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Value and significance  
 
To quote from Historic England’s (then English Heritage) Conservation 
Principles (2008):  
3 Understanding the significance of places is vital . . .  
3.2  The significance of a place embraces all the diverse cultural and 
natural heritage values that people associate with it, or which prompt them to 
respond to it. These values tend to grow in strength and complexity over time, 
as understanding deepens and people’s perceptions of a place evolve.  
3.3  In order to identify the significance of a place, it is necessary first to 
understand its fabric, and how and why it has changed over time; and then 
to consider:  
• who values the place, and why they do so  
• how those values relate to its fabric  
• their relative importance  . . . . 
 
The preparation of a meaningful conservation area appraisal requires a deep 
understanding of the significance of the place, which can only be possible by 
way of an engagement with those who value it.  This is an extremely complex 
task in the context of Dalston where a culturally, socially and economically 
diverse population will value the place in very different ways.  But without 
clearly identifying the range of values and their association with the physical 
fabric of the place, it is not possible to identify the relative importance of the 
architecture and public spaces that comes together to characterise such an 
extraordinary neighbourhood as Dalston.  
 
The creation of a Dalston Conservation Area has offered an ideal opportunity 
to stretch the definitions of significance to at least encompass those identified 
by HE, and so throw off the reputation of conservation areas as being 
interested primarily in architecture, exclusive, and so potentially harmful to the 
social character of a place.  
 
As clearly recommended in the comments submitted by the Kingsland CAAC, 
‘Consultation should have explored what local community, religious, ethnic, 
political, recreational and economic values are, for instance (and consultation 
might well have exposed up others) and how these relate to the built 
environment. These should have been consulted on and debated before the 
Draft CAA was written’.  
 



A simple and quick, but carefully constructed questionnaire could have 
provided a valuable resource to identify what the residents of and visitors to 
Dalston consider important about the high street.  
 
The appraisal fails to identify the demographic and so cannot explore its vital 
role in defining the Dalston CA. Instead the CA risks defining the future 
demographic. This approach, in an area where the cultural and social mix is 
diverse and much cherished, is the wrong way round. The appraisal fails to 
explore the potential threat of large-scale commercial redevelopment - not just 
on the physical, but most importantly on the social character of the area.  The 
new developments accommodate substantially wealthier and more mobile 
residents whose presence will inevitably trigger a change in the shops and 
services that Dalston provides.  
 
The draft appraisal reads like many others within the borough: a template 
format has not allowed for a thorough consideration of Dalston as a unique 
place, from first principles, and with reference to HE guidelines. 
 
Errors  
 
Page 8 
Conservation Area Consent is not required for demolition within a 
conservation area; 
There are no ‘two-storey cottages’ in Bradbury Street; 
Page 9 
The Dalston Lane (West) CA does not ‘lie immediately adjacent to the Dalston 
CA’; 
Page 12 
PPS 5 is no longer current and so should not be referred to; 
Buildings are usually statutorily listed 
‘Apart from some small terrace properties in Bradbury Street, there are few 
houses in the CA’: it is assumed that the author is referring to John Campbell 
Road. There are no house in Bradbury Street, only flats above shops. 
Page 19 
Voodoo Rays is south of the Rio 
Page 20 
Harvest sell little organic fruit and veg 
Page 28 
Argos not Argus.  
 
 
Illustrations 
 
The appraisal is difficult to follow due to the fact that photographs are not 
closely located to text and are often taken at an angle.  
Fig 16 and 21 are the same 
Fig 25 should read 2-20 
 



 
 
SWOT analysis 
 
Strengths: should include 
A coherent streetscape in terms of height, with buildings in general between 3 
and 5 storeys, and none of any greater height. 
Mix of services and goods maintaining a thriving high street 
 
Weaknesses: should include 
Terraces of Victorian shop buildings broken up visually by varying 
maintenance, loss of or change to architectural detail. 
Inappropriate top hung or uPVC windows  
Overpainting of original Victorian brick facades 
Closed or evening-only opening of premises, degrading the daytime shopping 
street scene. 
 
Opportunities: should include 
Use of developer contributions (Community Infrastructure Levy and Section 
106 funds) to significantly improve the public realm, such as street tree and 
other planting, street lamps and other street furniture, and to contribute to a 
range of local community initiatives. 
Leverage of the increased value of property to require developers to provide 
more public open space as part of their developments, affordable housing and 
protection of existing tenants through reduced rates/ rents where possible. 
 
Threats: should include 
Increase in the night-time economy driving out daytime businesses/ A1 uses 
and causing problems re: noise and behaviour in the area 
Increases in rents driving out small businesses, particularly those associated 
with ethnic communities in the area or those providing low cost services and 
goods. 
Loss of architectural and environmental quality through comprehensive 
redevelopment (Western curve, Kingsland Shopping Centre, Peacocks . . .) 
involving significantly taller, bland new buildings fronting the high street.   
 
 
 
BOUNDARIES 
 
The attached annotated boundaries map clarifies the points made below listed 
from north to south: 
 
117-131 Kingsland High Street (Dudley’s) 
It is proposed that the alleyway to the rear of this block, accessed from 
Crossway, and used only by the occupants of the above properties is included 
within the CA. 
 



4-10 Sandringham Road 
No.s 4-10 Sandringham Road were probably not included in the St Mark’s CA 
due to their ground floor retail uses but should be included within the Dalston 
CA.  They are important low-key C19 fabric, no. 10 being of most interest with 
a façade gable and stucco relief. Their position opposite Argos, one of the 
most well-used retail premises in Dalston (but whose premises is described in 
the appraisal as a ‘negative element in the Dalston CA’), and their proximity to 
the high street makes them an important part of the Dalston shopping street 
scene.  
 
46-52 Kingsland High Street 
The terrace of four late C19 4-storey buildings with stone string coursing,  
balustrade detail and dutch gable, whilst less ornamented, are of as great a  
significance to the high street as those opposite, which are designated as 
buildings of townscape merit.  These should at least be included within the CA 
in spite of any plans for the comprehensive redevelopment of the Kingsland 
Shopping Centre. Commercial implications should not be taken into account in 
the consideration of the CA boundary. 
 
Dalston Junction 
The Hackney Society agree with the proposals made by Kingsland CAAC to 
adjust the boundary at Dalston Junction to include only 596-600 Kingsland 
Road on the east side, and 593 on the west side, thus preserving the junction 
with its corner buildings as a whole within the Dalston CA, but retaining the 
earlier C18 houses on the east side, and avoiding the unnecessary dislocation 
of the Kingsland and De Beauvoir CAs on the west.  
 
SIGNIFICANT OMISSIONS/CONCERNS 
 
Ashwin Street Area 
The lack of protection to the buildings in the Ashwin Street Area is a matter of 
grave concern.  The reasons for excluding them on the basis of differing 
character from the Dalston CA is understood. These buildings were the 
subject of a special Dalston Ward Forum meeting on Monday 18th May 2015, 
at which officers were still unable to advise on the programme for consultation 
on the proposed extension of the Dalston Lane (West) CA to include these 
important buildings.  The principle of the proposed extension is not disputed, 
but until these buildings, most of which are within Hackney ownership, are 
protected by virtue of their inclusion within a CA, The Hackney Society do not 
expect to see any development proposals (other than reasonable and 
essential repair and reinstatement), or invitations for expressions of interest.  
 
Ridley Road Market and Birkbeck Mews 
Further to the comments on value and significance above, there is concern 
about the lack of protection afforded to the special character of Ridley Road 
market, and its storage facilities at Birkbeck Mews. In 2010 Brixton Market 
was listed by English Heritage (as it was then) on the grounds of communal 
value: it was understood that the survival of its fabric, inadequate for listing on 



grounds of architectural or aesthetic value, was key to the protection of an 
important social, economic and cultural asset to the community. The same 
argument can be applied to Ridley Road, which supports a wide ranging and 
long standing community by providing cheap pitches and so offering low cost 
goods: without any statutory protection the single storey low-tech facilities 
could be replaced with new multi-storey construction, which would necessarily 
trigger an increase in rents and automatic exclusion of many of the current 
traders.  Again, commercial implications/ income for the Council or potential 
investors in the regeneration of the market and its supporting storage area, 
must not be taken into account in the consideration of the CA boundaries.  
 
 
 
 
 
 


