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1.0 Introduction 

This condition survey report has been compiled by R H Partnership for the buildings and related structures and by 
Wynne-Williams Associates for the hard landscape features of Hunstanton Heritage Gardens project [HHG] on behalf of 
the Borough Council of King’s Lynn and West Norfolk (BCKLWN). The condition survey has been carried out as part of a 
Heritage Lottery Fund (HLF) round 1 development grant award and to provide information in preparation for a round 2 
HLF grant application. 

1.1 Statement of Significance 

1.1.1 Hunstanton is a Victorian seaside town situated on the west coast of Norfolk with The Wash National Nature 
Reserve to the west and Holme Dunes National Nature Reserve to the east.  It is situated to the south of what 
is now known as Old Hunstanton and has the benefit of being westerly facing and thus enjoying stunning 
views at sunset. The impressive cliffs show the underlying geology of the local area. The original inspiration for 
the seaside town was the vision of Henry L’EStrange Styleman le Strange (le Strange), owner of the Hunstanton 
estate, artist and philanthropist who published a prospectus for a fashionable seaside resort in 1850. The area 
had few buildings (only the lighthouse and ruins of St Edmunds Chapel) when le Strange drew his vision of the 
town. The first building was constructed circa 1846 (The ‘New Inn’, now the Golden Lion) possibly to the design 
of William Butterfield, a friend of le Strange and upon opening of the King’s Lynn to Hunstanton railway in 
1862, the town grew to include terraces and individual houses, convalescent homes, schools, shops, a pier and 
hotels.  

Further details of the historical and social development of the town can be found in the Conservation Plan, 
which accompanies this report.  

1.1.2 The subject area includes 2 listed structures: 
The Town cross (Grade II) on the green adjacent the Golden Lion Hotel 
The ruins of St Edmund’s Chapel (Grade II) to the north, near the Lighthouse. 

Hunstanton itself has a further 64 listed buildings according to Historic England 
(http://www.historicengland.org.uk/listing/the-list/results?q=hunstanton). 

1.1.3 The whole of the HHG site area lies within the Hunstanton Conservation Area. 

1.2 Scope and Limitations 

1.2.1 This condition survey includes the results of site inspections carried out by R H Partnership Architects on the 
13 and 23 October 2015 of the subject area buildings and these structures comprise;: 

The Lower Green 

o The ‘Butterfly’ shelters
o Public Toilets
o South Seating/Shelter
o Bandstand
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The Upper Green 

o Town sign
o Town Cross (Grade II listed)

Esplanade

o Memorial and Cenotaph
o Public Toilets attached to the Bowls Pavilion
o Edwardian Pavilion

Cliff Parade

o North shelter, middle shelter and south shelter
o Ruins of the Grade II listed St Edmund’s Chapel

Locations of these structures are shown on the plans enclosed in Appendix C.

1.2.2 Wynne-Williams Associates carried out a condition survey of the landscape features on the 15th of October 
2015. 

1.2.3 This report is based upon a visual inspection made from the ground. The report is restricted to the general 
condition of the structures and their contents.  Enclosed or inaccessible parts have not been opened up and 
no assurance can therefore be given that such parts are free from defect.   
Woodwork, foundations or other parts of the building that are covered, unexposed or inaccessible have not 
been inspected.  The architect cannot therefore report that any such part of the building is free from defect. 

1.2.4 The following elements were not inspected. 
 Below ground drainage
 Voids between or below suspended floors
 Floor coverings not lifted.
 Roof voids and roof structures ceiled and otherwise inaccessible
 Operations of sanitary fixtures and fittings.

It may be necessary to arrange for further inspection in relation to these matters.  

The Salad Bowl Café and the Ice-cream kiosk are also structures on the site, however these were not inspected 
in this condition survey. The structures are on full repairing lease to the operators and therefore BCKLWN are 
not responsible for repairs to these.  

1.2.5 This is a summary report only, indicating the condition of the structures and identifying defects. It doesn’t 
purport to be comprehensive or to give definitive solutions for remedial work. It is a report only, and is not a 
specification for the execution of work and must not be used as such. It is not a document for the purpose of 
obtaining estimates from contractors.  

1.3 Summary of Condition  

1.3.1 The Hunstanton Heritage Gardens [HHG] comprise the public open spaces west of the town and extending 
from the Lower Green and Greevegate north along the coastline to the Lighthouse. These areas are the 
primary open spaces associated with the Town. They provide access to the beach and entertainment facilities 
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at the south and accommodate diverse outdoor activities and destinations along the cliff top for amenity and 
informal use. 

1.3.2 The open spaces and associated facilities are owned and managed by the Borough Council of King’s Lynn and 
West Norfolk (BCKLWN) through departments with responsibility for Council owned property, Public Open 
Space, Resort Operations and Streets Operations. The planting and maintenance of borders and floral displays 
are additionally enhanced and supplemented by local interest groups and volunteers. 

1.3.3 Considerations of safety prevent public access to the cliff edge north of the Salad Bowl and Bowls Club 
Pavilion where successive fences have been installed, defining a safety margin for erosion but also preventing 
active management between the fence and the cliff edge. 

1.3.4 The structures and facilities associated within the HHG are of various materials, construction dates and 
significance in the context of Hunstanton as a whole. The Conservation Plan should be referred to for further  
details of the town and significance of the various elements. 

1.3.5 The exposed coastal position, elevated and open to The Wash to the west, is both the principle characteristic 
and attraction and factor for condition and maintenance of the structures, facilities and landscaping. It is 
recommended that in addition to good practice/regular inspections that following adverse weather, high 
winds, storms and snowfall all features and structures are inspected for damage.  

Timber Structures  

1.3.6 The northern two timber shelters on Cliff Parade and the shelter at the south end of The Green are in need of 
re-roofing and repairs to the timber structure. Past repairs have tended to cover up rather than address and 
repair defects, probably due to lack of funding and resources. These elements have been regularly painted but 
this can obscure damage and hold in moisture, compounding the defect. The structures should be repaired 
with selected durable timber and, where possible and appropriate, the original un-finished weathered timber 
finish should be restored. Re-roofing should be carried out with robust materials, soundly fixed. Where roofs 
have deep overhangs consideration should be given to omitting rain water goods which are of doubtful 
benefit and vulnerable to damage, whether deliberate vandalism or due to exposure factors. 

1.3.7 The southern most shelter on Cliff Parade, erected 1898 in memory of Frances Hewitt, is in good order with 
minor repairs needed. The timber structure, gablet timbers and dedication plaque have been recently painted, 
probably for the first time since the structure was built. This has further obscured the detail of the dedication 
plaque, is unfortunate, adding a maintenance burden and likely to be detrimental to the timber. The paint 
finish should be removed and the structure restored to the original design intent. 

1.3.8 All glazed panels and screening elements of the shelters have suffered from UV degradation due to their 
exposure and replacement with a robust alternative material is recommended. 

1.3.9 The Edwardian Pavilion is in good order although there have, similarly, been recent additions externally in 
areas of decay. These should be removed and the original fabric repaired with selected durable timber to 
match the original profiles and section sizes. 

Concrete structures 

1.3.10 The Butterfly Shelters in the Esplanade gardens south of the Cenotaph are in poor condition. Erected c.1960s 
they provide welcome shelter and enclosure but have suffered through water ingress and corrosion of 
reinforcement. The outer edges of the cantilever have been propped for safety. The timbers of the roof 
structure, boarding and the roof covering are in need of replacement. Repair is likely to be uneconomic and of 
doubtful longevity and replacement is recommended. Regular monitoring is needed particularly if there are 
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adverse weather conditions over the winter months such as high winds or snow loads, further deterioration 
and safety concerns may necessitate barriers to prevent use of the shelters. 

Masonry structures 

1.3.11 The ruins of St Edmund’s Chapel are in fair order, only, requiring general repair and/or consideration of 
alternative methods to reduce maintenance demand and enhance presentation. 

1.3.12 The Bandstand on the Lower Green is a recent addition to Hunstanton having been built in 1994. The 
condition is fair with the need for localised repointing to the brick plinth and decoration works, only. 

1.3.13 The public toilets attached to the Bowls Pavilion are in fair order internally. Windows are poor, not operational, 
subframes and cills are decayed and in need of replacement. Fittings are ‘tired’ and in need of updating along 
with the layout to provide facilities for independent access by wheelchair users. 

1.3.14 The public toilets to the south of the esplanade gardens near the Butterfly shelters are in fair order. The roof 
has several areas of missing roof tiles and minor works needed to maintain rainwater goods and general 
decorations.  The internal layout is spacious and includes baby change facilities and 2 automatic handwash 
stations. A review of the internal layout could be carried out to determine a more practical layout to perhaps 
increase hand washing facilities. A separate flush threshold disabled WC is provided. The out of hours WC to 
the east elevation was a later addition to the Toilet block and suggests there has been renovation works 
carried out since the original construction. 

1.3.15 The Cenotaph and 1953 memorial are in good condition with minor repointing works needed. 

1.3.16 The Cross on the Green is in good order with minor repointing works needed. There is the opportunity to 
improve the poor external light fittings here. 

1.3.17 The Town Sign is a recent addition to the town being circa 1980s.  The brick base is showing signs of minor 
structural movement and the external lights are in poor condition. 

Landscape Features 

1.3.18 The Planting on site is mostly of a good standard, particularly in the Esplanade Gardens section of the site. 
Planting interventions on the green should be minimal to maintain its open quality, with just an improved bed 
being established at the redundant water feature and improvements to the planting around the fountain. The 
planting in the Esplanade Gardens is established and well-maintained although some improvements to beds 
are recommended. Cliff Parade has minimal planting, other than the gardens inside St. Edmund’s Chapel and 
scrub on the clifftops. It may be possible to improve the boundary to the cliff edge with planting. There should 
also be improvements made to St. Edmund’s Chapel Ruins Garden. 

1.3.19 The condition and style of street furniture varies throughout the site. Recommendations are to unify the style 
of seating by area. The strategy will be to replace damaged seats initially and to replace with the approved 
style of seat as they need replacing. Seating in The Green should be of a serpent design and seating in the 
Esplanade Gardens and on Cliff Parade should be a timber garden-style bench. Some other small repairs are 
also advised. Bins on the green should be reconfigured to reduce their visual impact, although the general 
style and condition is fine. Some of the lighting on the site is in need of replacement and improvement, and 
the style should be unified throughout by using a Victorian-style lamp. Signage and waymarking is mostly in a 
fair condition but could be greatly improved to enhance visitor experience.   

1.3.20 Paving varies throughout the site, although for the majority is macadam. There are also areas of flag paving 
and block paving. Paving in The Green is a red coloured macadam, whereas in the Esplanade Gardens paving 
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is mostly a black macadam. Macadam is cracking and poorly draining in places, and some edging is also 
damaged. Areas which are in need of repairing have been identified and should be repaved to tie in to 
adjacent paving. 

1.3.21 Some areas of the site have issues for accessibility, this should be addressed where possible by lessening the 
number of steps and adding ramps and/or rails. 

1.3.22 There are a variety of boundaries on site. The green timber close-board fence is not in keeping with the style 
of the gardens and should be replaced with an appropriate railing, any new boundaries should also be of this 
style. The scrub on Cliff Parade will be improved with the addition of planting. The chain-link fence should be 
moved land side of the hedge so that the hedge sits outside the boundary. 

1.3.23 Walls on the site are generally in a good condition, however some coping is in need of repair. Some cracking is 
evident, refer to Engineer’s Visual Inspection of retaining walls in Appendix B for further information. 

1.3.24 The current play area is very small and has only 3 pieces of equipment. Given the scale of the gardens, the play 
area should be larger and have a wider range of equipment for a wider range of ages. It is recommended that 
the play area is moved to the current location of the crazy golf, and the crazy golf moved adjacent to the 
putting green.  

1.3.25 The fountain and pond which is in the Esplanade Gardens is also damaged and in need of cleaning and repair. 
Some adjacent planting should also be installed to improve the setting of the fountain. 

1.4 Recent Repair History 

1.4.1 The buildings and landscape are maintained by BCKLWN with the exception of the Salad Bowl Café, Ice-cream 
kiosk, and Bowling Club Pavilion to the Esplanade Gardens. There are several areas of donated planting plants 
which are maintained by local volunteers. 

1.4.2 Condition surveys have been carried out in the past on the following structures and copies provided to rhp: 

 War Memorial in the Esplanade Gardens by John V A Froggart in 2000 and Januarys [undated, possibly in
the 1990’s].

 St Edmund’s chapel to Cliff Parade by John V A Froggart in 2000 and Januarys [undated, possibly in the
1990’s].

 The  Cross on the Green  by John V A Froggart in 2000 and Januarys [undated, possibly in the 1990’s].The
condition survey by John VA Froggart in 2000 notes the installation of a concrete ring beam at ground
level, placed to arrest any spread’ to the Cross on the green.

1.4.3 The North Shelter is shown undergoing repair or replacement to the glazed panels in an Eastern Daily press 
article dated May 1982. 

1.4.4 The ruins of St Edmund’s Chapel have had many campaigns of repair during the 20C –with the insertion of a 
tiled archway support c.1915 and creation of the memorial garden surrounding the ruins. Photographs dated 
from 1895 and circa 1910 show the ruins without the archway support. Condition Surveys have been made 
available, one [un-dated] pre-dates the insertion of stainless steel supports, ties and extensive repairs to the  
south wall and arch. The description of eroded elements in the other, dated 2000, suggests that little, if any, 
repairs have been carried out since that date.  

1.4.5 A regular painting regime has been implemented by BCKLWN in particular to the Edwardian Pavilion and the 3 
shelters to Cliff Parade.  
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1.4.6 The South Shelter and seating area to the Lower Green has evidence of several repair campaigns to arrest 
movement of the brickwork around the columns and steel plates.  

1.4.7 The Concrete Butterfly shelters are in a dilapidated state with the cantilever propped, date of propping 
unknown. The BCKLWN The Esplanade Gardens and Green, Hunstanton Management and Conservation Plan 
Jan 2014 states that the shelters were the site of re-occurring vandalism and other forms of anti-social 
behaviour, it was decided in 2004 to refurbish both the shelters and surrounding shrubs. The shelters were 
opened up and made safer with better access. The surrounding shrub beds were replaced by a rockery 
containing a variety of planting including alpines. This improved the structures and made them more easily 
overlooked, providing a safe place to sit and enjoy the views.  

1.4.8 The Fences are noted in the Esplanade gardens and Green, Hunstanton Management and Conservation Plan 
January 2014 as being painted every 5 years or more frequently if necessary. A planting/ mowing maintenance 
plan is detailed within the document. 

No further record of recent repairs has been provided. See section 3.0 for details of individual structures. 

2 Summary of Recommendations 

The recommendations identified in 3.0 Findings of Inspection structures and facilities are ordered by 
priority as follows: 
Category 1 urgent works, frequent maintenance and works requiring attention within 12 months. 
Category 2 Works requiring attention within 18 months. 
Category 3 Requiring attention within 5 years. 
Category 4 Requiring attention within 10 years. 
Category 5 Items of routine maintenance. 
Category 6 items requiring specialist advice. 
Costs have been separately assessed. 

Page 8

Hunstanton Heritage Gardens: Condition Survey



3 Finding of Inspection – Structure and Facilities 
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RUINS OF ST EDMUND'S CHAPEL
List Entry Summary

This building is listed under the Planning (Listed Buildings 
and Conservation Areas) Act 1990 as amended for its special 
architectural or historic interest. 

Name: RUINS OF ST EDMUND'S CHAPEL
List entry Number: 1305591

Location
RUINS OF ST EDMUND'S CHAPEL, CLIFF PARADE

The building may lie within the boundary of more than one authority. 

County: Norfolk
District: King's Lynn and West Norfolk
District Type: District Authority
Parish: Hunstanton

National Park: Not applicable to this List entry.

Grade: II

Date first listed: 06-Jun-1951
Date of most recent amendment: 20-Sep-1984

Legacy System Information
The contents of this record have been generated from a legacy data 
system.

Legacy System: LBS
UID: 221212

Page 1 of 4RUINS OF ST EDMUND'S CHAPEL - 1305591 | Historic England

18/11/2015http://historicengland.org.uk/listing/the-list/list-entry/1305591

Asset Groupings
This list entry does not comprise part of an Asset Grouping. Asset 
Groupings are not part of the official record but are added later for 
information.

List entry Description

Summary of Building

Legacy Record - This information may be included in the List Entry Details.

Reasons for Designation

Legacy Record - This information may be included in the List Entry Details.

History

Legacy Record - This information may be included in the List Entry Details.

Details

In the entry for HUNSTANTON CLIFF PARADE 1/30 New Hunstanton

Ruins of St Edmunds Chapel

The item shall be amended to read: CLIFF PARADE New Hunstanton

Ruins of St Edmunds Chapel

(formerly listed as St Edmund's Chapel)

The former listing date shall be added to read: 6/6/51

------------------------------------

TF 64 SE HUNSTANTON CLIFF PARADE New Hunstanton 1/30 Ruins of St. 
Edmund's Chapel.

- II

Ruined church. Medieval. Flint with some dressings. Footings of aisleless 
nave and chancel, mostly rebuilt in early C20. At south west corner a 

Page 2 of 4RUINS OF ST EDMUND'S CHAPEL - 1305591 | Historic England

18/11/2015http://historicengland.org.uk/listing/the-list/list-entry/1305591
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Asset Groupings
This list entry does not comprise part of an Asset Grouping. Asset 
Groupings are not part of the official record but are added later for 
information.

List entry Description

Summary of Building

Legacy Record - This information may be included in the List Entry Details.

Reasons for Designation

Legacy Record - This information may be included in the List Entry Details.

History

Legacy Record - This information may be included in the List Entry Details.

Details

In the entry for HUNSTANTON CLIFF PARADE 1/30 New Hunstanton

Ruins of St Edmunds Chapel

The item shall be amended to read: CLIFF PARADE New Hunstanton

Ruins of St Edmunds Chapel

(formerly listed as St Edmund's Chapel)

The former listing date shall be added to read: 6/6/51

------------------------------------

TF 64 SE HUNSTANTON CLIFF PARADE New Hunstanton 1/30 Ruins of St. 
Edmund's Chapel.

- II

Ruined church. Medieval. Flint with some dressings. Footings of aisleless 
nave and chancel, mostly rebuilt in early C20. At south west corner a 

Page 2 of 4RUINS OF ST EDMUND'S CHAPEL - 1305591 | Historic England

18/11/2015http://historicengland.org.uk/listing/the-list/list-entry/1305591
battered buttress, clunch and chalk lump with stone dressings. Wall with 
inserted early C20 brick and tiled round headed arch. Site associated in 
Middle Ages with landing place of King Edmund of East Anglia, later 
martyred by the Danes. Also traditionally the northern end of the Peddar's 
Way.

Listing NGR: TF6759541965

Selected Sources

Legacy Record - This information may be included in the List Entry Details

National Grid Reference: TF 67595 41965

Map

© Crown Copyright and database right 2015. All rights reserved. Ordnance Survey Licence number 100024900.
© British Crown and SeaZone Solutions Limited 2015. All rights reserved. Licence number 102006.006. 

Page 3 of 4RUINS OF ST EDMUND'S CHAPEL - 1305591 | Historic England

18/11/2015http://historicengland.org.uk/listing/the-list/list-entry/1305591
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CROSS
List Entry Summary

This building is listed under the Planning (Listed Buildings 
and Conservation Areas) Act 1990 as amended for its special 
architectural or historic interest. 

Name: CROSS
List entry Number: 1077949

Location
CROSS, THE GREEN

The building may lie within the boundary of more than one authority. 

County: Norfolk
District: King's Lynn and West Norfolk
District Type: District Authority
Parish: Hunstanton

National Park: Not applicable to this List entry.

Grade: II

Date first listed: 06-Jun-1951
Date of most recent amendment: Not applicable to this List entry.

Legacy System Information
The contents of this record have been generated from a legacy data 
system.

Legacy System: LBS
UID: 221213

Page 1 of 3CROSS - 1077949 | Historic England

20/11/2015http://www.historicengland.org.uk/listing/the-list/list-entry/1077949

Asset Groupings
This list entry does not comprise part of an Asset Grouping. Asset 
Groupings are not part of the official record but are added later for 
information.

List entry Description

Summary of Building

Legacy Record - This information may be included in the List Entry Details.

Reasons for Designation

Legacy Record - This information may be included in the List Entry Details.

History

Legacy Record - This information may be included in the List Entry Details.

Details

TF 64 SE HUNSTANTON THE GREEN New Hunstanton 1/31 Cross 6/6/51 G.V. 
II

Base and shaft of cross. Medieval. Carstone and Yorkstone. Stone base with 
shields, moulded shaft, 7 steps. Formerly in Old Hunstanton, removed here 
as part of development of New Hunstanton by the Le Stranges of 
Hunstanton Hall.

Listing NGR: TF6729640962

Selected Sources

Legacy Record - This information may be included in the List Entry Details

National Grid Reference: TF 67296 40962

Map

Page 2 of 3CROSS - 1077949 | Historic England

20/11/2015http://www.historicengland.org.uk/listing/the-list/list-entry/1077949
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1.0 BRIEF 
 

1.01 Peter Dann Limited were instructed by Wynne-Williams Associates Limited on 25 November 
2015 to undertake a visual inspection of the retaining walls along the Cliff Parade boundary 
of the Heritage Garden and to report on their condition.   We were also required to inspect 
the gull wing shelter structures at the south end of the site as well as the sandstone 
retaining wall.  Following the inspection the report should comment upon the condition of 
the various elements, discussing the possible causes of the damage observed, making 
recommendations for any further intrusive investigations that may be required and to 
discuss the possible repair options that may be available in the long term.   
 

1.02 This report deals with a general visual examination of the structure and its conclusions are 
based upon that examination. 

 
1.03 We have not inspected the woodwork or other parts of the structure which are covered, 

unexposed or inaccessible and we are therefore unable to report that such parts of the 
property are free from defect.   

 
1.04 No consideration has been given to the occurrence of dampness, infestation or rot, the 

condition of services to and from the property, or other matters that would normally fall 
within the competence of a Building Surveyor. 

 
2.0 INVESTIGATIONS 

 
2.01 A site visit was carried out on 28 November 2015 at which time the weather was cold and 

windy but dry.   
 

2.02 The British Geological Survey for the area (sheet number 145) shows the area to be 
underlain by Lower Chalk over Red Chalk over Carstone.   

 
3.0 GENERAL 
 
3.01 The site is located to the northwest of Hunstanton town centre and is a narrow strip of land 

between the coast and Cliff Parade.  The area concerned extends generally from the pier at 
the southern end to the grassed area north of the bowls club.  Within this area are various 
leisure facilities including managed gardens, a putting green, crazy golf area and bowling 
greens.  The elements of structure with which this report deals are the retaining walls 
bounding Cliff Parade on the eastern side of the bowling greens, the crazy golf area, the 
putting green and the managed gardens.  The report also considers the sandstone retaining 
walls around walkways within the managed gardens and the gull wing shelters forming the 
covered seating in the managed gardens.  
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3.02 As far as the Cliff Parade retaining wall is concerned this can be further broken down into 

three areas as follows 
 
a) The retaining wall adjacent to the bowling greens. 
b) The retaining wall adjacent to the crazy golf area. 
c) The retaining wall adjacent to the putting green and the southeast end of the Heritage 

Gardens.   
 

Bowling Green Retaining Walls 
 

3.03 This retaining system runs southwards from the disabled access area adjacent to the bowls 
club along the length of the two bowling green surfaces.  The retaining wall is situated to the 
west of Cliff Parade and is effectively formed at the back of footpath position although the 
footpath in this location is very narrow, between 300mm and 450mm wide.  Whilst no 
detailed sections have been exposed the construction appears to be a primary retaining wall 
constructed in concrete with a planting area immediately behind it approximately 300mm 
wide.  Thereafter there is a further retaining section for the planting area and a concrete 
seat with a slab access way between the retaining wall construction and the bowling green.  
The difference in level between the road and the paved access way is approximately 1.2m 
whilst the difference in height between the planted section and the road is approximately 
450mm to 600mm.  The seat itself is approximately 400mm above the access way.    The 
paved section is approximately 1.5m wide and thereafter a steep (40o to 60 o) grass slope 
exists down to bowling green level.  The difference in level between the paved access way 
and the bowling green is approximately 1000mm.   
 

3.04 Unfortunately much of the primary retaining wall is covered with vegetation and cannot be 
observed in detail but appears to be constructed of in situ concrete construction onto which 
channel section brackets have been fixed to the top surface to provide support for the larch 
lap fence above road level.  The vertical face of the retaining wall has a painted surface but 
there are clear lines of fracture within the concrete section. Significant staining and what 
appears to be salt efflorescence can be observed through this section of the wall.   The cause 
of this cracking is unclear at this stage but could be the location of construction joints within 
the pouring sequence.  The section of retaining wall forming the seat and seat back is also of 
concrete construction with the vertical surface of the seat back having a painted finish.  A 
number of projecting sections of reinforcement can be seen within the horizontal surface of 
the seat which suggests that this element has been cast offsite and the reinforcement is 
used as lifting eyes for the installation.  This would appear to be consistent with the cracking 
that can be observed through both the vertical and horizontal surfaces where they would 
seem to indicate joint positions.  However it is clear that there are a number of further 
cracks within these sections and the concrete has now suffered a significant degree of 
erosion.  This appears to be have been partially addressed in the past by the use of a faring 
coat being applied to the vertical section of the seat, although this is now suffering further 
damage and is spalling off in numerous places. The vertical face of the seat back shows clear 
signs of rotation in some instances with movements of between 15mm and 20mm at the top 
of the seat back.   
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3.05 To the south of the bowling green a section of retaining wall the access way passes through 
a small section formed with engineering brick planters behind the main retaining wall of Cliff 
Parade and has a slightly different paved surface raising up slightly to the walkway adjacent 
to the crazy golf area.  Some cracking can be seen through the brick planters but the extent 
of vegetation in this area means that detailed observation cannot be made at this stage.  At 
this location there appears to be a concrete or brickwork rendered separating wall between 
the bowling greens and the planting around the crazy golf area.  This wall seems to define a 
difference in level between the crazy golf area and the bowling greens of between 300mm 
and 450mm.  The wall runs from the walkway adjacent to Cliff Parade towards the sea and 
the walkway at the top of the cliff section.   

 
 Crazy Golf Area 
 
3.06 This section of the garden also has a retaining wall along the back of footpath of Cliff Parade.  

However in this instance the retaining wall seems to be considerably wider at the top and 
forms the back of the seating along the eastern walkway.   Again the wall appears to be 
made from in situ concrete and the seating in this instance also appears to be of in situ 
concrete as the line of the seating is very varied. The concrete itself is poor quality, showing 
a considerable degree of honeycombing.  The back of the seat has again been painted but 
there are clear signs of debonding and a significant amount of cracking through the back of 
the seat and the seat itself.  The vertical face of the seat shows that the concrete is very poor 
quality but there are no obvious signs of lifting eyes in this location which tends to reinforce 
the view that it is an in situ casting.  The open texture of this material will be very prone to 
salt and chloride action.  The back of the seat shows very significant amount of salt staining, 
presumably from the road above.  The overall height of the retained section is 
approximately 1.2m from a paved walkway level.  At the base of the seating there is a 
section of concrete slab projecting from the front of the seat by approximately 600mm.  This 
again appears to be an in situ casting and is in very poor condition with a very significant 
amount of cracking.  Beyond this slab is the paved access way approximately 2.5m in width 
and then a gentle grass slope down to the crazy golf area.  The slope dimensions are 
approximately 3.0m on plan and up to 1000mm vertically.  The paved area also slopes 
towards the crazy golf facility, although whether this is as a result of settlement or a 
designed fall is unknown at this stage.    
 
Putting Green 
 

3.07 There is no defined access way in this location but there is a flat grass section between the 
Cliff Parade retaining wall and the putting green surface.  The retaining wall at back of 
footpath (approximately 1.2m wide) has a retained height of approximately 1000mm down 
to a flat section of grass.  Thereafter there is a small gentle grass slope approximately 4m 
away from the retaining wall, dropping down approximately 300mm to 400mm to the 
putting surface.  The slope angle is approximately 45o.  The retaining wall appears to be a 
rendered brick construction which, at the top at least, appears to be constructed in 215mm 
brickwork with buttressing piers approximately 215mm square at approximately 2.5m 
centres.  In many instances along the length of the wall the render has cracked very badly 
and seems to indicate both bed joint and perp joint locations.  In some instances the render 
has spalled completely and exposes spalled common brick (flettons or rustic flettons).  This 
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wall condition continues for the full length of the wall from the café kiosk at the north end of 
the putting green through to the southeast corner of Heritage Gardens.  At the Heritage 
Garden end the render appears to be missing entirely and shows what appears to be a later 
build up of brickwork with very thick bed joints of a very weak mortar.  The bonding of the 
masonry is in fact closer to stack bonding than stretcher bonding and significant concerns 
must be raised over the quality of the construction in this section of wall.  
 
Gull Wing Structures 
 

3.08 At the southern end of the gardens adjacent to the access road to the beach hut changing 
rooms there are two gull wing shelters providing protected seating areas.  Each structure has 
a step of approximately 450mm at mid position and allows the structure to follow the 
natural ground contours.  The original structure takes the form of a gull wing with a central 
valley and is formed of precast concrete sections.  There is a central concrete column with a 
double cantilever top section fitted to it.  The roof construction appears to be timber purlins 
spanning between the concrete cantilevers with a boarded deck.  Plywood packing has been 
used between the top of the column and the bearing surface of the double cantilever 
section, presumably to take up tolerances and enable levelling to be carried out.  There is 
clearly ongoing decay within the concrete elements and this has been ongoing for a 
considerable time. Many of the concrete sections are very badly spalled exposing highly 
corroded reinforcement and very significant staining from roof leakage.  The structure has 
been modified, presumably as a result of the previously described damage and safety 
concerns, by the addition of steel tube supports at the end of most, but not all, cantilever 
concrete sections.  These tubes seem to be cast into some form of foundation below paving 
level.  As can be seen from the photographs the extent of spalling and rust corrosion is very 
severe and will have significantly weakened the structure.  
 
Stone Retaining Walls 
 

3.09 Many of the access walkways throughout the Heritage Gardens have relatively small 
retaining walls, apparently formed with local stone (Carstone and mortar).  In several 
instances cracking can be observed through the stone structure.  The reason for this is 
unclear at this time and it may be that the Carstone is simply a veneer behind which some 
other form of backing structure exists.  

 
4.0 FURTHER INVESTIGATIONS 

 
4.01 The existing concrete retaining walls along Cliff Parade adjacent to the bowling greens and 

the crazy golf area are clearly showing signs of deterioration.  This is taking the form of 
erosion of the cementitious element of the mix, cracking and staining within the structure 
and deformation in the form of rotation between various sections of the retaining wall.   
Cementitious materials are adversely affected by salt/chloride conditions which negate the 
general alkalinity of the concrete and, where the sections are reinforced, can allow corrosion 
of the reinforcement to occur which in turn generates further spalling of the concrete 
matrix.  A number of construction factors will need to be established and this will require a 
suite of specialist testing to be carried out.  These tests will involve establishing 
reinforcement patterns, cover to reinforcement, the extent of carbonation, and chloride 
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content.  This work will need to be carried out by a specialist by agreeing a schedule of 
testing and samples taken from the testing which will be subjected to laboratory analysis 
before conclusions as to the extent of damage and likely repair measures can be proposed.   
 

4.02 It will also be necessary to establish the actual construction of the retaining walls of both the 
concrete walls adjacent to the bowling green and the crazy golf area as well as the brick 
retaining walls along the putting green and Heritage Garden side.  Similarly the stone 
retaining walls construction will also need to be identified. This will require the excavation of 
trial holes to establish the foundation construction and the formation material on which the 
structural elements have been built.  Clearly some of these trial holes will be significant in 
size and involve the breaking up of existing structures (seats and slabs).  This will work will 
need to be undertaken very close to the public highway and therefore some form of 
temporary support may be necessary during the course of the work or some restriction on 
highway access.  
 

4.03 The gull wing structures are of precast concrete form and it is anticipated that these were 
constructed in the 1960s/70s period.  Construction methods at this time involved very small 
amounts of concrete cover and often included additives within the concrete mix to speed up 
the mould release.  Unfortunately both of these factors can be detrimental to the long term 
performance of the structure, particularly when aggravated by marine environments.  Again 
specialist testing will be required for these concrete sections, taking the form as previously 
discussed, to determine the location and condition of reinforcement although it is clear that 
a significant amount of major corrosion already exists.  

 
5.0 DISCUSSION 

 
5.01 Addressing the concrete and brick retaining wall along Cliff Parade the form of construction 

is unknown at this time and following the investigations previously mentioned it will be 
necessary to undertake some calculations and assessment of their ability to meet modern 
day requirements.  The results of the concrete testing proposed may indicate that the 
concrete sections have been sufficiently compromised to be unable to perform satisfactorily.  
Whilst it is possible to undertake repairs to reinforced concrete structures these can be very 
expensive and require a continuous long term maintenance programme to obtain any 
meaningful life extension.  Clearly this cannot be determined until the results of the testing 
are available.  However, bearing in mind the location of these retaining walls, the loading 
requirements to meet current standards are likely to be considerably in excess of the design 
parameters used at the time of construction. It is quite likely therefore that even if the walls 
were in good condition they could not be shown to be satisfactory by today’s standards.   
 

5.02 Similarly the masonry retaining wall along Cliff Parade adjacent to the putting surface and 
the southeast end of the Heritage Gardens is also unlikely to be satisfactory when 
considered against modern standards.  The brickwork panels in themselves are poorly 
constructed and have suffered serious deterioration in any event.   
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5.03 Clearly in both instances any repairs to the retaining walls will require a significant amount 

of construction input.  In the case of the concrete retaining walls this will almost certainly 
mean the removal of the seat and planting area followed by significant repair/ strengthening 
works to the main retaining wall before any reinstatement of the walkway could be 
considered.   As far as the brick retaining wall is concerned it is likely that significant areas of 
this will need to be rebuilt entirely and strengthened.  In both instances undertaking this 
work immediately adjacent to a public highway will be difficult, costly and potentially very 
disruptive to traffic flows.  
 

5.04 The form of the stone retaining structure is unknown at this time and therefore the extent of 
repairs/risk cannot be determined.  If the walls are found to be simply a stone veneer on 
some form of retaining structure it may be possible to limit repairs to simple 
repointing/rebuilding of the cracked areas locally or if the walls appear to be simple stone 
walls it may be possible to provide a concrete backing to the wall section to improve the 
wall’s performance. 
 

5.05 The gull wing structures are in very poor condition. It would appear that concerns over their 
safety and condition have already been recognised and to some extent addressed by the 
insertion of additional tube supports.  The deterioration observed in the concrete and the 
reinforcement is clearly a long standing issue and can only be expected to worsen 
considerably.  Whilst it is possible to undertake concrete repairs to structures such as this 
the extent of these repairs cannot be determined until such time as the test results are 
available.  However it is quite likely that the extent of repairs required will be so significant 
that they are neither practical or economic. This being the case it would be more economic 
to demolish the structures entirely and to replace them with some new form of structure.  
Clearly the location of the structures is very exposed and the gull wing form will be subjected 
to very significant wind forces in this location.  It may be preferable therefore, if the 
structures are to be replaced, to consider an alternative form of structure and in any event 
to consider an alternative material for the construction.  This could be either galvanised 
steel sections or possibly some form of timber construction.  Clearly significant further 
consideration would be needed with regard to planning and structural design if this route 
were to be considered.  
 

6.0 CONCLUSIONS 
 
6.01 The concrete retaining walls and the brick retaining walls along the west side of Cliff Parade 

are showing signs of very significant deterioration and are unlikely to be shown to be 
satisfactory under current standards.  In order to determine the extent of deterioration and 
inadequacy it will be necessary to undertake a series of investigations by specialists to 
determine the concrete and reinforcement conditions as well as the original construction 
details of both the concrete and brick sections.  
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6.02 Similarly intrusive investigations will be required to establish the construction details of the 

stone retaining walls around the garden pathways.  
 

6.03 The precast concrete gull wing structure is clearly in poor condition and it would appear that 
concerns have been to some extent addressed in the past by modifications to the structure.  
The structure is now in a very poor condition and detailed investigation of the concrete and 
reinforcement will be required before further recommendations can be made. It is likely that 
their complete replacement with a new form of structure, possibly using an alternative 
material may be the most economic way forward.  
 
 

 
 
A Mudge 
for 
PETER DANN LIMITED 
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Appendix 1 
 

PHOTOGRAPHS 
 
 
1. Bowling Green Area   Page 10 
2. Crazy Golf Area    Page 21 
3. Putting Green Area    Page 28 
4. Gull Wing Structure    Page 36 
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BOWLING GREEN AREA 
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CRAZY GOLF AREA 
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PUTTING GREEN AREA 
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GULL WING STRUCTURE 
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Appendix C Plans of Structures 
   Based on Survey Solutions series drawings 16615ea dated 12 November 2015 
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