing wall, high 
level assault course and indoor and outdoor skateboarding 
parks. 

The building opened to the public in September 2003 and 
is situated adjacent to the Glasshoughton Freeport Factory 
Outlet Centre.
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Xscape Castleford Slope Dimensions

Xscape Castleford Main Entrance



2.3 Xscape, Braehead 

Xscape Braehead is an evolution of the Xscape brand. The 
building represents a strong, coherent design with a dramatic 
form expressive of the exciting contents within. 

The project builds on the experience offered at the other 
Xscape venues (multiplex cinema, 10 pin bowling, rock 
climbing, restaurants, bars, nightclubs and lifestyle 
shopping)	and	provides	the	first	real	snow	indoor	ski	slope	in	
Scotland, larger learner facilities, larger rock climbing wall 
and high level assault course, a giant swing, skydiving and a 2 
seater fun ride utilising industrial robot technology. 

Xscape Braehead is situated on the River Clyde adjacent to 
Braehead shopping centre, representing a key element in the 
regeneration of the riverside from Braehead to Renfrew town 
centre.

Xscape Braehead High Level Assault Course



2.4 Chill Factor’e’, Trafford

Chill Factor’e’ is a prestigious new indoor real snow ski resort 
on the outskirts of Manchester city centre in the north west 
of England. The £31 million development features the UK’s 
largest real snow area with slopes 180m long and 100m 
wide.	Chill	Factor’e’	differs	significantly	from	Xscape	housing	
a small amount of complimentary commercial space.

The scheme is divided into two distinctive zones: a warm 
Alpine streetscape containing bars, restaurants and shops 
leading up to the cool snow slopes and all the fun they 
promise.

From the outset, Extreme Cool Ltd, the owners of Chill 
Factor’e’, were clear in their vision. They wanted an authentic 
Alpine experience with an authentic Alpine aesthetic which 
has been delivered in dramatic style.

A soft Alpine street meanders through the scheme 
punctuated	by	climbing	walls,	bridges,	rocky	fins	and	
authentic shop fronts, creating a warm welcoming journey. 
Views of the snow slopes are maintained from the street 
generating a buzz and excitement from the start of the 
journey into this Alpine resort.

The ski experience is divided into three separate real snow 
pistes to cater for skiers and snow boarders of all abilities. 
A toboggan run and a separate children’s play zone add an 
extra dimension to make Chill Factor’e’ a fantastic day out for 
all. The experience continues into the après ski zone where 
Chilli’s Bar, The Mont Blanc café and The Eiger restaurant 
cater for all tastes. This is a different commercial basis to the 
Xscape facilities, being driven by the business plan for the Ski 
Slope.
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Trafford Chill Factor’e’ External View, Internal Alpine Street and Ski Box

Trafford Chill Factor’e’ Slope Dimensions





2.5 Sunderland Proposal

Learning from previous FaulknerBrowns schemes and other 
indoor Ski Slopes the combination of commercial and leisure 
that a Ski Centre development provides will act as a key 
catalyst for regeneration within Sunderland Stadium Village. 

The Xscape projects and Trafford whilst both having ski 
slopes are fundamentally different development models. 
Xscape is a classic property development, with 300,000 
sq.ft of commercial area anchored by a multiplex cinema 
associated with the ski slope. Funding relies on the covenants 
of the commercial tenants. The funding at Trafford is based 
upon the business plan for the Ski Centre with a smaller 
amount of commercial support space. Chill Factor ‘e’
represents the latest evolution of the product focused 
around making the ski leisure element effectively operate 
as a commercial activity in its own right and the associated 
retail and other activity forms part of an integrated alpine 
experience. 

It is not acceptable in planning terms to include a large 
quantitiy of retail space within Stadium Village. Of all the 
existing facilities outlined previously the ChillFactor ’e’ 
approach represents the product most relevant to base this 
feasibility study on.

The Indoor Ski Centre can be tailored into different 
configurations	but	for	the	benefit	of	this	study	we	have	
assumed a similar footprint and business model as Chill 
Factor’e’. A guideline main slope dimension of 170 x 40m 
with an associated learner / play slope has been used for 
this analysis. This is founded upon FaulknerBrowns previous 
experience and Sunderland arc’s feedback from soft market 
testing with various developers / operators. It is generally 
considered that the majority of income generated by a snow 
facility comes from lessons and novices on the learners 
slope. The length of the main slope is however vital to the 
design of the facility. Research shows that anything below 
170m is considered too short to encourage visitors to return. 

Trafford Chill Factor’e’ - 170m Main Slope and Learner Slope

Indoor Climbing Integrated Shopping Experience

Indoor Snow Sports Places to Meet and Relax 
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3.0 Site Introduction 

The Stadium Village site is located close to Sunderland City 
Centre sitting on a plateau to the North of the River Wear. 
The 30ha area is divided into two principle planning areas, 
Stadium Park to the North and Sheepfolds to the South. 

 
3.1  Historical Context 

The site has a largely industrial heritage with the Wearmouth 
Colliery occupying Stadium Park until 1993. Monkwearmouth 
station, bordering the East of the site, was previously 
much larger with its sidings occupying a large area of the 
Sheepfolds site. The rest of the sheepfold area has had a 
varied industrial past which includes foundries, a pottery, 
sheet metal works and brush manufacturing. Much of the 
historical	street	layout	is	preserved	today	(fig.	1).

Fig. 1 Maps showing the site in 1898 (left) and 2000 (above)



1. Stadium of Light

2. Sunderland Aquatic Centre

3. Grade II listed Wearmouth Bridge

5. Grade II* Listed Monkwearmouth Station

4. Grade II listed former stables



3.2  Existing Context 

Stadium	Park	(fig.	2)	is	now	a	recognized	site	within	the	city	
with the Stadium of Light (1) and the Sunderland Aquatic 
Centre	(2)	being	the	most	significant	landmarks.	

The	site	has	a	significant	visual	presence	being	sited	upon	a	
raised plateau adjacent to the River Wear and neighbouring 
the key gateway into Sunderland City Centre across the 
Wearmouth Bridge (3). Despite its prominence the site is 
isolated from the city centre by major roads, the railway and 
the River Wear.

Sheepfolds	(fig.	2)	has	retained	its	finer	historical	grain	and	is	
still occupied by industry, a large printworks now resides in 
its centre and a Grade II listed former stables (4) to the West. 
Converted into a museum in 1987 the passenger terminal of 
Monkwearmouth station (5) borders the site to the East and 
is listed as Grade II*. The sidings have been replaced by a 
scrapyard and a number of small industrial units.

3.3  Potential Future Conditions

With its existing sports facilities Stadium Village has 
the potential to become a major sport and leisure based 
regeneration site within Sunderland. The local development 
framework proposes the creation of a sustainable inner city 
environment with a mix of residential, commercial and leisure 
use.

Tied with the development of other inner city sites, such as 
the Vaux, Stadium Village has the potential to promote the 
City Council’s and Sunderland arc’s vision of improving the 
quality of Sunderland’s urban environment.

Fig. 2  Aerial  image indicating existing site context
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Fig.	3	Sites	identified	within	the	Development	Framework



4.0 Analysis of Potential Sites

Stadium Village has been divided into 9 sites, labelled A-I  
(fig.	3),	within	the	Development	Framework.	Of	these	sites	
there are 5 potential options which could support a large 
scale	regeneration	scheme	(fig.	4).	These	include:

Site A – Located to the North of Stadium Park
Site C – Located to the East of Sheepfolds
Site E – Located in the centre of Sheepfolds
Site E-G – Overlapping between the North of Sheepfold and  
                     South of Stadium Park
Site I-G – Located to the South-West of Stadium Park

These sites have been tested to assess their potential for 
accommodating a Ski centre.

Fig. 4 Sites with the potential to support large scale schemes     





Fig. 5 Impact of the River Wear Gorge upon sites E-G and I-G     

85m

150m

76m
128  m

4.1 Sites E-G and I-G

The key constraint for both these sites is the River Wear 
Gorge	(fig.	5).	The	Development	Framework	sets	out	to	
preserve the bankside environment as part of its sustainable 
urban agenda and the gradient of the cutting prevents a 
simple, cost effective construction solution. This results in 
reduced site sizes that are unable to support a Ski Centre 
development.

Site E-G has a large area of land which is not in public 
ownership and is fragmented into a number of different 
freehold	and	leasehold	interests.	Significant	costs	would	
be required to assemble the site as numerous businesses 
would need to be relocated. Site E-G would also require 
development over an existing highway that needs to be 
retained.

Site I-G has a large proportion of land which is on long lease 
to Sunderland Association Football Club for car parking. 
This is required as a condition of their planning permission 
for the Stadium of Light. Even if the parking could be 
maintained within a new development SAFC have indicated 
an unwillingness to have a large development in front of the 
main entrance to the Stadium as it would mask its appearance 
from across the River Wear.

Site Boundary

Wear Gorge





4.2 Site E

With the central location and large area Site E will 
accommodate the development of a Ski Centre. Being 
removed from the Stadium Village boundaries the impact of 
the Ski Centre over neighbouring areas is minimised. The site 
also offers positive links with the proposed ‘Way of Light’ 
giving it a strong frontage for commercial development 
promoting	good	regeneration	benefits.

Site E is constrained as it is in multiple ownerships with the 
highest land / property acquisition costs of any of the options. 
The	site	is	home	to	Edward	Thompson	Printers	(fig.	6)	which	
is one of the largest employers in Sunderland. The potential 
to re-locate this business has been explored over a number 
of	years	but	to	date	the	identification	of	a	suitable	site	which	
is affordable and meets their business needs has not been 
achieved. In Stadium Village the retention of businesses and 
jobs in a sensitive way is essential to the economy of the City.

Fig. 6 Location of the printworks upon site E

Site Boundary

Edward Thompson Printworks

Other Interests to be Acquired

Wear Gorge



Site A Benefits / Constraints

1. Most land in public ownership. Rights to oversail SAFC
     emergency access road will be required.

2. Overhang over River Wear Gorge results in abnormal 
     construction costs circa. £1.5 million.

3. Relationship to the neighbouring residential development.

4. Pinch point created by pool extension creates a poor
     entrance presence and confusion for visitors to Stadium
     Village compromising commercial attractiveness of the
     site.

5. Site removed from other regeneration areas along the
     ‘Way of Light’

6. Potential impact of overhang on Site of Nature 
     Conservation Area.

Option 1 - Overhang over Wear Gorge Unfeasible

Option 2 - Overhang over Wear Gorge Unfeasible

Option 3 - Overhang over Wear Gorge possible  
                      but challenging
 - Proximity to housing



entrance

snow

snow

Fig.	7	Site	A	Benefits	and	Constraints	Diagram

4.3 Site A

Site A consists of land already within public ownership (One 
North	East).	The	fitness	centre	extension	to	Sunderland	
Aquatic Centre creates a pinch point 25m across in the centre 
of	Site	A.	Without	the	ability	to	reconfigure	the	extension	the	
site remains constrained limiting the design options. With 
the site divided by the pinch point the land left available has 
dimensions of 135 x 115m. This is too small for a Ski Slope 
and will require the building to overhang the gorge.  Removal 
of	the	pinch	point	would	require	significant	remodelling	of	
the Aquatic Centre and is likely to be very expensive and 
unacceptable given the recent public funding used to create 
the facility. 

The limited entrance space and restricted frontage further 
limits the design potential. The possible option of splitting 
any additional features to the other side of the pinch point 
would comprimise the ability to achieve the integrated 
experience required to make the Ski Centre commercially 
viable.

To accommodate a 170m ski slope within the constrained site 
option	3	(shown	opposite)	is	the	most	feasible	configuration.	
This option has the main ski box pushed to the North of Site A 
running parallel to the B1289, Kier Hardie Way. The location 
minimises the slopes overhang of the gorge reducing the 
cost impact.  The Ski Centre will also impact local residents 
significantly	through	overshadowing.

Being located to the North edge of Stadium Village, Site 
A is removed from the ‘Way of Light’ and the central 
development area. Although the site still remains easily 
accessible its lack of neighbouring development zones 
reduces its potential as a regeneration catalyst. It also misses 
the opportunity, possessed by Sites C and E, to link Stadium 
Park, St. Peter’s Metro, Wear Bridge and the City Centre. 
Therefore Site A is not considered to be an ideal site for this 
type of development. 

Site Boundary

Ski Centre

Overhanging Structue

Pinch Point

Conflicting	Edge	Conditions

Gateway Landmark

Way of Light Connection

Wear Gorge

stadium of light

‘way of light’

residential

gateway

aquatic centre



Site C Benefits / Constraints

1. Site borders the ‘Way of Light’ giving an active pedestrian
     frontage.

2. Close proximity to St. Peter’s Metro Station and City
     Centre.

3. Adjacency to other sites promotes the regeneration
     strategy.

4. Visual impact on Grade II* listed Railway Museum.

5. Restrictive covenants on title restrict development so that
     it is not within 5m of Network Rail’s retained land.

6. Need to provide alternative access for Network Rail within
     the site.

1. Wearmouth Bridge

3. Monkwearmouth Railway Station

2. St. Peter’s Metro

4. North Bridge St. and Hebron Church



Fig.	8	Site	C	Benefits	and	Constraints	Diagram

4.4 Site C

Occupying the Eastern edge of Sheepfolds, Site C has 
dimensions, 287 x 90m, large enough to support the 
delivery of a mixed ski / leisure product. One North East and 
Sunderland	City	Council	have	significant	freehold	ownership	
within this site but there are still a number of other freehold 
and leasehold interests required for it to be delivered. A 
Network Rail access route that bisects the site will need 
to be relocated, however, initial discussions with Network 
Rail suggest an access to the Northern edge of Site C could 
accommodate this and also provide service access for the 
proposed development. 

Neighbouring the railway and North Bridge Street a Ski Centre 
upon Site C would become a landmark gateway development 
upon entering Sunderland. The site also has excellent 
pedestrian links with its close proximity to St. Peter’s metro 
station and borders with the proposed ‘Way of Light’. The 
large active pedestrian frontage will not only support the 
commercial element of the Ski Centre but also promote the 
regeneration strategy of Stadium Village. Therefore Site C is 
considered to be a good site for this type of development.

The	significant	constraint	when	considering	Site	C	is	its	
impact upon listed buildings including Monkwearmouth 
Railway Museum, Hebron Church and the Wearmouth Bridge. 
The building occupies a number of key viewpoints along 
North Bridge Street which will need considering during the 
product placement exercise. Any potential impact on the 
wider setting of the candidate World Heritage Site also needs 
to be considered.

The Ski Centre will impact on the location and careful 
consideration will need to be given to the detailed aspects 
of its design. Site C is large enough to offer a variety of 
slope	configurations	and	an	active	massing	study	has	been	
undertaken to assess a variety of options. This is included in 
the following pages.

Site Boundary

Active Retail Frontage

Way of Light

Public Square

Neighbouring Regeneration Sites

Neighbouring Listed Buildings
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4.5 Site C - Potential Configurations and Visual Analysis

The following study shows some of the possible 
configurations	of	a	Ski	Centre	upon	Site	C	and	the	impact	they	
would	have	upon	significant	viewpoints.



Option 1 - High point to the South and close to the rail lines

View A - North Bridge Street towards the
                  Monkwearmouth Bridge     

View B - Elevation of Monkwearmouth
                  Railway Station from side street      

Ski slope Complimentary Leisure and Retail Hotel

View D - From Wearmouth Bridge looking
                  up North Bridge Street      

View C - Looking to Monkwearmouth
                  Railway Station from North Bridge  
 Street pedestrian crossing      



Option 2 - High point to the South and close to the High Street

Ski slope Complimentary Leisure and Retail Hotel

View A - North Bridge Street towards the
                  Monkwearmouth Bridge     

View B - Elevation of Monkwearmouth
                  Railway Station from side street      

View D - From Wearmouth Bridge looking
                  up North Bridge Street      

View C - Looking to Monkwearmouth
                  Railway Station from North Bridge  
 Street pedestrian crossing      



Option 3 - High point to the North and close to the rail lines

Ski slope Complimentary Leisure and Retail Hotel

View A - North Bridge Street towards the
                  Monkwearmouth Bridge     

View B - Elevation of Monkwearmouth
                  Railway Station from side street      

View D - From Wearmouth Bridge looking
                  up North Bridge Street      

View C - Looking to Monkwearmouth
                  Railway Station from North Bridge  
 Street pedestrian crossing      



Option 4 - High point to the North and close to the High Street

Ski slope Complimentary Leisure and Retail Hotel

View A - North Bridge Street towards the
                  Monkwearmouth Bridge     

View B - Elevation of Monkwearmouth
                  Railway Station from side street      

View D - From Wearmouth Bridge looking
                  up North Bridge Street      

View C - Looking to Monkwearmouth
                  Railway Station from North Bridge  
 Street pedestrian crossing      
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5.1 Options Summary

There	are	five	potential	sites	which	have	been	considered	
to have the potential to accommodate a Ski Centre within 
Stadium Village.

Sites I-G and E-G

Sites I-G and E-G were discounted due to issues of land 
ownership, abnormal costs associated with developing in this 
location and being incapable of accommodating the minimum 
requirement for ski slope size

Site E 

Site E was discounted due to complex land ownership, and 
significant	costs	and	logistical	challenges	of	relocating	some	
major employment uses within an acceptable timeframe.

Site A 

Site	A	has	a	major	benefit	in	that	most	of	the	site	is	in	public	
ownership,	however	the	configuration	of	the	Aquatic	Centre	
creates a pinch point of 25m between the Fitness Centre 
and Kier Hardy Way.  The proposed development product 
requires a minimum width of 40m to be feasibly delivered. 
The result is that only part of the site is available for a Ski 
Centre type development, limiting design opportunity, and 
car parking is forced upon a key development site at the 
entrance of Stadium Village. The competing frontages to the 
Aquatic Centre and Ski Centres creates a confused entrance 
arrangement upon the site.

Site A suffers similar abnormal cost issues to that of Sites 
I-G and E-G due to construction over the Wear Gorge. This 
is estimated to produce an additional cost of £1.5 million. 
There is also a land ownership problem where a road has to 
be maintained for emergency access to the Stadium of Light 
on match days. This road would need to be bridged as part of 
the development. 

Site A consolidates leisure within Stadium Village but has 
little relationship to the proposed way of light and less 
potential to effect the regeneration of Sheepfolds than Sites 
C and E.

Site C

The dimensions of Site C provide an adequate space for a 
170m main slope, a nursery slope and additional leisure 
facilities	ensuring	the	efficient	operation	of	a	Ski	Centre.	
There are development constraints imposed by Network Rail 
but these are achievable within the parameters of the scheme 
design.

The main challenge that is encountered by Site C is its 
close proximity to some important listed buildings. The 
configuration	and	detailed	design	on	this	site	will	be	critical	
to ensure that any potential negative impacts are avoided. 
To	this	end	significant	work	has	been	done	to	model	various	
configurations	in	basic	block	format	to	assess	the	impact	
from various viewpoints. It is clear from the exercise that 
the	orientation	North/South	and	East/West	has	a	significant	
impact on the listed buildings in the area. It is considered 
that option 3 limits impact on the listed buildings from the 
various visual receptors whilst providing an active frontage 
to the ‘Way of Light’. Further work will be required with the 
preferred development partner to explore more detailed 
options to minimise any potential negative impacts on the 
setting of the listed buildings.

The major advantage of Site C is that it is able to form a link 
between Stadium Park, through Sheepfolds and into the City 
Centre. A Ski Centre upon Site C will add vitality to the ‘Way 
of Light’ and act as a regeneration catalyst encouraging new 
development into the core of Site E in Sheepfolds.

5.2 Options Conclusion

Site C is the only feasible location for a leisure development 
based on a real snow ski slope within Stadium Village. Of 
those modelled, Options 3 and 4 provide the best solution in 
terms of impact on the setting of the listed buildings nearby. 
Option	3	offers	a	commercial	configuration	which	would	
in broad terms be acceptable to the developer / operator 
market and provides the active frontage required for the 
“Way of Light”.


