
Durham Ret ail and Leisure Study Durham City Steering Group
1

DURHAM CITY STEERING GROUP

City of Durham Retail and
Leisure Study

Prepared by:
Donaldsons
St Paul's House
23 Park Square South
Leeds
LS1 2ND
Telephone 0113 246 1161
Facsimile 0113 244 1637

May 2004



Durham Ret ail and Leisure Study Durham City Steering Group

2

REPORT

1 Int roduct ion 3

2 Durham – Overv iew 5

3 The Surveys 9

4 Durham Ci t y Cent re Healt h Check Sum m ary 18

5 Ret ai l Capaci t y Analysis 33

6 Ret ai l Pol icy Cont ext 56

7 Recom m endat ions in respect of Planning Pol icy and Fut ure Ret ai l
Developm ent 63

8 Conclusions 65

APPENDICES

1 Ret ai ler /Business Operat or Survey

2 Visi t or (In St reet ) Survey

3 Household Survey

4 M ap of t he Household Survey Zones

5 Durham Ci t y Cent re Healt h Check

6 Goad Tow n Cent re Plan



Durham Ret ail and Leisure Study Durham City Steering Group

3

1 Int roduct ion

1.1 The Chambers and Donaldsons have been appointed by the Durham City Steering Group to

undertake ‘The New Retail and Leisure Of fer’ study as part of an integrated series of work

commissioned to progress the outcome of the strategic visioning study carried out in early 2003.

That Study envisaged that County Durham will grow rapidly, benef it ing f rom new development

in key locations to create “ the most att ract ive shopping and leisure dest ination in the North” .

Improvements and expansion to the quality and range of shopping and leisure provision in

Durham City are seen as fundamental to enhancing the shopping provision and to realising this

vision.

1.2 This report is produced as an integral part of ‘The New Retail and Leisure Offer’, providing a

property based assessment of the current retail and leisure offer in the City, together with a

forecast of the capacity for new development over the next twelve years. This report also

updates the Durham Retail Study undertaken by Donaldsons in 1997.

1.3 The 1997 Study found that Durham City Centre was vulnerable to competit ion both from large

cent res within easy t ravelling distance (in part icular, Newcastle City Cent re and the Gateshead

MetroCentre) and from out of town developments. Although Durham benef ited f rom good

property market performance, low vacancy rates and high levels of investor confidence,

pedestrian f lows had declined and the mult iple retail of fer was found to be limited for a cent re

of sub-regional status.
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1.4 Donaldsons found that the City Centre suf fered f rom:

Ø secondary retail locations psychologically and topographically distant from the retail core;

Ø poor environmental quality in peripheral areas;

Ø an under-developed evening economy and lack of leisure at t ract ions;

Ø a mismatch between the size, shape and configuration of retail units in the core area and the

demands of modern retailing;

Ø limitat ions in public transport accessibility to the core shopping area; and

Ø under-performance of a key city cent re investment (the Millburngate Cent re) which did not

make a full cont ribution to cent ral area retailing due to its locat ion and the preference of

retailers for a prime, east of city centre t rading location.

1.5 Donaldsons were of the view that the City should seek to at t ract ‘mainst ream’ comparison

mult iples – part icularly in the fashion sector – to increase its market share of catchment

expenditure and reduce leakage to Newcastle and the MetroCent re.

1.6 Boots Propert ies had proposed the development of the Prince Bishops Shopping Centre and the

Study acknowledged that the scheme had the potent ial to assist in reducing leakage and to

enhance the vitalit y and viabilit y of the City Cent re.

1.7 In preparing this report , we have carried out a detailed inspection of the City Centre and the

newly designated dist rict cent res at Dragonville and Pity me and have reviewed a wealth of

background information. Three different types of survey have been used to inform the Study:

Ø Retailer/BusinessOperator Survey

Ø Visitor (in-st reet ) Survey

Ø Household (Telephone) Survey

1.8 The findings of this report have been used as a baseline for the proposals contained in ‘The New

Retail and Leisure Offer’.
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2 Durham - Overv iew

Locat ion

2.1 Durham City is located in the North East of England midway between the Tyneside and Teesside

conurbat ions, approximately 32 kms (20 miles) south of Newcastle and 19 kms (12 miles ) south

west of Sunderland.

Cont ext

2.2 Durham City comprises the main urban area of the City of Durham District (the Dist rict), including

the City Cent re, Belmont , Carrville, Framwellgate Moor, Newton Hall and Pity Me. At the t ime of

the 1991 Census, Durham had a Dist rict populat ion of 80,669. The 2001 census reveals an

increase of 8.7% to 87,709 (of whom 6,947 were resident in communal establishments).

Com m unicat ion

2.3 Durham is accessible by both road and rail. There are approximately 60 InterCity t rains f rom most

major centres in the count ry which stop at Durham, a main stat ion on the East Coast rail line.

The rail link gives access to London within 3 hours and Edinburgh in under 2 hours. Durham is

also within 2 miles of the main A1 north-south arterial route which gives excellent road links at

all but peak t imes and provides relat ively easy access to the airports at Newcastle and Teesside

which are both within a drive time of approximately 30 minutes.

Socio Econom ic Prof i le

2.4 Lifestyle prof iles for the District are set out below. (Data source: Focus unless otherwise stated,

all based on the 2001 Census.)

Car Ow nership

2.5 In 1991, 35.4% of households in the Dist rict did not own a car compared to the nat ional average

of 33.4%. In 2001 this had fallen to 28.1% - much closer to the nat ional average of 27.5%.

Household Tenure

2.6 In 1991, the percentage of owner occupied housing in the Dist rict was 61.9% (national average

66.4%). This has increased to 67.6% which is now close to the national average of 68.3%. The

level of rented social housing has fallen from 29.1% in 1991 to 23.3% in 2001 (nat ional average

21.4% and 19.9% respectively), whilst that of privately rented accommodation has risen from

4.3% to 6.6%, remaining below the national average which rose f rom 7.1% to 8.4%.
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1991 Econom ic Class Groupings

Class Groupings Urban Area Dist r i ct GB

I (Professional Occupations) 8.5% 5.7% 4.1%

II (Intermediate Occupations) 23.4% 18.2% 18.9%

IIIa (Non-Manual Skilled Occupations) 8.4% 7.2% 8.3%

IIIb (Manual Skilled Occupations) 9.9% 14.5% 16.4%

IV (Part ly Skilled Occupations) 7.4% 8.4% 8.4%

V (Unstaf fed Occupations) 2.1% 3.4% 2.9%

Other 0.6% 1.1% 1.6%

Economically Inactive 39.6% 40.8% 38.3%

Unclassif ied 0.1% 0.7% 1.1%

2.7 According to the 1991 census, Durham Dist rict had a higher than average percentage of workers

in the professional sector (ref lect ing the City's university status) and close to the national average

percentage of workers in a managerial role. There was, however, a higher than average

proport ion of the populat ion economically inactive. Within the urban area, there was an even

greater proport ion of those in bet ter paid jobs, although st ill a relat ively high level of economic

inact ivity.

2.8 From 2001, the Nat ional Stat ist ics Socio-economy Classif icat ion (NS-SEC) is being used for all

of f icial stat ist ics and surveys. It replaces Social Class based on occupat ion and Socio-economic

Groups (SEG). This change has been agreed by the Nat ional Stat ist ician follow ing a major review

of government social classif icat ions commissioned in 1994 by the Off ice of Populat ion Censuses

and Surveys (now the Of f ice for National Stat ist ics) and carried out by the Economic and Social

Research Council. NS-SEC is an occupat ionally based classif icat ion but dif fers considerably f rom

the former economic class groupings. The urban area figures are not yet available.

2001 Class Groupings

Class Groupings Dist r i ct GB Average

AB. Higher and intermediate managerial / administrat ive

/professional 23.6% 21.7%

C1. Supervisory clerical junior managerial / administ rat ive /

 Professional 27.4% 29.4%

C2. Skilled manual workers 13.7% 15.1%

D. Semi-skilled and unskilled manual workers 18.0% 17.2%

E. On state benefit / unemployed / lowest grade workers 17.3% 16.7%

2.9 It can be seen that Durham continues to have a greater than average percentage of its residents

at both ends of the social spectrum. These stat ist ics support anecdotal evidence which suggests a

degree of polarisat ion between the aff luent elite and some of the poorer local communit ies

around the City Centre.
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Unem ploym ent % t ravel t o w ork area (TTWA).

2.10 From 1994 to 1997, the unemployment level in the Durham TTWA was below the nat ional

average, a t rend which was reversed in 1997 and by 1999 the dif ference had reached

approximately 3%. Following this peak, the gap has narrowed steadily to 0.4% by October 2003.

Within the District, unemployment has f luctuated in line with national t rends, but has

consistently remained below the regional average (source: City of Durham Local Plan – Draf t).

Em ploym ent by Sect or

Dist r i ct GBM ain Sect ors

2001 1991 2001 1991

Manufacturing Indust ries 14.6 28.2 14.8 21.2

Primary Indust ries 1.6 4.4 1.9 3.3

Construct ion 5.9 6.0 6.8 4.5

Hotels and Catering (* ) 5.7 * 18.0 4.8 * 21.5

Transport Storage and Communication (* ) 5.3 * 5.1 7.0 * 6.1

Banking, Finance and Business Service 10.9 5.6 17.5 12.1

Other Services 30.8 32.7 23.9 31.2

Ut ilit ies 0.9 N/A 0.8 N/A

Public Admin and Defence 10.6 N/A 5.8 N/A

Retail (* ) 13.7 * 9.4 16.6 * 10.7

(* ) Note % for 1991 not direct ly comparable, follow ing changes in classif icat ion. Hotels and

Catering refers to 2001 but in 1991 the sector covered Distribut ion, Hotels and Catering.

Transport Storage and Communication refers to 2001, but in 1991 the sector covered just
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Transport and Communication. Retail in 2001 includes Wholesale and Retail Trade and Repair of

Motor Vehicles, whereas in 1991 the sector covered only Retail Dist ribution.

2.11 The North East has experienced signif icant changes to its employment structure over the last 20

yearswith the decline and eventual loss of tradit ional indust ries such as coal mining and steel

product ion. Durham has experienced its share of this decline and its employment st ructure shows

a reduction of almost half the jobs in manufacturing and primary indust ries between 1991 and

2001.

2.12 Service employment occupies nearly 80% of the District ’sworkforce, w ith a proport ion

signif icant ly higher than the County average employed in professional, managerial and non-

manual groups, indicating the strength of  Durham as an administ rat ive, business and educational

cent re.

2.13 The signif icance of increasing af f luence, demonstrated in higher car ownership, lower

unemployment, higher levels of owner occupation and a greater concent rat ion of those in bet ter

paid jobs, is that of greater mobility and access to alternative dest inat ions for shopping and

services. Durham must provide a suff icient range and quality of goods and services to meet the

demands of those with a higher spending potent ial, or they will simply choose to go elsewhere.
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3 The Surveys

The Ret ai ler /Business Operat or Survey

3.1 This survey was distributed to all retailers and most businesses operatorswithin the central core

of Durham City Cent re. In total, some 400 questionnaires were delivered around the City Cent re,

together with a further 60 dist ributed by the Durham Markets Company to its stall holders.

Following the init ial dist ribut ion, a targeted mailshot was sent out to the businesses in prime

retailing locationswhere replies had not been received. As a result of this, Donaldsons are now

in receipt of 92 completed questionnaires, including 19 from market traders. This represents a

response rate of 20%, which is fairly typical in surveys of this nature. Responses have come from

comparison and convenience retailers, commercial businesses, pubs, cafés, restaurants and a wide

variety of other service operators. This number and range of responses enables a relat ively

robust analysis of the survey to be undertaken, although not every question was answered by all.

A copy of the questionnaire and a summary of the survey responses is included in Appendix 1.

The key f indings of the survey are set out below:

3.2 51% of respondents are independent businesses, 39% are nat ional or regional mult iples and the

remaining 10% are f ranchisees. Some 60% of the respondents have been in occupat ion for over

f ive years and nearly a third of these have been t rading for over 20 years. Some 21% have been

t rading for less than two years. While almost 40% of the independent businesses have been

t rading for over ten years in the City, another 37% have been in Durham for less than f ive years.

It is clear that Durham has a very important independent retail sector. It is vital to retain this

unique offer w ithin the centre because this iswhat provides Durham with its local dist inct iveness

in commercial terms. This is not to underestimate the importance of a st rong representat ion by

mult iple retailers which at t ract a large proport ion of the shopping populat ion. The two sectors,

whilst broadly in compet it ion, also complement each other and help to of fer a breadth of choice

of goods and services and value not available from either sector alone. It is the right balance of

mult iple and independent retailerswhich is essent ial to sustain the health of the City Cent re and

dist inguishes it f rom its competitors.

3.3 On average, respondent businesses employ 4 full t ime and 10 part t ime staf f, although the

greatest number employed in a single business is 120 full t ime and 20 part t ime. Around 58% of

jobs in these businesses are part -t ime, providing a very valuable source of employment for those

unable, or unwilling, to work full t ime.

3.4 The majority of respondents indicate no plans for a change in their business premises over the

next few years. 11% envisage relocat ing within the City Cent re at some time in the future and

12% envisage expansion within their current premises. 7% say they may relocate either w ithin

the City or elsewhere and just 1 respondent has plans to close the business, due to ret irement.
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3.5 Around 43% of businesses indicate that they open on a Sunday. Of the 50% or so who do not

(some respondents did not answer this quest ion) hardly any say they may consider doing so,

although a handful (including those in the Market ) open on Sundays in December. There are a

number of reasons given for not opening on Sundays including:

Ø A discernible lack of t rade, no demand;

Ø Having tried but f inding insuff icient business to continue Sunday opening;

Ø The Market is closed, someone else’s decision;

Ø Sunday is a rest day; and

Ø Not fair to staf f to expect them to work on Sundays.

3.6 Over the last two years, of those who were t rading at the t ime and who responded to the

question:

Ø 34% of indicate an improvement in trade;

Ø 11% ident ify no change in their t rading levels; and

Ø 54% report a decline in t rade.

Over the last year:

Ø 39% indicate an improvement in t rade;

Ø 21% indicate no change in trade; and

Ø 49% indicate a decline.

3.7 Reasons given for improvement include:

Ø improvements made to business pract ice, advert ising, promotion,increasing goods

and services on offer;

Ø more customers in the City; and

Ø growing reputat ion of some businesses.

Also ment ioned, but by just one retailer in each case:

Ø change to university terms, resulted in students being in the City for an ext ra

week during the run-up to Christmas;

Ø growing Sunday business;

Ø good weather in Summer 2003; and

Ø congest ion charging.

Reasons given for decline include:

Ø cost and availabilit y of parking;

Ø more compet it ion within the City Cent re;

Ø congest ion charging – or the misconcept ions arising theref rom;

Ø compet it ion f rom out of town and other towns and cit ies; and

Ø lack of promot ion/advert ising/town cent re management



Durham Ret ail and Leisure Study Durham City Steering Group

11

3.8 Expectat ions of performance over the next two years are relat ively optimist ic:

Ø 52% expect  an improvement in t rade;

Ø 25% expect no change; and

Ø 23% expect a decline.

Reasons given for expectat ions of improvement include:

Ø improvements to stock range, business practices, promotion;

Ø increased customer awareness; and

Ø st rength of brand.

Again, the major reason given (by 60%) for expectat ions of decline is the lack and cost of

parking. Other potential causes, each mentioned by only one respondent, are:

Ø high business rates;

Ø t raff ic congestion in approaching City; and

Ø lack of trade.

3.9 Respondents were asked to consider a number of aspectsof the city cent re, rat ing them as

excellent , very good, good, sat isfactory, poor or very poor. Those regarded most highly are:

Ø At t ract ive environment 76% good or bet ter, 21% sat isfactory

Ø Choice of places to eat and drink 69% good or bet ter, 27% sat isfactory

Ø The Indoor Market 65% good or bet ter, 27% sat isfactory

Aspects most poorly regarded by respondents are:

Ø Amount of parking 82% poor or worse

Ø Cost of parking 68% poor or worse

Ø Access by car 46% poor or worse

3.10 When asked to identify the strengths of the City Cent re, almost all respondentsmention in some

way or another the unique att ract iveness of Durham, both in terms of the historical st reetscape

and the major att ract ions of the castle and cathedral. There is clearly an immense pride in the

City amongst its business community. Many respondentsalso regard the presence of the students

as a major strength.

3.11 When asked to identify the weaknesses of the City Cent re, 76% of respondents cite the lack or

cost of parking. Other perceived weaknesses include the range of shops and leisure facilit ies and

the lack of promot ion of the City Centre.
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3.12 Respondents were asked what improvements they would like to see in the City Cent re and, again,

parking dominates the ‘wish list ’, with 66% want ing to see more or cheaper parking and a

handful seeking an extension to the Park and Ride scheme. Other suggest ions include:

Ø Bet ter promotion – Improve Summer Festival, Christmas Lights, more displays and events;

Ø A new cinema;

Ø Bet ter range of shops – department store, fashion shops, music shops, fewer charity

shops;

Ø Making the City Centre more wheelchair f riendly;

Ø Expanded farmers’ market – more craf t stalls, fewer burger vans;

Ø More/bet ter toilets/baby changing facilit ies;

Ø More rubbish bins, better cleansing;

Ø Bet ter communicat ion amongst the business community;

Ø Improved pavements;

Ø More pedestrianisation; and

Ø Bring back the Ice Rink.

3.13 A number of respondents made addit ional comments, many on similar themes to those expressed

under strengths or weaknesses. These are summarised in Appendix 1.

The Visi t or (In St reet ) Survey

3.14 NEMS, an accredited Market Research Agency, was commissioned to undertake an independent

survey among visitors to Durham. Face-to-face interviews were conducted with 400 visitors

between Thursday, 8th and Wednesday, 14th January 2004. Being in the street , the duration of

interview was limited to approximately 7 minutes. A copy of the questionnaire and a summary of

the survey results is included at Appendix 2, while key points are detailed below.

3.15 Most of the interviewees were female (60%) and interviewswere achieved over a wide age range

– from 16 to over 65 and across the social spect rum. Probably because of the time of year, just

2.5% of the interviewees could be classif ied as tourists (and all f rom within the UK) – we believe

thismay have been very dif ferent had the survey been conducted a few months later. Just over

40% of the visitors had come by car (69% of interviewees live in householdswith the use of at

least one car), while 19% had walked and 47% had used public t ransport . Of those visit ing by

car, 32% had parked at the Millburngate Shopping Cent re and 22% at Prince Bishops.

3.16 The primary reason for visit ing Durham was for non-food shopping (28%), followed by work or

education (23%), the use of services (16%) and food shopping (12%). 44% of visitors intended to

link their visit w ith a secondary purpose – mainly shopping. 30% of visitors were shopping for

clothing or footwear, 10% for CDs, DVDs, videos or books and 7% for toilet ries/pharmaceut ical

goods.

3.17 The main reason given for choosing to visit Durham was its proximity to home (37%) or work

(12%). 79% of visitors intended to spend only up to 2 hours in the City Cent re, indicat ing a

relat ively short ‘dwell t ime’ – and suggest ing a lack of att ract ions to encourage longer stays.
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