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1.0 The Application: 
 
1.1 DESCRIPTION OF THE SITE 

The vacant Brett Oils site located immediately to the south of the River Tyne, 
was formerly in industrial use, which ceased operations in 2004. The buildings 
associated with this former use are still present. There is no existing access for 
the public to the river edge. 

 
1.2 The application site covers 0.52 hectares and is broadly rectangular in shape, 

parallel with the River Tyne along Gateshead Quays, and is bound to the south 
by Pipewellgate, to the east by the High Level Bridge, with the Swing Bridge 
beyond to the east. To the west the site is bound by the Gateshead Sea Cadets 
building and slipway and a 25 space Council Pay and Display car park beyond.  

 
1.3 The site itself is level; Riverside Park (a non designated heritage asset) on 

Rabbit Banks to the south of the site, on the opposite side of Pipewellgate rises 
steeply to Askew Road and Gateshead Town Centre beyond.  

 
1.4 The site lies within Gateshead's Urban Core, within the Quays and Baltic Sub 

Area as defined within the Gateshead and Newcastle upon Tyne Core Strategy 
and Urban Core Plan (CSUCP).  It is known as 'Pipewellgate', one of the five 
identified 'Quays and Baltic Development Opportunity sites' which are identified 
for mixed use development.  

 



1.5 The site itself does not contain any listed buildings, however it is located within 
the Bridges Conservation Area and the Tyne Gorge.  It is adjacent to the 
Central Conservation Area (Newcastle City Council) across the River Tyne. 
There are a number of listed buildings including the Former Boiler Shop of 
Greensfield Railway Works (Grade II) to the south west, the High Level Bridge 
(Grade I) to the east, and the Swing Bridge (Grade II*) and the Tyne Bridge 
(Grade II*) beyond. 

 
1.6 The majority of the site is in Flood Zone 1, however the northern most part 

(approximately 0.03ha), adjacent to the River Tyne, is in Flood Zone 3. 
 
1.7 Within the vicinity there are many key local services and facilities. Gateshead 

Metro Station and Bus Interchange are located approximately 0.9km (a 14 
minute walk) to the south east. There is a bus stop located on Pipewellgate, 
close to the Bridge Street junction.  

 
1.8 DESCRIPTION OF THE PROPOSAL 

Following demolition of the existing buildings, the proposal is for the 
construction of two blocks, Block A and Block B. Both blocks range in height 
from 7 storeys up to 9 and 10 storeys. Across the ground floors of the two 
Blocks there are three types of uses proposed; car parking, leisure and office, 
whilst the remainder of the buildings comprises residential units. The office and 
leisure uses are located at the more accessible, eastern end of the site that 
includes external public realm. The parking is proposed to the western, 
narrower end of the site.  

 
1.9 Block A is ten storeys in height ranging from ground floor at Level 00 to roof 

level at Level 10, whilst Block B is nine storeys in height ranging from ground 
floor at Level 00 to roof level at Level 09. Both blocks include roof terraces 
which are intended for the private use of the residents.  

 
1.10 The proposed residential units are proposed to be an institutionally managed 

Private Rented Sector (PRS) scheme. All of the apartments are for rent, with 
none being offered for sale. The aim of PRS is to offer a customer first ethos to 
the rental market bringing together modern living with a high standard of 
property management.  In the NPPF, Built to Rent is defined as “Purpose built 
housing that is typically 100% rented out. It can form part of a wider multi-tenure 
development comprising either flats or houses but should be on the same site 
and/or contiguous with the main development. Schemes will usually offer 
longer tenancy agreements of three years or more, and will typically be 
professionally managed stock in single ownership and management control.” 

 
1.11 Originally as submitted the scheme was for a total of 262 PRS units. Amended 

plans were received that have reduced the amount of office space and 
increased the PRS units.  

 
1.12 In total, 269 PRS units are proposed, which includes a mix of 154 one bed units 

and 113 two bed units and two duplex units. There are eight unit types 
proposed.  
Type A has one bed and there are 134 proposed.  



Type B has one bed and four are proposed.  
Type C has one bed and 16 are proposed.  
Type D has two beds and 15 are proposed.  
Type E has two beds and 36 are proposed.  
Type F has two beds and 40 are proposed.  
Type G has two beds and 22 are proposed. 
Duplex has two beds and 2 are proposed. 

 
1.13 Block A is located to the north-east of the site, and consists of 166 PRS units 

across Levels 01-09, whilst office space is provided across the ground floor 
(Level 00)  

 
1.14 Commercial space is also provided at ground floor level (Level 00), and PRS 

amenity space is provided in the form of a roof terrace at Level 09. There are 10 
floors in total ranging from Level 00 to Level 09. At ground floor (Level 00), there 
is a central circulation area, which provides lift and stair access to the 
residential apartments. To the east of the block is office space.  Also, within the 
eastern part of this block is another stair access for PRS residents from 
Pipewellgate, a communications room, a substation and associated LV 
Switchboard.  

 
1.15 To the west of the central circulation space is the commercial space, which has 

flexibility to be subdivided into separate units. There is also a separate PRS 
staircase to access a bin store; and boiler room, a battery/generator room and 
sprinkler tanks within the part of the building.  

 
1.16 The ground floor can be accessed from both Pipewellgate and the Riverside 

elevations.  
 
1.17 Block B is located to the south-west of the site and consists of 103 PRS units 

across Levels 01 to 08. Parking is located at ground floor level (Level 00), 
alongside a  lobby, plant room space, lifts, stairs and circulation space. A gym 
(82.6sqm) overlooking the river and associated plant room is also provided at 
first floor level (Level 01). There are 9 floors in total ranging from Level 00 to 
Level 09.  

 
1.18 At ground floor level there is lobby to the eastern end of the building with PRS 

ancillary space, lifts, stairs and associated plant. The remainder of the ground 
floor comprises parking.  A single vehicular access point is proposed from the 
west of the site from Pipewellgate, which provides access to the car park 
provided at ground floor level (Level 00) of Block B, and an area for pick up and 
drop off within the vicinity of the lobby within 'Block B' is proposed to the south 
western end of the site. There is provision for 19 car parking bays, five 
motorcycle bays and 180 secure cycle parking spaces for long stay use. An 
additional 16 cycle stands (32 spaces) will be incorporated into the landscaping 
of the development for short stay cycle parking.  

 
1.19 The development’s parking provision will be managed with individual car 

parking spaces rented to residential tenants. Each tenant with a bay would then 
have sole use of that bay for the duration of their letting. Tenants without a 



dedicated on-site parking bay would know that, if they owned car, they would 
have to make their own off-site parking provision.  

 
1.20 Parking for commercial uses has not been provided for within the scheme, but 

due to the central location of the site, it is envisaged that the majority of people 
will access the scheme via foot, cycle or by public transport.  On street parking 
restrictions in the vicinity of the site will control off-site car parking for residents, 
visitors and customers of the commercial units. 

 
1.21 Public parking is currently available at the Pipewellgate Car Park, Mill Road Car 

Park, South Shore Road Car Park and Church Street Car park, all of which are 
within a short walk of the development. 

 
1.22 In terms of servicing, refuse collection and deliveries, these are proposed to 

occur on street along Pipewellgate and to facilitate this, two loading bays are 
proposed, one in proximity to each development block.  

 
1.23 The proposals include public realm works to create a riverside pedestrian route 

along the previously inaccessible part of the riverside with a riverside terrace 
with ground floor commercial activities. Doors to the office, residential and 
commercial uses will also be provided from Pipewellgate, creating an active 
frontage along this route. 

 
1.24 Should planning permission be granted, the commencement of demolition and 

remediation would take place in January 2020 followed by the build period. It is 
anticipated that development will take approximately 2 years.  

 
1.25 EIA DEVELOPMENT 

The proposed development, proposing more than 150 dwellings, falls within 
Schedule 2, 10 (b) an 'urban development project' of Schedule 2 of the Town 
and Country Planning (Environmental Impact Assessment) Regulations 2017 
(EIA Regs).  A screening opinion was therefore required to consider the 
likelihood for significant environmental effects due to the scale, nature and 
location of the development.  

 
1.26 Part 1 of the EIA Regs confirms that development falling within Schedule 2 may 

comprise EIA development if it is likely to have significant effects on the 
environment by virtue of its nature, size or location.  

 
1.27 The Council has agreed with the developer that the proposed development has 

the potential for significant effects due to the scale and nature of the 
development and its location to sensitive environmental receptors. As such the 
proposed development is considered to be EIA development and has been 
submitted with an Environmental Statement (ES). The submitted ES considers 
the likely significant effects arising during the construction and operation of the 
development and the potential cumulative effects which may arise when 
considered with other relevant nearby developments. 

 
1.28 ACCOMPANYING INFORMATION 

The application has been submitted with the following supporting information.  



 
1.29 The Environmental Statement comprises of a three part document, namely:  
 

 Volume 1 Main Report and Figures  

 Volume 2 Appendices  

 Volume 3 Non Technical Summary  
 
1.30 The assessment considers effects both during construction and once the 

development comes into use (termed the operational stage). In addition, effects 
that could arise from the proposed development together with other 
development either under construction or with valid planning permissions 
(termed cumulative effects) are also considered.  

 
1.31 The chapters of the ES include consideration of: 
 

 Socio economic/impacts on human health; 

 Heritage; 

 Archaeology 

 Landscape/townscape and views;  

 Flood risk, hydrology and drainage;  

 Ecology.  
 
1.32 It was agreed that all other matters such as, daylight, sunlight and 

overshadowing, wind microclimate, ground conditions, transport, air quality and 
noise could be ‘scoped out' for purpose of EIA. The appropriate assessments of 
these matters accompany the planning application:  

 

 Statement of Community Involvement by DPP  

 Air Quality Assessment by NJD Environmental Associates  

 Noise Assessment by NJD Environmental Associates  

 Transport Assessment (Parts 1 & 2) by Sanderson Associates 
(Consulting Engineers) Ltd  

 Framework Travel Plan by Sanderson Associates (Consulting 
Engineers) Ltd  

 Design and Access Statement (Parts 1 to 6) by FaulknerBrowns 
Architects  

 Wind Microclimate Assessment by WYG  

 Flood Risk Assessment and Drainage Strategy by Fairhurst  

 Geo Environmental Desk Study by Fairhurst  

 Outline Daylight Sunlight Report by AA Projects  
 
1.33 PLANNING HISTORY 

1123/81 Extensions to existing factory to provide new blending department, 
vehicle loading bay and offices, installation of eight oil storage tanks with 
associated bund, and vehicle parking areas. Granted September 1981  

 
1241/83 Erection of an oil tank farm and loading dock. Granted November 1983  

 



227/91 Display of floodlit fascia sign size 2m x 4m reading ''OVOLINE 
LUBRICANTS'' and decorative painting on north elevation of oil blending and 
storage depot and associated tank farm. Temporary Permission May 1991  

 
66/91 Erection of decorative sails sculpture screen along river frontage of 
lubricant blending and storage depot. Granted January 1992  

 
49/93 Erection of 3m high decorative screen fence along 27m of river frontage 
of lubricant blending and storage depot. Granted April 1993  

 
617/93 Conversion of ground floor garage to ancillary offices (amended 24/6/93 
and 9/7/93). Granted July 1993  

 
1.34 Of particular note, is application reference: DC/06/00089/FUL, which sought 

redevelopment of the site for a mixed use development. The application was 
refused in April 2006, the reasons for refusal were:  

 

 The design, height and massing of the proposal would be detrimental to 
the Bridges Conservation Area and the Tyne Gorge and would harm the 
setting of the Grade I Listed High Level Bridge and Grade II Listed Swing 
Bridge.  Height and massing of buildings would lead to overshadowing 
and 'canyon effect'.  

 The proposed layout masks the historic grain of the current buildings 
and loses the distinctiveness of the current building line which follows 
the curved alignment of Pipewellgate. Lack of active frontages.  

 Residential element is unsatisfactory due to the excessive percentage of 
residential floorspace, lack of information to justify the limited housing 
mix and affordable housing / access for people with disabilities. 
Adequate information has not been submitted in terms of archaeology, 
history, structural condition / repair of river wall, traffic impacts, waste 
disposal / collection arrangements and noise. The proposal would result 
in poor visual links between the Pipewellgate locality and the River Tyne.   

 
1.35 Also of note is a planning permission recently granted  for the change of use of 

the former Baja Beach Club, which is located to the east of the application site 
from a nightclub to offices (use class B1) with internal refurbishment works, roof 
alterations and modifications, including a linear asymmetrical dormer, sawtooth 
roof and dormer infills ref DC/19/00739/COU Granted 30 September 2019. 

 
2.0 Consultation Responses: 
  
           Coal Authority The Coal Authority has no objection to the 

proposed development subject to the imposition 
of conditions to secure intrusive site 
investigations, a scheme of remedial works if 
found necessary; and the implementation of 
those remedial works. 
 

 
            Environment  No objections subject to condition in respect of 



             Agency          finished floor levels. 
 
             Historic England Historic England supports the application on 

heritage grounds.  They consider that the 
application meets the requirements of the NPPF, 
in particular paragraph numbers 192 and 193. 

 
             Northern Gas     
             Networks 

No objections 

 
             Port Of Tyne No objections 
 
             Tyne And Wear    
             Archaeology 
             Officer 
 
 
 
             Natural England 

The County Archaeologist agrees with the 
proposals which are in accordance with the NPPF 
and requires conditions to secure building 
recording excavation and recording and 
publication of a report. 
 
Response awaited 

    
3.0 Representations: 
 
3.1 Neighbour notifications were carried out in accordance with formal procedures 

introduced in the Town and Country Planning (Development Management 
Procedure) 2015. Five site notices were posted around the perimeter of the site 
and a press notice was published in The Journal on 25 September 2019.  The 
date for responses expired on 16 October 2019. 

 
3.2 A total of 22 comments have been received, a number of these comments are 

positive and support the redevelopment. However, some concerns and 
questions have also been raised; 

 
3.3 Proposed Uses  
 

 The development does not provide affordable housing, job 
opportunities, education opportunities or green transport.  

 Concerns regarding roof top bar which will lead to noise  

 Commercial development is unlikely to be taken up  

 The proposals are not in accordance with Core Strategy policy 
QB3  

 
3.4       Design  
 

 The proposals are not in-keeping with the surrounding character of 
the area and the design could be more sympathetic given the historic 
context in which in sits.  

 The scale and massing will look out of proportion given the 
surroundings.  

 The development is not architecturally distinct.  



 Concerns regarding the height of the building and the implications 
this will have on views, the High Level Bridge and Rabbit Bank.  

 One response has also referred to the 2006 scheme which was 
refused and considers that this scheme does not provide a better 
alternative.  

 
Heritage and Views 

 

 The proposed development is not sensitive to the adjacent listed 
and historic buildings/context.  

 The development is not in-keeping with the conservation area  

 The development will result in the loss of green views of Rabbit 
Bank.  

 
 

Traffic and Highways  
 

 Concerns regarding traffic generation and the impacts this would 
have on air pollution given the amount of apartments and 
commercial uses proposed.  

 Concerns regarding the impacts of traffic on the Swing Bridge  

 Concerns regarding the impacts of limited parking.  
Considers that there is insufficient infrastructure for electric 
vehicle charging  

 
Amenity  

 

 Concerns regarding the impacts upon views from Ochre Yards 
properties which will affect property prices  

 Concerns regarding the impacts upon light and privacy of nearby 
residents at Ochre Yards.  

 The development will result in disturbance in early morning and 
late at night  

 
4.0 Policies: 
 

NPPF National Planning Policy Framework 
 
NPPG National Planning Practice Guidance 
 
CS1 Spatial Strategy for Sustainable Growth 
 
CS2 Spatial Strategy for Urban Core 
 
CS13 Transport 
 
CS14 Wellbeing and Health 
 
CS15 Place Making 



 
CS16 Climate Change 
 
CS17 Flood Risk and Waste Management 
 
CS18 Green Infrastructure/Natural Environment 
 
QB1 Quays and Baltic Sub-Area 
 
QB3 Quays and Baltic Dev Opportunity Sites 
 
CS7 Retail and Centres 
 
CS8 Leisure, Culture and Tourism 
 
UC3 Leisure Culture and Tourism 
 
UC1 Offices and Business Development 
 
CS10 Delivering New Homes 
 
CS11 Providing a range and choice of housing 
 
UC4 Homes 
 
H9 Lifetime Homes 
 
H10 Wheelchair Housing 

 
CFR28 Toddlers' Play Areas 
 
CFR29 Juniors' Play Areas 
 
CFR30 Teenagers' Recreation Areas 
 
H15 Play Areas in Housing Developments 
 
ENV21 Sites of Archaeological Imp - Known 
 
ENV22 Sites of Archaeological Imp - Potential 
 
ENV7 Development within Conservation Areas 
 
ENV11 Listed Buildings 
 
UC13 Respecting and Managing Views 
 
UC14 Heritage 
 
DC1H Pollution 



 
DC1D Protected Species 
 
DC1E Planting and Screening 
 
DC1C Landform, landscape and after-use 
 
DC1P Contamination, derelict land, stability 
 
DEL1 Infrastructure/Developer Contributions 
 
UC11 Gateways and Arrival Points 
 
UC12 Urban Design 
 
UC13 Respecting and Managing Views 
 
UC14 Heritage 
 
UC16 Public Realm 
 
UC17 Public Art 

 
UC15 Urban Green Infrastructure 
 
T6 River Tyne Corridor 
 
ENV44 Wood/Tree/Hedge Protection/Enhancement 
 
ENV46 The Durham Biodiversity Action Plan 
 
ENV51 Wildlife Corridors 
 
UC5 Primary and Secondary Pedestrian Routes 
 
UC6 Cycling 
 
UC10 Car Parking 

 
5.0 Assessment of the Proposal: 
 
5.1 The main planning considerations are the principle of the proposed use, EIA 

considerations including socio economic impacts on human health, impact on 
archaeology and heritage assets, landscape and townscape views, flood risk, 
hydrology and drainage, noise and residential amenity, sunlight and daylight, 
wind and climate, air quality, biodiversity, ground conditions, impact on 
highways and other matters. 

 
5.2 PRINCIPLE 



The site is in the Gateshead Urban Core and forms part of the Gateshead 
Quays and Baltic Sub Area (policy QB1). Policy QB1 requires the proposal to 
improve the environment, accessibility and enhance the green infrastructure 
network by:  

 

 Creating a continuous recreational riverside route along the 
rivers' edge that is between 10 - 30 metres in width where 
possible.  

 Incorporating living roofs where technically feasible and providing 
street trees adjacent to the secondary pedestrian route the runs 
alongside the site. 

 Providing street trees along the secondary pedestrian route 
adjacent to the site. 

 
5.3 Policy QB1 requires the proposal to provide improvements to the Gateshead 

Quay Wall to ensure its structural integrity and mitigate future flood risk taking 
account of the Gateshead Quays Wall Condition Survey and Climate Change 
Adaptation Strategy. It is recommended that a condition secure the Quay Wall 
improvements.  

 
5.4 Policy QB3 Quays and Baltic Development Opportunity sites allocates 

Pipewellgate as a mixed use site where development will encompass a mix of 
principal uses including Assembly and Leisure (D2) Cafes and Restaurants 
(A3), Residential (C3), Drinking Establishments (A4), Hotel (C1) and Offices 
(B1a). The proposed mix of uses are acceptable principal uses in accordance 
with policy QB3(2) subject to meeting the requirements of the policy. Policy 
QB3 requires development to: 

 
i.    Providing a safe and legible primary pedestrian route from Gateshead 
Primary Shopping Area to Gateshead Quays via West Street, Wellington 
Street, Hills Street, Brandling Street and Church Street, 
ii. Respond to the Tyne Gorge while sustaining the iconic view of the bridges 
through careful attention to scale and massing, 
iii Provide a Foul and Surface Water Drainage Strategy which demonstrates 
there is adequate foul and surface water capacity for the development with the 
aim of reducing flood risk and ensuring no deterioration of water quality, 
iv. Be sensitive to the adjacent listed buildings, 
v. Improve north south green infrastructure links by providing connections into 
Riverside Park, 
vi. Provide views to and complement the sculptures in Riverside Park, 
vii. Provide overland or piped flow paths to convey surface water into the River 
Tyne, 
viii. Manage any residual surface water flood risk, and 
ix. Avoid and mitigate tidal flood risk over the lifetime of the development. 

 
5.5 These criteria have been addressed and overall, it is considered that the 

proposed development has fully taken account of the policy requirements in 
policies QB1 and QB3. 

 



5.6 CSUCP policy UC1 seeks to promote office and business development within 
the urban core. This reflects the NPPF at Section 6, that encourages the 
creation of a strong, competitive economy. The proposed development 
includes office use at ground floor level, which is considered to be in 
accordance with policy UC1. 

 
5.7 In terms of job opportunities, the development will create approximately 157 

FTE construction jobs during the construction period and once operational has 
the potential to provide in the region of 142FTE jobs associated with the 
proposed office and commercial uses across the site which will benefit the local 
economy.  

 
5.8 The commercial space will be delivered by High Street Group (the Group) and 

will either be operated by the Group under their High Street Hospitality 
subsidiary or will be leased to national or international operators. The Group 
already successfully runs a number of retail and leisure establishments in the 
North East. 

 
5.9 Policy UC3 seeks any leisure use to enhance and diversify the existing offer 

providing business visitor uses and / or family friendly visitor attractions. Policy 
UC5 seeks new development to focus on Primary and Secondary Pedestrian 
Routes as the site is adjacent to the primary pedestrian route that runs along 
the River Tyne. The proposals include the creation of a riverside leisure route 
along the River Tyne and to relocate the Keelman's Way to follow the river's 
edge in accordance with policy UC3. 

 
5.10 Policy CS10 sets out the housing provision for Gateshead which has been 

informed by housing needs assessment. This approach is consistent with the 
NPPF. The proposed development includes the provision of 269 residential 
units that will contribute towards to target for new homes in Gateshead across 
the plan period. Therefore, the proposals accord with Policy CS10. 

 
5.11 Range and choice of housing 

The emerging Local Plan seeks to increase the range and choice of housing 
across Gateshead by improving the balance of the Borough's housing stock in 
terms of dwelling size, type and tenure.  

 
5.12 Family Homes 

Paragraph 61 of the NPPF supports policies which reflect the size, type and 
tenure of housing needed for different groups. The proposed development is for 
269 dwellings of 1 and 2 beds which will be for private rent.  

 
5.13 CSUCP policy CS11(1) requires that a minimum of 60% of new private housing 

across the plan area is suitable and attractive for families (i.e. homes with three 
or more bedrooms).  Saved UDP policy H5 also seeks to improve the choice of 
housing in Gateshead, and states that on sites of 1 hectare or more or with the 
potential for the development of 25 or more dwellings (the latter of which 
applies in this case), development containing small flats or apartments only will 
not generally be accepted unless there is a local shortfall in such 
accommodation, and it is in keeping with the character of the area. The 



proposal is for the development of 269 apartments consisting of 154 x 1 
bedroom and 113 x 2 bedrooms and two duplex two bed units. To accord with 
policy, 157 of the proposed apartments should be 3+ bedrooms. However, 
research by the potential residential management company (Grainger plc), 
including analysis of their demand statistics, indicate that 1 and 2 bedroom 
units are in significantly greater demand in the local private rental housing 
market. The research also identifies that potential tenants are more likely to be 
couples or professional sharers who are more suited to 1 and 2 bedroom units. 
The development has therefore been designed to respond to the market to 
ensure it is viable.  

 
5.14 Whilst policy seeks to provide a range of housing, including 3 beds, it should be 

noted that the supporting policy text recognises that the supply of current stock 
is largely limited by a historic housing stock with a lack of new housing choice 
across Gateshead. The supporting policy text in the SHMA recognises a 
specific need for good quality smaller properties for single people, couples and 
those looking to downsize, which the proposed development can cater for. 
Furthermore, the SHMA identifies that, in Gateshead, there will be an overall 
increase in single person households and households comprising couples 
without children. It goes on to specify that there is a requirement for 1 and 2 bed 
flats over the plan period. In addition, the document acknowledges that, whilst 
there is an increase in the number of single person households, there are not 
enough dwellings with only one bedroom. This strengthens the case that there 
is not adequate supply of this type of unit size and that many single person 
households are remaining within the family home; signifying further constrained 
levels of single person demand. The proposal provides a different offer in terms 
of a build to rent scheme and it is considered this will add to the existing housing 
offer which is currently available in Gateshead, providing greater choice.  

 
5.15 It should also be noted that the development will provide residential units within 

the urban core where residential development is supported under Core 
Strategy policy UC4.  

 
5.16 Furthermore, the committee report for the Hawks Road / Mill Road planning 

application reference DC/18/00396/FUL for a mixed use development 
consisting of 317 Apartments with two ground floor Retail Units, acknowledged 
that 'taking into account the nature of sites within the urban core it is reasonable 
to expect that a large proportion of residential units in the Urban Core will be 
one or two bed studios/apartments'.  A consistent approach to developments 
within the Urban Core must be taken. Based on the above, it is considered that 
the mix proposed is viable and suitable for the location and accords with policy 
CS11.  

 
5.17 Affordable Homes 

The proposal does not provide affordable accommodation. In order to accord 
with the NPPF affordable housing on build to rent scheme should be provided, 
by default, in the form of affordable private rent. 

 
5.18 In this case, the applicant has submitted a Viability Assessment (VA) that 

concludes that the development would not be viable if affordable housing was 



to be provided.  Officers are satisfied that the viability of the site is marginal, 
given that the site is a brownfield site, formerly in industrial use, which has been 
vacant for over 10 years with very limited developer interest.  It is also allocated 
as a key development site within the Local Plan. The proposed scheme 
therefore presents an opportunity to redevelop the site whilst also providing 
attractive new housing within the urban core. However, given the nature of the 
previous use, which included an iron foundry, glass works and oil works, the 
applicant is required to undertake a significant amount of abnormal work to 
bring the site forward for development, including demolition and remediation, 
flood mitigation measures given its location adjacent to the River Tyne and 
works to the quay wall.  

 
5.19 However, as the costs of the development in the VA are dictated in part by this 

being an apartment based PRS scheme, where the entire development must 
be constructed before any returns can be made (unlike a typical housing 
development where a developer can build and sell a few houses at a time, thus 
aiding their cash-flow), it is considered appropriate that a condition be 
recommended that would ensure that this development is built to rent and that 
(in accordance with the definition in the NPPF), initial tenancies in excess of 
three years should be offered – albeit without an obligation on the tenant to take 
that length of tenancy if it would not suit their circumstances. 

 
5.20 It is therefore considered that, on balance, and subject to the recommended 

condition, the lack of affordable housing provision should not amount to a 
reason to refuse planning permission in this instance. 

 
5.21 Lifetime Homes and Wheelchair accessible homes  

Saved UDP policies H9 and H10 require 2% of dwellings to meet Wheelchair 
Housing Standards (M4(3) standards), and 10% Lifetime Homes (now M4(2), 
accessible and adaptable). To accord with policy, the development should 
contain 6 apartments that meet Wheelchair Housing Standards, and 27 
apartments that meet the Lifetime Homes Standard. The proposal indicates 
compliance with policies H9 and H10. 

 
5.22 EIA CONSIDERATIONS 

As part of the EIA considerations alternatives must be considered. The site has 
been vacant since 2004 and therefore the 'do nothing' option is already 
apparent; a large scale, prominent riverside site does not deliver any significant 
social, economic or environmental benefits in its current condition. The 'do 
nothing' option will be unable to deliver on the key regeneration opportunity and 
the specific policy supported vision for the site. It will not provide greater 
connectivity to its surrounding area, will not provide any accessible or high 
quality public realm and will not provide a mix of residential and commercial 
uses as set out in the development proposals.  

 
5.23 The proposals have been through an extensive and rigorous design 

development and testing process and range of alternative design solutions 
have been considered; including alternative uses, layout, storey height, access 
and public realm strategies. The proposed scheme is considered to represent 



the optimal design solution for making efficient use of sustainable brownfield 
land and addressing the identified environmental constraints.  

 
5.24 In terms of the uses proposed, alternative uses have been considered, 

however, a mixed use development comprising commercial uses and public 
realm at the lower levels with residential use at the upper levels has been 
progressed in line with the requirements of the site allocation within the CSUCP 
and the 2007 Brett Oils Development Brief (produced by the site owners in 
partnership with Gateshead Council and (then) English Heritage) 
(‘Development Brief’) for the site. The uses proposed are considered 
appropriate given the sustainable location of the site and will deliver active and 
varied use throughout both the day and evening.  

 
5.25 The scheme will result in significant regeneration of this part of the Gateshead 

Quays and will enable access to a currently inaccessible area of Gateshead. 
Redevelopment on the scale proposed and in such a prominent location will 
send a clear message that there is confidence in the development industry, in 
Gateshead and the North East and could also act as a catalyst for further 
regeneration and sustainable development opportunities in the area.  

 
5.26 SOCIO ECONOMIC IMPACTS AND HUMAN HEALTH 

A chapter in the Environmental Statement provides a summary of the current 
socio economic baseline and assesses the socio economic issues of the 
proposed development that relate to employment (both direct and indirect, 
during construction and operational stages, including net changes to the 
existing site); and social / health impacts (both direct and indirect ,during 
construction and operational stages, and cumulatively). In addition, the 
physical impacts on human health of future users of the proposed development 
in term of air quality, contaminated land, climate change and noise were 
assessed.  

 
5.27 The chapter concludes that the majority of effects are moderate to major 

beneficial. The minor adverse impacts associated with the construction phase, 
will be temporary and short lived over the two year construction period. These 
will be minimised and controlled through a construction management plan 
secured by condition. 

 
5.28 Furthermore, the chapter concludes that job creation, additional income to the 

local economy, new housing and the inclusion of new and high quality public 
realm will result in a major beneficial impact for the local area and the wider 
area of Gateshead. 

 
5.29 ARCHAEOLOGY 

The application is supported by a report on archaeological trial trenching on the 
site that identified the remains of brick and sandstone walls and paving 
surfaces which probably relate to the mid-19th century Vitriol Works and 
possibly earlier buildings, structures relating to the Cross Keys public house, 
the early 19th Century Durham Glass Works, and the early 19th century 
Pipewellgate Iron Foundry. The buildings on the site were also examined, and it 
was concluded that some 19th century buildings survive on the site. 



 
5.30 The Environmental Statement has a chapter on archaeology in which the likely 

significant environmental effects of the proposed development on the 
archaeological remains present on the site are assessed, and it proposes a 
scheme of archaeological works to mitigate the removal by the development of 
the standing buildings and below ground archaeology. This comprises a 
programme of archaeological excavation, monitoring and recording, and a 
programme of historic building recording prior to demolition. The proposals are 
considered to be acceptable and in accordance with the NPPF. The works can 
be secured by conditions in respect of building recording, excavation and 
recording and a watching brief. 

 
5.31 HERITAGE ASSETS 

Chapter 8 of the Environmental Statement assesses the likely effects of the 
proposed development in terms of its relationship to the historic environment, 
including heritage assets both designated and non-designated, and other 
historical features which may be affected. The baseline is that the site has been 
occupied for a variety of industrial uses for many years. 

 
5.32 The assessment submitted in support of the application identified a number of 

designated and non-designated heritage assets within and in the vicinity of the 
site including the Grade I listed High Level Bridge, the Grade II* listed Tyne 
Bridge, and the Grade II* listed Swing Bridge Scheduled Monument and the 
conservation areas on both Gateshead and Newcastle quaysides. 

 
5.33 Significant consideration has been given to the visual impact of the proposed 

development and its impact on heritage assets in a Chapter included in the ES. 
Key viewpoints were agreed with Officers and assessed as part of the 
application. These views included views east, west and south from Newcastle 
Quayside and south west from, the High Level Bridge, Tyne Bridge and Swing 
Bridge, from By The River Brew, Bridge Street and east along Pipewellgate. It 
should be noted the development was not visible from the viewing platform on 
Fletcher Road viewing platform. An objector has referred to the impact on views 
from Ochre Yards properties. Notwithstanding the fact that loss of view is not a 
valid planning objection, in terms of views from Ochre Yards, a series of key 
views have been provided as part of the application which can be found at ES 
appendix 9.1. View 17a is taken from Fletcher Road and shows that the 
proposed development sits below the tree line and would therefore not disrupt 
views from this location.  

 
5.34 The scheme demonstrates consideration of key views to and from the Tyne 

Gorge and beyond towards the Urban Core, by delivering a sensitive massing 
which proposes the 'breaking out' of key corners, alongside an active roof 
terrace level to Block A and active terrace levels to both blocks, which enable 
increased visibility throughout the development when viewed from the Tyne 
Gorge. The 'breaking out' of key corners act as a mechanism to minimise the 
'filling' impact of the scheme and the shortening of the Tyne Gorge, particularly 
when viewed from the east in key views towards the High Level Bridge, whilst 
the use of roof and terrace spaces contribute to breaking down the massing of 
critical interfaces with the High Level Bridge.  



 
5.35 The design of the proposed massing has also carefully considered the interface 

between the historic Pipewellgate and the Proposed Development by 
minimising the canyoning effect which is currently established by existing 
buildings and their close proximity to the site boundary. The design ensures 
integration with both Pipewellgate and the existing green buffer of Rabbit Bank 
(leading south to Riverside Park) by utilising garden spaces and planting which 
enable a continuation of green spaces down towards the Riverfront and public 
realm.  

 
5.36 The new public realm at the riverside level, will allow for new views along the 

river and of surrounding heritage assets which offers a significant public 
benefit. In terms of views of the site, ES appendix 9.1 assesses key views of the 
site showing that the building proposed will not have a detrimental impact in 
terms of key views. It is considered that the assessment demonstrates that the 
proposals respect key views within, from and into the Urban Core, including 
views from or across or into the Tyne Gorge and sustain the iconic views of the 
bridges, is sensitive to the surrounding listed buildings and maintains view to 
the sculptures in Riverside Park. As such, the proposed development is 
considered to be acceptable and in accordance with policies QB3 and UC13. 

 
5.37 The loss of the existing buildings would remove a now rare remnant of industry 

at the river's edge but their contribution to the conservation area is limited by 
their relatively recent age and the lack of re use potential. Redevelopment 
offers a return of activity and relevance and the chance to add to the evolving 
character of the Tyne Gorge.  

 
5.38 The proposal has developed with reference to its historic surroundings. The 

neighbouring relationship with the Stephenson's grade I listed High Level 
Bridge avoids a strongly competing scale and mass between the two by 
stepping the height away from the bridge and then breaking the development 
down into two and then, visually, six blocks. This, to a degree, reflects the 
historic relationship between the soaring set-piece architecture of the High 
Level Bridge and the varied finer grain of buildings that characterised 
Pipewellgate in the 19th and earlier 20th centuries. As an addition to the 
conservation area the proposal follows the modern trend to build large and 
contemporary on the central quays but evolves the design approach of this 
trend by being more contextual in its use of materials and sense of order. The 
mix of proposed uses also feels like a step forward in that it would create day 
long activity and interaction, say compared to a pure office or residential use.  

 
5.39 The use of three different sets of variegated brick would help break down the 

mass of the two blocks whilst adding visual interest. The choice of brick tone of 
off-white to dark grey is unusual for wall materials along this part of the gorge 
which traditionally can be very varied in lightness / darkness but always with 
some degree of warmth derived from brick or stone. Considering the large 
scale of this development it is an important consideration affecting the final 
appearance of the scheme. A condition is recommended to ensure options of 
materials are approved to find the best fit between making the development 
distinctive whilst remaining fitting.  



 
5.40 The proposed public lighting between the High Level Bridge and the first block 

should be planned out with reference to views of the 'Rise and Fall' piece of 
public art.  This is clearly visible when standing opposite on the Newcastle 
Quayside.  Obscuring this view with new lighting should be avoided. A condition 
can secure the details of an external landscape and specialist lighting design 
prior to the installation of any external lighting.  

 
5.41 The grid like framework with infill glazing or railings set behind the grid is an 

effective response in this location.  Also, the internal uses are reflected in the 
frame sizing so that public areas appear to have a double height window or 
opening, compared to the residential. It is considered the way the windows 
open should not cause any disruption in the clear glazing pattern as this would 
be detrimental to the appearance of the building. The living spaces have Juliet 
balconies with full height glazed doors that have a sliding opening leaf and the 
bedrooms have a full height glazed window with the top half being top hung 
outward opening. It is not considered that this arrangement will have any 
negative images on the appearance of the building. Details can be secured by 
an appropriate condition. 

 
5.42 It is important to consider how the individual units will be provided external 

extractions and boiler flues for kitchens and bathrooms, ventilation (trickle 
types) if windows are non-openable, to avoid a negative impact on the 
appearance of buildings, and even more so when many outlets are required. 
Electric panel heaters and a centralised heating system for hot water will be 
provided so there will not be a boiler in each apartment requiring a flue. Extract 
ventilation from the kitchens and bathrooms will be combined so there is a 
single extract from each apartment, the design strategy is that this will 
discharge in a concealed slot in the soffit over the fixed panel of glass to the 
Juliet balconies. Details can be secured by an appropriate condition. 

 
5.43 The proposed leisure uses will be provided with appropriate levels of ventilation 

and extraction without impacting negatively on the external appearance as 
allowance has been made inside the building to provide a commercial extract 
flue up through the residential floors for a kitchen. A discrete slot at the head of 
the glazed bays on the ground floor has been included to accommodate air 
supply. Details can be secured by an appropriate condition. 

 
5.44 Given the above subject to the recommended conditions, it is considered that 

there will be no significant heritage impacts as a result of the construction of the 
reservoir and that the proposal is considered to be acceptable and in 
accordance with the NPPF, in particular paragraph numbers 192 and 193, 
CSUCP policy CS15 and Saved UDP policies ENV21 and ENV22. 

 
5.45 AMENITY AND VISUAL  

A relevant policy is policy CS14 and the proposals comply with the 
requirements of the policy as they allow for an inclusive environment with good 
access to surrounding facilities and services. The scheme incorporates 
landscaping proposals which include provision of open spaces to encourage 

 



5.46 Policy CS15 is also relevant and as the scheme has been carefully designed to 
take account of key constraints and detailed consideration has been given to 
the urban grain and the scale and context of the site to ensure it is in keeping 
with the surround area it is considered the proposals comply with policy CS15. 
As such, the proposed development is considered to be in accordance with 
policy CS15. 

 
5.47 In terms of the 2006 refusal, the design team have taken into account the 

reasons for refusal and it is considered that the proposed development 
presents a very different and higher quality design and use mix, thus a 
successful scheme for the site.  

 
5.48 Overall the development makes a positive contribution to the established 

character and identity of its locality and protects the setting of the conservation 
area. As such, the proposed development accords with policy UC14. 

 
5.49 Policy UC16 seeks to enhance areas of open space. The NPPF highlights the 

importance of high quality open space and their contribution to the health and 
well being of communities. Policy UC16 is considered compliant with the NPPF 
in that regard. Policy UC16 seeks to enhance areas of open space. The site 
does not currently contain any accessible open space and as such the 
proposals, will provide an overall enhancement in terms of public realm. As 
such, the proposed development is considered to be in accordance with policy 
UC16. 

 
5.50 CSUCP policy UC17 seeks to enhance the character of areas through the use 

of public art at key opportunity sites. The NPPF encourages high quality design 
and creating a sense of place. The policy is therefore considered to be 
consistent with the NPPF. There is an intention to incorporate art into the public 
landscape which will also link with art at Rabbit Bank. CSUCP policy UC17 
Public Art seeks to enhance character and local distinctiveness, development 
of Key Sites and Development Opportunity Sites will include public art. The 
location for public art is indicated on the site plan at the eastern end of the site. 
The final details of the public art can be secured by condition. The proposed 
development is therefore in accordance with policy UC17. 

 
5.51 The NPPF encourages the use of green infrastructure to promote healthy 

lifestyles and to provide opportunities to enhance air quality and mitigate 
against climate change. Policy UC15 seeks to enhance green infrastructure. 
The areas of public realm are designed to significantly improve and enhance 
the existing urban green infrastructure and public realm offer at the site for 
future residents of the development but also for the wider local and visiting 
population. As such, the proposed development is considered to accord with 
policy UC15. 

 
5.52 Overall, the scheme is considered to demonstrate high standards in terms of 

the intelligent and innovative design, together with the proposed use of high 
quality materials. As well as providing regeneration benefits to this part of 
Gateshead's Quays. 

 



5.53 Given the above, the proposals are considered to be acceptable and in 
accordance with local and national policies. 

 
5.54 FLOOD RISK 

Chapter 11 of the Environmental Statement assesses the effects of the 
proposed development on flood risk, hydrology and drainage.  

 
5.55 A flood risk assessment and outline drainage strategy have been submitted 

which demonstrate that the proposed flood risk strategy and drainage design 
are acceptable in principle. 

 
5.56 A detailed drainage design and assessment are required and can be secured 

by conditions. 
 
5.57 Given the above, subject to the recommended conditions the proposals are 

considered to be acceptable and in accordance with CSUCP policies CS16, 
CS17 and CS18 and the NPPF. 

 
5.58 NOISE AND RESIDENTIAL AMENITY 

Chapter 8 of the NPPF and CSUCP policy CS14 seeks to protect the health 
and well being of communities by preventing negative impacts of developments 
on residential amenities. 

 
5.59 This application is a sizeable development, compatible with the surrounding 

Gateshead Quays which is a welcomed change of use to the current redundant 
industrial site of Brett Oils.  As the development is for mixed commercial and 
residential buildings in a busy urban environment with road and rail noise 
sources, the application has been supported by a noise assessment. 

 
5.60 Internal Noise levels to living rooms and bedrooms 

The noise report has determined that the majority of living rooms and bedrooms 
across the site will not achieve daytime and night time guidance noise levels 
with windows open. The noise consultant has acknowledged that due to the 
nature of the development and inherent space restrictions the only realistic 
means of reducing internal noise levels to an acceptable standard would be 
through the use of an alternative means of ventilation and glazing.  Special care 
must be taken to design the accommodation so that it provides good standard 
of acoustics, ventilation and thermal comfort without unduly compromising 
other aspects of the living environment. A detailed glazing and ventilation 
scheme is required for approval and can be secured by condition. 

 
5.61 Commercial (ground floor) / Residential (floor 1 and above) 

Noise associated with the ground floor commercial element of the scheme may 
have the potential to impact proposed noise sensitive receptors above (via 
internal transmission) if not correctly managed.  There is also potential for 
odour/ smoke/ fumes etc from commercial kitchens to impact proposed 
residents living above. Conditions are recommended to secure details of plant. 

 
5.62 An objector has said the roof top bar will lead to noise. Whilst the development 

does include roof terraces, a bar does not form part of the proposals. These 



spaces are for communal use by residents of the building and will be managed 
by the residential management company.  It is not anticipated that the use of 
any of the roof top areas would cause excessive noise generation. 

 
5.63 Construction and demolition 

The site is positioned on the banks of the River Tyne, with hotels and residential 
units close by. A condition is recommended to secure a scheme for the control 
of noise and dust and to restrict the demolition and construction hours, to 
include deliveries to the site.   

 
5.64 Deliveries 

On completion of the development, there are concerns about amenity of the 
residents in terms of deliveries to the commercial uses.  It is considered to be 
necessary for deliveries to be restricted through a TRO to only between 0800 
hours and 1700 hours on Mondays to Fridays and between 0800 hours and 
1300 hours on Saturdays and at no time on Sundays, Bank Holidays or Public 
Holidays to protect the amenity of the residents  

 
5.65 External Plant 

A condition is recommended to secure details of any external plant i.e. the 
appearance, location and number of air conditioning fans and decibel levels 
and internal plant. 

 
5.66 Lighting 

A condition is recommended to secure a scheme to include a lighting 
assessment to prevent lighting causing a nuisance to residents of the 
development or other residents close by. 

 
5.67 Given the above, the proposal is considered to be acceptable and in 

accordance with the NPPF and CSUCP policy CS14. 
 
5.68 SUNLIGHT AND DAYLIGHT 

A sunlight and daylight assessment has been provided in support of the 
application. Where tall buildings are proposed in close proximity to each other 
they may affect the sunlight and/or daylight levels to habitable windows; and 
the scale and form of a development may be likely to result in significant 
shadowing impacts upon neighbouring properties or land.  

 
5.69 The application is supported by an outline daylight sunlight report that focuses 

on the nearest sensitive receptors, which are the residential properties in the 
immediate vicinity of the site, as these have the highest reasonable expectation 
of daylight and sunlight when compared to other uses such as commercial.  

 
5.70 The properties that have been assessed in relation to the BRE guidelines on 

daylight and sunlight and are:  
 

 Residential properties and hotel to the north west (The 
Copthorne);  

 Residential properties to the south (Ochre Yards development); 
and  



 Hotel to the East (Hilton Newcastle). 
 
5.71 All other surrounding properties are considered to be too distant from the 

proposed development and as such have not been assessed by this report. 
 
5.72 The assessment demonstrates full compliance.  
 
5.73 The proposed development would therefore have no material impact on 

daylight sunlight levels currently enjoyed by neighbouring occupiers. 
 
5.74 An objector has raised concerns regarding the impacts upon light and privacy. 

As referred to above the development would not be visible from the Fletcher 
Road view point and the development is not considered to have an impact upon 
loss of privacy or light from Ochre Yards. Furthermore, as described above, a 
sunlight/daylight assessment was submitted with the application. This report 
concludes that the development would not cause a reduction in the level of 
daylight to residents in the vicinity of the site.  

 
5.75 Given the above the proposals are considered to be acceptable and in 

accordance with the NPPF, CSUCP policy CS14 and Saved UDP policy DC2. 
 
5.76 WIND AND CLIMATE 

Policy guidance with respect to wind is presented within the PPG. The overall 
aim of the guidance, tying in with the principles of the NPPF is to consider how 
taller buildings meet the ground and how they affect local wind and sunlight 
patterns. Furthermore, the PPG suggests that account should be taken of local 
climatic conditions, including daylight and sunlight, wind, temperature and frost 
pockets. 

 
5.77 Mitigation Included within Design Proposals 

The development contains several key design features which will help mitigate 
the impact the proposed buildings would have on surrounding resultant wind 
speeds:  

 
1. The building design includes recessed walkways and exits which will help 
mitigate against the impact of wind by creating external areas which are 
sheltered. 
2. The design of buildings includes stepped roof levels which will help to reduce 
wind speeds as they approach ground level and minimise the impact from 
downwash of higher speed winds as they interact with the building. 
3. Recessed windows and balconies create a textured façade providing a rough 
surface which will help to reduce the speed of wind as it interacts with the 
building. 
4. The courtyard and pedestrian areas of the development include planting of 
trees and other vegetation which helps reduce wind speeds and provides 
screening at exits to the buildings. 

 
5.78 The study to assess the pedestrian level wind micro climate around the 

proposed development has been undertaken and includes assessment of wind 
speeds around the proposed development at 43 different locations.  



 
5.79 In terms of the comfort criteria, the resultant wind climate is considered to be 

suitable for long term standing and sitting in all areas surrounding the proposed 
development. 

 
5.80 The results of the assessment demonstrate that during conditions representing 

the highest approaching wind speed conditions, with the inclusion of the 
mitigation measures proposed in the latest development plans, maximum 
resultant wind speeds are expected to be below the lower Lawson safety 
assessment criteria at the majority of locations assessed around the 
development site. 

 
5.81 At a small number of locations, maximum resultant wind speeds are predicted 

to marginally exceed the lower Lawson safety assessment criteria, however, 
they are still below the higher Lawson safety assessment criteria of 20 m/s. 
Furthermore, the tested wind conditions are anticipated to occur for less than 1 
hour within a given year, having only occurred once within the period of met 
data assessed, therefore meeting the lower safety criteria of exceeding 15 m/s 
for less than 1.9hrs a year. 

 
5.82 Given the above, the impact of the proposed development in relation to wind is 

considered acceptable in terms of both comfort and safety and the proposal is 
considered to be in accordance with the PPG. 

 
5.83 AIR QUALITY 

The NPPF requires development to comply with relevant air quality limit values 
or national objectives for pollutants (Paragraph 181). Saved UDP policy DC1(h) 
and CSUCP policy CS14 refer to air quality, ensuring that development does 
not result in unacceptable air quality or dust issues. 

 
5.84 Due to the nature of the proposed development and the negligible traffic 

associated with its operation air quality consideration is focused on the 
construction phase.  

 
5.85 An Air Quality assessment has been submitted in support of the application. 

The modelling demonstrates there will be no breach of air quality objectives 
during the construction / operational phases for residential receptors. All 
relevant guidance has been followed.  

 
5.86 The assessment does flag up potential dust impact during the construction 

phase so mitigation measures set out within an agreed dust management plan 
(based on IAQM guidance as part of a best working practice scheme/ 
environmental management plan), is required. In order to mitigate any adverse 
impacts a series of measures are proposed that minimise dust and establish a 
communication, site management and monitoring regime to proactively 
address dust and air quality matters. These measures can be secured by 
condition. It is also recognised that air quality and dust impacts are limited to the 
construction phase only and will be temporary. 

 



5.87 Chapter 7 of the Environmental Statement concludes that the human health 
effects will be low sensitivity for residents. 

 
5.88 Given the above, subject to the recommended condition, it is considered that 

the proposed development accords with the requirements of the NPPF and 
CSUCP policy CS14 and Saved UDP policy DC1(h) in respect of Air Quality. 

 
5.89 BIODIVERSITY 

Chapter 12 of the Environmental Statement assesses the impact of the 
proposed development on ecology. 

  
5.90 The key potential or likely ecological receptors relating to this site that have 

been identified include: 
 

 The Tidal River Tyne Local Wildlife Site 

 Wildlife Corridor 

 Priority habitats including river and inter-tidal mud; potential for 
early successional brownfield land (LBAP) / open mosaic habitats 
on previously developed land (s41 NERC) within redline 
boundary  

 Riverside Park (developing broadleaved woodland) 

 Statutorily protected and priority species (i.e. s41 NERC, LBAP & 
BoCC), including: bats, Atlantic salmon, sea/brown trout, 
European eel, harbour (common) seal, grey seal, otter, 
peregrine, wading birds (e.g. redshank, lapwing & curlew), 
waterfowl (e.g. teal & shelduck), gull species (e.g. herring gull, 
lesser black-backed gull, black-headed gull and kittiwake) and 
priority butterflies (e.g. dingy skipper) 

 Green Infrastructure Network - Opportunity Area / Spatial Project 
in Gateshead Green Infrastructure Delivery Plan 

 
5.91 An Ecological Impact Assessment (EcIA) has been submitted in support of the 

application. The potential presence, on or near the site, of species afforded 
protection under the above legislation was considered throughout the surveys 
and assessment. Species considered included:  

 

 Bats  

 Great crested newt  

 Otter  

 Reptiles  

 Water vole  

 Red squirrel  

 Badger  

 Birds  

 Seals  

 Migratory fish  
 
 



5.92 In addition to national policy, a number of local plan policies are relevant to this 
application, these include: 

 
5.93 CSUCP Policy CS18 Green Infrastructure and the Natural Environment that 

requires a high quality and comprehensive framework of interconnected green 
infrastructure that offers ease of movement and an appealing natural 
environment for people and wildlife will be achieved by (inter alia):Protection, 
enhancement and management of green infrastructure assets which include: 
Biodiversity and geodiversity assets, including designated sites, designated 
wildlife corridors and priority habitats and species 
And… improving access to, along and onto the River Tyne and tributaries, 
without adversely impacting on the local ecology or damaging the river banks 

 
5.94 Relevant UDP saved policies are: 
 

ENV46 – The Durham Biodiversity Action Plan 
ENV49 – Local Wildlife Sites (formerly Sites of Nature Conservation 
Importance) 
ENV51 – Wildlife Corridors 

 
5.95 The development adjoins the River Tyne Local Wildlife Site which supports an 

area of both national and local priority habitat (s.41 NERC and DBAP) which in 
turn supports national and local priority species, and which forms an important 
component of the River Tyne Wildlife Corridor. 

 
5.96 The development will result in a permanent residual adverse impact on the 

value and function of the above features. 
 
5.97 In accordance with the mitigation hierarchy enshrined within the NPPF; if 

significant harm to biodiversity resulting from a development cannot be avoided 
(through locating on an alternative site with less harmful impacts), adequately 
mitigated, or, as a last resort, compensated for, then planning permission 
should be refused. 

 
5.98 In this case, given the nature of the habitat that would be impacted upon, i.e. 

priority inter-tidal river habitat opportunities for mitigation are limited.  Whilst a 
site has been identified at Ryton Willows, where an off-site financial 
contribution could be put towards compensatory measures, the figures given in 
the VA are such that on viability grounds this could not be secured through this 
development. 

 
5.99 The ecological assessment identifies that whilst there are no nests on the site, 

the site has been recorded as supporting approx. 1% of the Tyne’s total 
population of kittiwakes by providing one of, if not the, largest undisturbed roost 
sites within the core Newcastle/Gateshead quays breeding area.  Such roost 
sites provide a valuable refuge for immature and non-breeding birds.  However, 
as with the off-site mitigation measures and Ryton Willows the figures given in 
the VA are such that on viability grounds measures to encourage kittiwakes to 
take advantage of a number of existing ledges, by the harvesting and 
translocation of old nests from Gateshead Council Kittiwake Tower LNR to 



recently installed (2017) but as yet unused ledges installed on riverside building 
at Akzo Nobel (International Paints) could not be secured through this 
development. 

 
5.100 The delivery of bat and bird boxes can be secured by condition. 
 
5.101 A Biodiversity Method Statement can be conditioned to provide details of those 

measures to be implemented to avoid/minimise harm to off-site ecological 
receptors, including the adjoining River Tyne LWS, priority habitats and 
designated Wildlife Corridor. 

 
5.102 Due to the absence (on viability grounds) of appropriate mitigation and/or 

compensation, the proposed development will result in a significant adverse 
impact on the above listed ecological receptors, it will result in a significant net 
loss of biodiversity and ecological connectivity, and it fails to comply with both 
national and local planning policy. 

 
5.103 In accordance with national planning policy the consequence of this is that 

planning permission should be refused. 
 
5.104 Officers have weighed this identified harm against the benefits of securing the 

redevelopment of this long-standing vacant but prominent site for a form and 
type of development that accords with other local and national polices and have 
concluded, on careful balance that the harm to biodiversity should not be a 
refusal reason in this case. 

 
5.105 Landscape 

A landscape strategy has been submitted as part of the planning submission. It 
is considered that final details of the landscape design and the species can be 
secured by condition. 

 
5.106 Given the above, subject to conditions requiring the full details of the 

avoidance, mitigation and enhancement measures to be implemented, the 
proposed development can be undertaken within acceptable ecological limits 
and in accordance with national and local planning policies. 

 
5.107 GROUND CONDITIONS 

The site has been assessed and inspected as part of the Council's 
Contaminated Land Strategy and is situated on potentially contaminated land 
based on previous historic uses. The site has previously been occupied by a 
glass works, vitriol works, chemical manure works, artificial stone works prior to 
the occupation of the site by Brett Oils circa 1870 which has involved the 
manufacture of lubricants and fuel oils and other petroleum products. 
Consequently, the former industrial use of the site has the potential to cause 
significant soil and groundwater contamination within the development area, 
principally as a result of equipment failure leading to leakage.  

 
5.108 There is the potential for soil and groundwater contamination to be present both 

in the process plant and storage sections of the refinery or tank farm. 
Contamination may be associated with drainage system channels and sumps, 



retention ponds, waste storage and on site disposal areas, including 
soakaways. Leaks from tanks, pipelines, effluent drains and sumps may have 
resulted in contamination as may storage and handling of solid materials such 
as coke or sulphur for example. There was a reported fuel leak from the site into 
the adjacent River Tyne for example in 2007. 

 
5.109 Consequently, it is likely that the development area will be affected by ground 

contamination. Contamination may possibly exist: 

 in any historic made ground deposits present, 

 from imported fill materials and material used to construct a 
development platform for the site and buildings, 

 from materials e.g. asbestos used in former/ current buildings 

 from its former historic site uses 
 
5.110 Therefore, considering the site's potentially contaminating previous land use 

and sensitive land use, planning conditions will be required for Remediation, 
Monitoring and Verification Reports. 

 
5.111 Given the above and subject to the recommended conditions the proposals are 

considered to be acceptable and in accordance with the NPPF, CSUCP 
policies CS14 and CS21 and Saved UDP policy DC1(p). 

 
5.112 TRANSPORT 

The application has been submitted with a Transport Assessment (TA) and 
supporting drawings that follow the general structure agreed as part of 
pre-application scoping discussions. The principle of the proposed 
development is acceptable in transport terms however some further information 
in relation to servicing is required to give a clear understanding of how the 
transport related impacts of the development can be dealt with. 

 
5.113 Information submitted by the applicant suggests up to 43 service vehicles being 

received by the site on a daily basis, the applicant considers this a worst case 
scenario and is based on data from the TRICS database, information from 
similar schemes  and professional experience. Council officers have some 
doubts about whether this is reflective of what will occur in practice, however on 
review of the proposals including sensitivity testing for double the number of 
vehicles quoted, they are satisfied that this level of service vehicle movements 
could be accommodated on Pipewellgate across two loading bays each 
approximately 24m in length. 

 
5.114 It should be noted that the manoeuvring of service vehicle via the car park 

access is in no way ideal and may result in future concerns being raised by the 
users of Pipewellgate, however given the constrained nature of the site and 
Pipewellgate itself, it is unavoidable if the site is to be redeveloped for this type 
of use. 

 
5.115 The residential operator, Grainger Plc, have confirmed that the arrival of 

servicing can be managed via a booking system, while the TROs associated 
with the loading bays will need to have to be time limited, likely to be 20 minutes 

 



5.116 A servicing strategy will need to be submitted to demonstrate how the arrival of 
vehicles will be managed and how the impact on other users of Pipewellgate 
(particularly pedestrians and cyclists) will be minimised.  Attention must be 
given to the measures to manage refuse collection for all uses on the site to 
minimize carry distance and impact on the highway. This can be secured by 
conditions. 

 
5.117 The principle of low levels of parking being provided for the site is accepted and 

supported. However, the car park layout should include accessible bays and 
anchor points for motor cycle parking and a final layout can be secured by 
condition.   

 
5.118 The applicant has demonstrated through the provision of swept path analysis 

that the car parking spaces can be accessed. A car park management plan to 
include details including access controls, how the spaces will be allocated and 
the period of time they will be allocated over, which bays are to have electric 
vehicle charging or passive charging infrastructure, provision of accessible bay 
and details relating to motorcycle parking will be required, this may result in a 
reduction in the 19 spaces currently proposed.  A condition is recommended to 
secure this. 

 
5.119 The applicant is commended for allowing for one car club space for car club 

provision within the site. The car club would be promoted to all residents and 
managed via an external party. Final details to be secured by condition. 

 
5.120 Whilst the principle of low levels of parking is accepted and supported, further 

evidence of where this arrangement has worked on similar developments 
elsewhere had been requested and supplied.  For example, In Newcastle the 
following developments will operate on a similar basis:  

 

 The Forge, Newcastle - the site successfully operates without any 
parking provision, with the exception of accessible parking bays.  

 Hadrian's Tower - this site is currently under construction and not 
yet in operation however, it is an approved development and 
does not include parking provision for tenants.  

 
5.121 A scheme for the Bridge Street/Pipewellgate junction is required in order to 

improve movements out of Pipewellgate onto Bridge Street in the form of Keep 
Clear markings.  The final proposals will be agreed as part of the detailed 
design of the external highway works associated with the development. It is 
proposed the details associated with all external highway works are secured by 
condition. 

 
5.122 Cycle parking 

180 long stay spaces and 32 short stay spaces are proposed, for the use of 
residents, however to ensure that adequate and appropriate cycle parking is 
provided for all of the uses within the development, and to ensure compliance 
with the Council’s Cycling Strategy final details of the numbers, type and 
location of cycle parking being proposed, as well as details of equipment 
lockers and changing facilities.  can be secured by conditions. 



 
5.123 Existing cycle infrastructure on Pipewellgate will need to be amended as a 

result of the development proposals and the associated reallocation of road 
space.  Final mitigation in the form of signing and lining will need to be 
developed to ensure existing facilities are not impacted on detrimentally and 
where possible are enhanced.  The design will be agreed as part of the 
package of external highway works and will be secured by condition. 

 
5.124 As walking will be the primary mode for accessing the site, consideration has 

been given to the pedestrian environment along the Pipewellgate frontage.  
While analysis has been carried out to conclude that the pedestrian network 
has suitable capacity it does not fully consider the existing footway condition 
and the works required to bring this up to a suitable level. 

 
5.125 The existing access along the site frontage onto Pipewellgate, will be replaced 

by a continuous footway which along with resurfacing of the footway will 
provide an improved environment for pedestrians. The detailed design of the 
footway improvements as well as the creation of the new access points, the 
making good of existing accesses, changes to streetlighting, and creation of a 
link to Rabbit Bank will be secured by condition.   

 
5.126 Officers have engaged with Go North East, who have indicated they would be 

willing to serve an extra stop on Pipewellgate, and that it would be a good thing 
to do so given the potential number of users.  Therefore, provision should be 
made to provide appropriate infrastructure, in the form of a flag and pole bus 
stop with associated road markings.  As with the measures identified above 
details relating to this can be secured by condition.    

 
5.127 Delivery of all the highway works will be delivered through S278/38 agreement, 

which the applicant will need to apply to the Council to enter in to. 
 
5.128 An unobstructed pedestrian route is required along the river frontage; this can 

be secured by condition. 
 
5.129 A Framework Travel Plan has been prepared by Sanderson Associates 

(Consulting Engineers) Ltd which accompanies the planning application.  
 
5.130 The Framework Travel Plan provides a series of proposed measures to 

encourage sustainable travel patterns for residents, staff and visitors to the 
development. Nevertheless, the final details of the framework travel plan are 
yet to be agreed, furthermore each of the end users will be required to produce 
user specific travel plans to tie in with the framework document.  Conditions will 
be required in relation to the final framework plan and user specific plans. 

 
5.131 The demolition and construction methodology will be extremely important on 

this site given its constraints.  Maintaining safe access for pedestrians, cyclists 
and public transport will be key.  It is recommended that this be dealt with by 
conditions. 

 



5.132 Subject to the recommended conditions referred to above, it is considered that 
the development is in accordance with the NPPF and CSUCP policy CS13. 

 
5.133 OPEN SPACE AND PLAY FACILITIES 

Saved policies H13 and H15 of the Council’s UDP require new residential 
development to contribute towards open space and play provision. This is 
based on the anticipated population of the development and is based on the 
standards of open space and play provision required per population under 
saved policies CFR20, CFR28, CFR29 and CFR30 of the UDP. 

 
5.134 Pooling restrictions were introduced by the Community Infrastructure Levy 

Regulations 2010 which meant that no more than 5 obligations can be pooled in 
respect of an infrastructure type or infrastructure project.  The Council 
exceeded the 5 obligation maximum in respect of all three types of play 
(toddler, junior and teenage) and for open space.  

 
5.135 With regards to the open space, the application site is situated within the 

Windmill Hills Neighbourhood Area which is currently identified as satisfying the 
requirement for open space. There is therefore, no requirement for additional 
open space from this proposal. 

 
5.136 With regard to play space contributions, the legislation has very recently 

changed to mean that the pooling restriction has now been lifted and therefore, 
in theory, the Local Planning Authority could seek a contribution towards off site 
play provision. Given that there has not been enough time since the change to 
the legislation for the Council to identify where an off-site contribution could be 
spent, the Local Planning Authority are of the opinion that it would not be 
reasonable in this instance to require it.   

 
5.137 Therefore while it cannot be concluded that the appeal proposal would comply 

with saved policies H15, CFR20, CFR28, CFR29 and CFR30 of the UDP, the 
Local Planning Authority consider that it is not possible to require any 
contribution for off site play provision in this case based on the above 
assessment. 

 
5.138 STATEMENT OF COMMUNITY INVOLVEMENT 

A consultation exercise was undertaken to involve and engage with Council 
Officers, stakeholders and members of the public prior to the preparation and 
submission of the planning application. Throughout the consultation process, 
there has been an intention by the applicant to respond to consultation 
feedback from stakeholders and members of the public and, where practicable, 
to provide information and address concerns. 

 
5.139 Community engagement was undertaken throughout the course of the pre 

application process, in which public consultation leaflets were distributed to all 
resident and business addresses contained within an agreed red line boundary 
surrounding the site in the week commencing 1st July.  

 
5.140 The public consultation leaflet contained details of the former Brett Oils site, the 

proposed development of Brett Wharf, and included information about the 



developer High Street Residential. The leaflet provided a website address in 
which further information about the proposed development was contained 
(including FAQs and draft plans) alongside an opportunity for those who wish to 
provide their comments via an online form. An email address was also provided 
for those who wished to provide their comments on the proposed development 
via email by 15th July 2019.  

 
5.141 A total of 21 responses were received throughout the consultation period.  
 
5.142 The positive comments received during the consultation period related to the 

site being brought back into use and the sensitivity of the proposals to the 
heritage context and the proposed café/restaurant and commercial uses at 
ground floor and public realm works. 

 
5.143 Other comments / concerns: 
 

 that the development at Ochre Yards should be completed before any 
further redevelopment in the area; 

 units should be for sale - request for information on when they will be 
available including proposed prices per plot.  

 requests for more information when ground floor will be up for rent. 

 it would be good to see a frontage provided to the eastern side of the site 
accessible by the public to bring back waterside access.  

 impact upon views/light, from Kenilworth House towards the River and 
the City.  

 that it should be built to a high standard visually, including materials and 
landscaping.  

 that it is uninspiring, too large and intrusive and would detract from the 
historic importance of the High Level Bridge.  

 traffic impacts on local road network. 

 parking requirements. 
 
5.144 COMMUNITY INFRASTRUCTURE LEVY  

On 1st January 2017 Gateshead Council became a Community Infrastructure 
Levy (CIL) Charging Authority.  This application has been assessed against the 
Council's CIL charging schedule and the development is not CIL chargeable 
development as it is a zero charge area. 

 
5.145 ENVIRONMENTAL IMPACT ASSESSMENT  

Chapter 7 of the ES concludes that the majority of effects on socio economic 
and human health are moderate to major beneficial. The minor adverse 
impacts associated with the construction phase, will be temporary and short 
lived over the two year construction period. These will be minimised and 
controlled through a construction management plan secured by condition. 

 
5.146 Furthermore, the chapter concludes that job creation, additional income to the 

local economy, new housing and the inclusion of new and high quality public 
realm will result in a major beneficial impact for the local area and the wider 
area of Gateshead.  Officers agree with these conclusions. 

 



5.147 Chapter 8 of the ES assessed the potential to affect the significance of cultural 
heritage assets. It noted that there will be certain effects upon the historic 
environment associated with both the construction and operational phase of the 
development. It concluded that during the construction phase due to the 
distance from the site to the majority of assets the magnitude of the impact of 
the construction is identified as neutral magnitude of impact against value given 
the extent of intervening townscape and development. 

 
5.148 The High Level Bridge, Bridges Conservation Area and Riverside Park were 

identified as assets that would have a minor low adverse effect. During the 
operational phase the effects are concluded to be a low adverse effect where 
the development screens parts of Riverside Park, a non designated heritage 
assets from certain locations from the north, however this is a recent creation 
that stands within the Bridges Conservation Area where overall benefit is noted. 
The low impact must be balanced against the substantive public beneficial 
effects outlined in the report.  Officers agree with these conclusions. 

 
5.149 Chapter 9 of the ES assessed landscape townscape and views supported by 

Architects Accurate Representations. The baseline being the site as existing is 
considered to have low value due to its derelict state and its position on the 
Quays means it is highly visible location. A number of outdoor and built visual 
receptors were identified and it was concluded that during construction there 
would be significant short term effects for receptors in close proximity to the 
site. Upon completion it was concluded that there will be significant visual 
effects from Newcastle quayside opposite and from the High Level Bridge. The 
chapter concluded that the development would bring an improved space and 
increase in positive activity to the site and change the site from being derelict to 
a new mixed use space including public realm benefits and brings beneficial 
visual effects from all viewpoints. The potential effects of the proposals on key 
landscape townscape and visual receptors include both short and long term 
effects some that will be significant visual effects from close proximity to the 
site.  Officers agree with these conclusions. 

 
5.150 Chapter 10 of the ES assessed the impact of the proposed development on 

archaeological assets. The baseline was data obtained from various archival 
sources. Works had been undertaken to ascertain the nature and extent of 
archaeological assets and identified the remains of riverside walls that contain 
historic fabric and information on the past use of the site. As the remains of 
industrial buildings would be removed by the proposed development the 
chapter concluded that a scheme (to be secured by conditions) of excavation 
and recording of archaeological remains and the recording of the historic 
buildings to be preserved for record will be such that the effects are less than 
significant. 

 
5.151 Chapter 11 of the ES assessed the impact of the development on flood risk, 

hydrology and drainage and concluded that the proposed development is at 
risk of fluvial tidal flooding from the River Tyne however this can be reduced by 
incorporating the mitigation measures outlined in the report above. It concluded 
that the scheme accords with planning policies that deal with flood risk 
hydrology and drainage.  Officers agree with these conclusions. 



 
5.152 Chapter 12 of the ES assessed the impact of the proposal on ecology. The 

baseline was the habitat survey. The chapter concluded that no significant 
impacts are predicted as a result of the proposals without mitigation. The 
implementation of the mitigation measures outlined in the Habitat Survey and 
appropriate working methods would minimise the residual risk of adversely 
affecting the ecological interests of the site and the adjacent areas.   Officers 
agree with this conclusion, however, in this case, the applicant has submitted a 
Viability Assessment (VA) that concludes that the development would not be 
viable if off-site ecological mitigation measures were to be provided.  Officers 
are satisfied that the viability of the site is marginal, given that the site is a 
brownfield site, formerly in industrial use, which has been vacant for over 10 
years with very limited developer interest. The applicant will be required to 
undertake a significant amount of abnormal work to bring the site forward for 
development, including demolition and remediation, flood mitigation measures 
given its location adjacent to the River Tyne and works to the quay wall.  The 
amount of income generating development possible on this site is also dictated 
by the surrounding heritage assets, that limit the scale of development to 
ensure that it would not result in harm to designated and non-designated 
heritage assets.  Consequently, the viability of the site is impacted.  

 
5.153 However, this is also allocated as a key development site within the Local Plan. 

The proposed scheme presents an opportunity to redevelop the site whilst also 
providing attractive new housing within the urban core, and it is the benefits of 
the development that Officers consider to outweigh the harm caused. 

 
6.0 CONCLUSION 
 
6.1 The proposed development has been through an extensive and rigorous 

design development and testing process and range of alternative design 
solutions have been considered; including alternative uses, layout, storey 
height, access and public realm strategies. The proposed scheme is 
considered to represent the optimal design solution for making efficient use of 
sustainable brownfield land. 

 
6.2 In terms of the uses proposed, alternative uses have been considered, 

however, a mixed use development comprising commercial uses and public 
realm at the lower levels with residential use at the upper levels has been 
progressed in line with the requirements of the site allocation within the CSUCP 
and the Development Brief for the Site. The uses proposed are considered 
appropriate given the sustainable location of the Site and will deliver active and 
varied use throughout both the day and evening.  

 
6.3 The scheme will result in significant regeneration of this part of the Gateshead 

Quays and will enable access to a currently inaccessible area of Gateshead. 
Redevelopment on the scale proposed and in such a prominent location will 
serve to set out a clear message that there is confidence in the development 
industry, in Gateshead and the North East and could also act as a catalyst for 
further regeneration and sustainable development opportunities in the area.  

 



6.4 Overall, the proposed development will deliver substantial social and economic 
benefits and supports the redevelopment of the site and riverfront as envisaged 
by the CSUCP and the Brett Oils Development Brief.  

 
6.5 In accordance with Part 5 Regulation 26 of the Town and Country Planning 

(Environmental Impact Assessment) Regulations 2017, the Local Planning 
Authority has examined the environmental information, the above report sets 
out the reasoned conclusion on the significant effects of the proposed 
development on the environment, taking into account the submitted 
environmental information and our own assessments.  Whereas, it cannot be 
concluded that the development will comply with all relevant planning policy 
and there will be residual ecological harm (due to a lack of mitigation 
measures), it is the conclusion of Officers, having carefully balanced this 
against the benefits of the proposed development, that planning permission 
should be minded to grant permission, subject to conditions.  

 
7.0 Recommendation: 

That permission be GRANTED subject to the following condition(s) and that the 
Strategic Director of Communities and Environment be authorised to add, vary 
and amend the planning conditions as necessary: 

1   
The development shall be carried out in complete accordance with the approved 
plan(s) as detailed below - 
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Any material change to the approved plans will require a formal planning application to 
vary this condition and any non-material change to the plans will require the 
submission of details and the agreement in writing by the Local Planning Authority 
prior to any non-material change being made. 
 
Reason 
In order to ensure that the development is carried out in complete accordance with the 
approved plans and any material and non-material alterations to the scheme are 
properly considered. 
 
2   
The development to which this permission relates must be commenced not later than 
3 years from the date of this permission. 
 
Reason 



To comply with section 91 of the Town and Country Planning Act 1990 as amended by 
section 51 of the Planning and Compulsory Purchase Act 2004. 
 
3   
No groundworks or development shall commence until a programme of archaeological 
fieldwork (to include evaluation and where appropriate mitigation excavation) has 
been completed. This shall be carried out in accordance with a specification provided 
by the Local Planning Authority. 
 
Reason 
The site is located within an area identified as being of potential archaeological 
interest. The investigation is required to ensure that any archaeological remains on the 
site can be preserved wherever possible and recorded, in accordance with paragraph 
199 of the NPPF, Core Strategy Policies CS15 and UC14 and saved Unitary 
Development Plan Policies ENV21 and ENV22. 
 
Reason for prior to commencement condition  
The commencement of any works would destroy the evidence of any historic building 
or structure before an archive record could be undertaken 
 
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
 
4   
The building(s) shall not be occupied/brought into use until the final report of the 
results of the archaeological fieldwork undertaken in pursuance of condition 3 has 
been submitted to and approved in writing by the Local Planning Authority. 
 
Reason 
The site is located within an area identified as being of potential archaeological 
interest. The investigation is required to ensure that any archaeological remains on the 
site can be preserved wherever possible and recorded, in accordance with paragraph 
199 of the NPPF, Core Strategy Policies CS15 and UC14 and saved Unitary 
Development Plan Policies ENV21 and ENV22. 
 
5 
The buildings shall not be occupied/brought into use until a report detailing the results 
of the archaeological fieldwork undertaken has been produced in a form suitable for 
publication in a suitable and agreed journal and has been submitted to and approved 
in writing by the Local Planning Authority prior to submission to the editor of the 
journal.  
 
Reason 
The site is located within an area identified in the Unitary Development Plan a being of 
potential archaeological interest and the publication of the results will enhance 
understanding of and will allow public access to the work undertaken in accordance 
with paragraph 199 of the NPPF, Core Strategy Policies CS15 and UC14 and saved 
Unitary Development Plan Policies ENV21 and ENV22. 
 



6  
No development shall commence (except for the erection of site security hoardings 
and site investigations and remediation) until a Demolition and Construction 
Management Plan (DCMP) for the development has been submitted to and approved 
in writing by the Local Planning Authority. 
 
The DCMP shall include: 
 

a) a dust management plan 
b) a noise management plan  
c) pollution prevention measures  
d) contractor parking 
e) details of delivery arrangements, hours and routing 
f) measures to limit and manage transfer of debris on to the highway 
g) Dampening down of exposed stored materials, which will be stored as far from 

sensitive receptors as possible; 
h) Ensure all vehicles switch off engine when stationary; 
i) Avoiding dry sweeping of large areas; and 
j) Details of protection of migratory fish during significant noise and vibration 

activities 
 
Reason for condition 
In order to avoid nuisance to the occupiers of adjacent properties during the demolition 
and construction phases of the development and fish in accordance with the NPPF, 
saved policies DC1(h), DC2 and ENV46 of the Unitary Development Plan and policy 
CS14 of the Core Strategy and Urban Core Plan. 
 
Reason for prior to commencement condition  
The DCMP must demonstrate that the residential amenities of adjacent properties will 
be protected during construction of the development and fish. 
 
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
 
7  
The development hereby permitted shall be undertaken wholly in accordance with the 
Demolition and Construction Method Statement approved under condition 6 for the 
duration of the demolition and construction periods.   
 
Reason:  
To ensure that the site set up does not impact on highway safety, pedestrian safety, 
fish and residential amenity in accordance with Saved UDP policies ENV3, DC2, 
ENV46? and CSUCP policies CS13, CS14, CS18 and National Planning Policy 
Framework. 
 
8   
Prior to commencement of the development hereby permitted (except for the erection 
of site security hoardings and site investigations) and notwithstanding the information 
submitted; a Biodiversity Method Statement covering: 



 
a) protection, creation, enhancement and maintenance of habitats/ecological 

features to be retained and/or created on site 
b) measures to be implemented to avoid/minimise harm to off-site ecological 

receptors, including the adjoining River Tyne Local Wildlife Sites, priority habitats 
and the designated Wildlife Corridor. 

c) protected and priority species including bats, breeding birds and hedgehog, and; 
d) invasive non-native species 
 
shall be submitted to and approved in writing by the Local Planning Authority prior to 
the commencement of works on site.  The content of the method statement shall 
include timescales and details of measures to be implemented to avoid/minimise the 
residual risk of harm to individual species during the demolition, construction and 
operations phases of the development; and to ensure, where possible, local 
populations are maintained at or above their current levels.   
 
Reason for condition 
To minimise the risk of harm and long-term adverse impacts of the development on 
protected and priority species in accordance with CSUCP policy CS18, Saved UDP 
policies DC1(s) and ENV46 and the NPPF. 
 
Reason for prior to commencement condition 
To minimise the risk of harm and long-term adverse impacts of the development on 
protected and priority species in advance of the commencement of the development 
hereby permitted. 
 
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
 
9   
The details approved under condition 8 shall be undertaken in strict accordance with 
the approved details of the Biodiversity Method Statement(s) for the duration of the 
vegetation/site clearance, demolition and construction phases of the development. 
 
Reason 
To minimise the risk of harm and long-term adverse impacts of the development on 
protected and priority species in accordance with CSUCP policy CS18, Saved UDP 
policies DC1(s) and ENV46 and the NPPF. 
 
10  
Prior to the commencement of the development hereby permitted (except for the 
erection of site security hoardings, demolition of the existing buildings and site 
investigations) a Remediation Method Statement will be prepared in accordance with 
the approved Phase II Report (Geo-Environmental Interpretive Report dated 
November 2019 by Fairhurst) and will be submitted and approved in writing by the 
Local Planning Authority.   
 
Reason  



To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with the National Planning Policy Framework, policies CS14 and CS21 of 
the Core Strategy and Urban Core Plan and saved policy DC1(p) of the Unitary 
Development Plan. 
 
11   
The remediation measures approved under condition 10 shall be implemented wholly 
in accordance with the approved remediation measures prior to construction of the 
development hereby permitted and maintained for the life of the development. 
 
The Local Planning Authority must be given two weeks written notification of 
commencement of the remediation scheme works. 
 
Reason 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with the National Planning Policy Framework, policy CS14 of the Core 
Strategy and Urban Core Plan and saved policy DC1(p) of the Unitary Development 
Plan. 
 
12   
Following completion of the remediation measures approved under condition 10, a 
verification report that demonstrates the effectiveness of the remediation carried out 
must be submitted for the written approval of the Local Planning Authority prior to first 
occupation of the development hereby permitted and maintained for the life of the 
development. 
 
Reason 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with the National Planning Policy Framework, policy CS14 of the Core 
Strategy and Urban Core Plan and saved policy DC1(p) of the Unitary Development 
Plan. 
 
13   
In the event that contamination is found at any time when carrying out the approved 
development that was not previously identified, it must be reported in writing 
immediately to the Local Planning Authority.  Development must be halted on that part 
of the site affected by the unexpected contamination. Where required by the Local 
Planning Authority an investigation and risk assessment must be undertaken, and 
where remediation is necessary a remediation scheme shall be submitted to and 
approved in writing by the Local Planning Authority. 
 



Following completion of measures identified in the approved remediation scheme a 
verification report shall be submitted to and approved in writing by the Local Planning 
Authority.   
 
Reason 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and other offsite receptors in 
accordance with Policies DC1, and ENV54 of the Unitary Development Plan and 
policy CS14 of the Core Strategy and Urban Core Plan and saved policy DC1(p) of the 
Unitary Development Plan. 
 
14   
Prior to commencement of the development hereby permitted (except for the erection 
of the site security hoardings, demolition of the existing buildings) additional Phase II 
intrusive site investigation works shall be undertaken, in order to ascertain the ground 
conditions and to establish the presence or otherwise of shallow mine workings and a 
Phase II Risk Assessment report shall be completed and the findings submitted for the 
written approval of the Local Planning Authority. 
    
Reason for condition 
To ensure that risks from coal mining legacy issues to the future users of the land and 
neighbouring land are minimised and to ensure that the development can be carried 
out safely without unacceptable risks to workers, neighbours and other offsite 
receptors in accordance with the NPPF and Policy DC1p of the Unitary Development 
Plan and CS21 of the CSUCP. 
    
Reason for prior to commencement condition 
The mitigation works to address shallow unrecorded mine workings must be 
undertaken before the development commences in order to ensure that the site is 
made safe prior to the commencement of the development to ensure the development 
can be carried out safely 
    
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
  
15   
Prior to the commencement of the development hereby permitted (except for the 
erection of the site security hoardings, demolition of the existing buildings), details of 
remediation measures to remove risks associated with coal mining legacy in the 
development area shall be submitted to and approved in writing by the Local Planning 
Authority.  
   
Reason for condition  
To ensure the ground stability of the development and in accordance with policy CS14 
of the Core Strategy and Urban Core Plan and saved policy DC1 of the Unitary 
Development Plan.  
   



Reason for pre commencement condition  
To ensure risks to future users of the land are minimised.  
   
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
  
16   
The remediation measures approved under condition 15 shall be implemented wholly 
in accordance with the approved scheme prior to the commencement of the 
development hereby permitted. 
    
Reason for condition 
To ensure the ground stability of the development and in accordance with policy CS14 
of the Core Strategy and Urban Core Plan and saved policy DC1 of the Unitary 
Development Plan. 
   
Reason for Pre commencement condition 
To ensure risks to future users of the land are minimised.  
  
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
 
17  
Prior to commencement of the development hereby permitted (except for the erection 
of site security hoardings, demolition of the existing buildings and site investigations 
and remediation) a drainage demolition and construction method statement (DCMS) 
shall be submitted to and approved in writing by the Local Planning Authority.  The 
content of the DCMS shall be in accordance with Appendix B6 of the CIRIA SuDS 
Manual, and Gateshead Interim SuDS Guidelines (Version 2 - March 2016) or as 
updated at the time of development commencing, for best practice 
    
Reason for condition 
To ensure the works do not increase risk of flooding or pollution of watercourses in 
accordance with the NPPF and Policy CS17 of the Core Strategy and Urban Core 
Plan for Gateshead and Newcastle upon Tyne. 
    
Reason for prior to commencement condition 
To ensure that it has been demonstrated that the drainage scheme will prevent the risk 
of flooding prior to construction of the development. 
    
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
 
18 
The drainage demolition and construction method statement details approved under 
condition 17 shall be wholly implemented prior to first occupation of any of the building 



hereby permitted in accordance with the approved details and retained for the full 
duration of the development 
 
Reason 
To prevent the increased risk of flooding from any sources in accordance with the 
NPPF and CSUCP policy CS17. 
 
19   
Prior to the commencement of the development hereby permitted (except for the 
erection of site security hoardings, demolition of the existing buildings and site 
investigations) a Drainage Management and Maintenance Plan in perpetuity, in full 
accordance with the Gateshead Council Interim Surface Water (SuDS) Guidelines for 
New Development, shall be submitted for the consideration and written approval of the 
Local Planning Authority.  
 
Reason for condition  
To prevent the increased risk of flooding from any sources in accordance with the 
NPPF and CSUCP policy CS17.  
  
Reason for pre commencement condition  
To demonstrate that the SuDS scheme will be maintained to prevent the risk of 
flooding prior to commencement of the construction of the SuDS scheme.  
  
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
 
20  
The details approved under condition 19 shall be substantially implemented prior to 
first occupation of any part of the development hereby permitted in accordance with 
the approved details and retained thereafter for the life of the development 
   
Reason 
To prevent the increased risk of flooding from any sources in accordance with the 
NPPF and CSUCP policy CS17. 
 
21   
Prior to commencement of the development hereby permitted (except for the erection 
of site security hoardings, demolition of the existing buildings and site investigations) a 
Drainage Assessment shall be submitted. This shall include: 
a) Demonstration that the final drainage scheme conforms with the DEFRA 

Non-Technical Standards for SuDS, and that the drainage hierarchy has been 
followed with evidence of site investigation in accordance with the CIRIA SuDS 
Manual (C753).  

b) Demonstration that water quality will not be worsened by the development through 
assessment and consideration of treatment methods, in accordance with CS17.3. 

c) Detailed drawings of the drainage network showing clearly numbered pipes, falls, 
diameters, invert and cover levels that correspond with the submitted drainage 
model. Proposed contours, external, and finished floor levels should be submitted 
along with: existing and proposed site sections and levels; long and cross sections 



of the proposed drainage system; detailed drawings of all SuDS features and 
connections; detailed landscape plans showing proposed planting, and seeding, in 
and around SuDS features, including planting schedules and timescales for the 
implementation of all features 

d) An electronic copy of the drainage model is required in Microdrainage format which 
corresponds with any drawings within the submission.  It should include any 
topographical site layouts or 3d surveys relevant to the drainage design.   

e) SuDS Health and Safety Assessment where appropriate consideration and 
management of any health and safety issues relating to the SuDS implementation 
features with reference to Appendix B3 of the CIRIA SuDS Manual for best 
practice. 

f) All necessary consents required for off-site works. 
 
Reason for condition 
To ensure appropriate drainage so as to prevent the risk of flooding in accordance with 
the NPPF and Policy CS17 of the Core Strategy and Urban Core Plan for Gateshead 
and Newcastle upon Tyne. 
    
Reason for prior to commencement condition 
To ensure that it has been demonstrated that the drainage scheme will prevent the risk 
of flooding prior to construction of the development. 
    
The Local Planning Authority is satisfied that this information is so fundamental to the 
development permitted that it would have been otherwise necessary to refuse the 
whole permission. 
 
22   
The details of SuDS measures approved under condition 21 shall be implemented 
wholly in accordance with the approved details prior to first occupation of any of the 
dwellings of the development hereby permitted in accordance with the approved 
details and retained thereafter for the life of the development. 
                   
Reason 
To ensure appropriate drainage so as to prevent the risk of flooding in accordance with 
the NPPF and Policy CS17 of the Core Strategy and Urban Core Plan for Gateshead 
and Newcastle upon Tyne. 
 
23   
Prior to first occupation of the development hereby permitted, an external lighting 
strategy for the proposed development site shall be submitted to and approved in 
writing by the local planning authority.  The strategy shall: 
 
a) identify those areas/features on site that are particularly sensitive for biodiversity, 

including bats; and 
b) show how and where external lighting will be installed (through the provision of 

appropriate lighting contour plans and technical specifications) so that it can clearly 
be demonstrated that areas to be lit will not prevent bats and other wildlife using 
their territory or having access to their resting places, whilst also considering the 
residential amenity impacts from light spillage on both residents of the 
development and neighbouring occupiers. 



 
All external lighting shall be installed in accordance with the specifications and 
locations set out in the strategy, and these shall be maintained thereafter in 
accordance with the strategy.  Under no circumstances should any other external 
lighting be installed without prior consent from the Local Planning Authority. 
 
Reason 
To avoid harm to residential amenity, bats and ensure the maintenance of the 'local' 
bat population at or above its current level and in order to protect the amenities of 
nearby occupiers in accordance with CSUCP policies CS14 and CS18, Saved UDP 
policies DC1(s), DC2 and ENV46 and the NPPF. 
 
24   
The external lighting details approved under condition 23 shall be implemented wholly 
in accordance with the approved details, prior to the first occupation of the 
development and retained for the life of the development thereafter 
 
Reason 
To avoid harm to residential amenity, bats and ensure the maintenance of the 'local' 
bat population at or above its current level and in order to protect the amenities of 
nearby occupiers in accordance with CSUCP policies CS14 and CS18, Saved UDP 
policies DC1(s), DC2 and ENV46 and the NPPF. 
 
25   
Prior to first occupation of the development hereby permitted full details of a SuDS 
Management and Maintenance Plan to include: 
 
a) a specification of maintenance tasks; and schedule of tasks and inspections for the 

lifetime of the development and 
b) a specification and schedule for replacement of any items with a design life shorter 

than the expected lifetime of the development 
 
shall be submitted for the consideration and written approval of the Local Planning 
Authority. 
 
Reason 
To ensure appropriate drainage so as to prevent the risk of flooding in accordance with 
the NPPF and Policy CS17 of the Core Strategy and Urban Core Plan for Gateshead 
and Newcastle upon Tyne. 
 
26 
The SuDS Management and Maintenance Plan approved under condition 25 shall be 
implemented wholly in accordance with the approved details prior to first occupation of 
any of the dwellings of the development hereby permitted in accordance with the 
approved details and retained thereafter for the life of the development. 
                   
Reason 
To ensure appropriate drainage so as to prevent the risk of flooding in accordance with 
the NPPF and Policy CS17 of the Core Strategy and Urban Core Plan for Gateshead 
and Newcastle upon Tyne. 



27   
Prior to commencement of the construction of any building, full details of flood 
resistance and resilience measures to a level of 0.6m above finished floor level with a 
finished floor level of 5.0m shall be submitted for the consideration and written 
approval of the Local Planning Authority. 
 
Reason 
To ensure appropriate drainage so as to prevent the risk of flooding in accordance with 
the NPPF and Policy CS17 of the Core Strategy and Urban Core Plan for Gateshead 
and Newcastle upon Tyne. 
 
28 
The details approved under condition 27 shall be implemented wholly in accordance 
with the approved details prior to the first occupation of the development hereby 
permitted 
 
Reason 
To ensure appropriate drainage so as to prevent the risk of flooding in accordance with 
the NPPF and Policy CS17 of the Core Strategy and Urban Core Plan for Gateshead 
and Newcastle upon Tyne. 
 
29   
Prior to first occupation of the development hereby permitted full details of the car park 
layout shall be submitted for the consideration and written approval of the Local 
Planning Authority. The details shall include the location of  
a) electric vehicle charging points and bays,  
b) bays with passive charging infrastructure 
c) motorcycle parking and anchor points and  
d) transition bays. 
 
Reason 
In order to encourage sustainable modes of travel and in accordance with CSUCP 
policy CS13 and Gateshead Cycling Strategy. 
 
30   
The car park layout approved under condition 29 shall be implemented wholly in 
accordance with the approved details and maintained and retained thereafter for the 
life of the development. 
 
Reason 
In order to encourage sustainable modes of travel and in accordance with CSUCP 
policy CS13 and Gateshead Cycling Strategy. 
 
31   
Prior to first occupation of the development hereby permitted full details, of the 
number, type and location, as well as details of equipment lockers and changing 
facilities, of secure and weatherproof cycle storage for residents and cycle storage for 
visitors and staff shall be submitted for the consideration and written approval of the 
Local Planning Authority. 
 



Reason 
In order to encourage sustainable modes of travel and in accordance with CSUCP 
policy CS13 and Gateshead Cycling Strategy. 
 
32  
The details approved under condition 31 shall be implemented wholly in accordance 
with the approved details prior to the first occupation of the development hereby 
permitted and retained for the life of the development thereafter 
 
Reason 
In order to encourage sustainable modes of travel and in accordance with CSUCP 
policy CS13 and Gateshead Cycling Strategy. 
 
33   
Prior to the development proceeding above damp-proof course, final details of the 
highway improvements on Pipewellgate shall be submitted for the written approval of 
the Local Planning Authority. The final details shall include: 
 

a) Changes to existing parking and loading restrictions along Pipewellgate, 
including the times that deliveries/servicing can take place. 

b) making good of existing site access points 
c) creation of new access points,  
d) detailed design of the footway along the site frontage 
e) improvements to the footway along the frontage of the site,  
f) pedestrian connection from the site to Rabbit Banks, on both sides of 

Pipewellgate, 
g) any required changes to cycle infrastructure (lines/signs),   
h) provision of westbound flag and pole bus stop 
i) street lighting relocation and upgrades, and 
j) works at Pipewellgate's junction with Bridge Street to improve movements out 

of Pipewellgate onto Bridge Street, in the form of Keep Clear markings.   
 
The detailed design will need to be carried out by the Council's engineering design 
team, with all costs being met by the applicant.   
    
Reason 
In the interest of highway safety and in accordance with the NPPF and CSUCP policy 
CS13. 
 
34   
The details approved under condition 33 shall be implemented in full prior to the first 
occupation of the development hereby permitted. 
 
Reason 
In the interest of highway safety and in accordance with the NPPF and CSUCP policy 
CS13. 
 
35  



The development hereby permitted shall not be occupied until the submission of a final 
Framework Travel Plan has been submitted to and approved in writing by the Local 
Planning Authority.  
 
a) An assessment of the site, including the transport links to the site, on-site facilities, 

any transport issues and problems, barriers to non-car use and possible 
improvements to encourage walking, cycling and bus use.  

b) Clearly defined objectives, targets and indicators.  
c) Details of proposed measures.  
d) Appointment of a travel plan co-ordinator and their allocated budget 
e) Detailed timetable for implementing measures.   
f) Proposals for maintaining momentum and publicising success.  
g) A programme of continuous review of the approved details of the Travel Plan and 

the implementation of any approved changes to the plan. 
 
Evidence of the implementation of the hereby approved Framework Travel Plan over a 
minimum period of 12 months shall be submitted to and approved in writing by the 
Local Planning Authority prior to formally discharging the condition.   
 
Reason 
In order to accord with the NPPF and policy CS13 of the CSUCP. 
 
36   
The Travel Plan(s) approved under condition 35 and as subsequently revised, shall be 
wholly implemented in accordance with the approved details for the life of the 
development 
 
Reason 
To ensure sustainable travel and in accordance with CSUCP CS13 and the NPPF. 
 
37  
Within 3 months of any part of the development being occupied or reoccupied either in 
part or in full the owner and/or the occupier shall submit a user specific travel plan to 
the Local Planning Authority for written approval to demonstrate how they will accord 
with the approved framework travel plan secured under condition 35. 
 
Reason 
To ensure sustainable travel and in accordance with CSUCP CS13 and the NPPF. 
 
38 
Travel Plans approved under condition 37 and as subsequently revised, shall be 
wholly implemented in accordance with the approved details for the life of the 
development 
 
Reason 
To ensure sustainable travel and in accordance with CSUCP CS13 and the NPPF. 
 
39  
The development hereby permitted shall not progress above foundation level until a 
materials schedule has been submitted for the consideration and written approval of 



the Local Planning Authority and samples of all materials, colours and finishes to be 
used on all external surfaces and surface treatments have been made available for 
inspection on site and are subsequently approved in writing by the Local Planning 
Authority.   
 
Reason 
To safeguard the visual amenities of the Conservation Area in accordance with the 
NPPF, Saved Policies DC2, ENV3 and ENV7 of the Unitary Development Plan and 
Policies CS14 and CS15 of the Core Strategy and Urban Core Plan for Gateshead 
and Newcastle upon Tyne.  
 
40   
The development hereby permitted shall be undertaken wholly in accordance with the 
materials approved by condition 39 and retained for the life of the development 
thereafter. 
 
Reason 
To ensure that the proposed development does not have an adverse effect upon the 
appearance of the Conservation Area in accordance with the NPPF, Saved Policies 
DC2, ENV3 and ENV7 of the Unitary Development Plan and Policies CS14 and CS15 
of the Core Strategy and Urban Core Plan for Gateshead and Newcastle upon Tyne. 
 
41  
Development hereby permitted shall not progress above foundation level, until final 
details of a fully detailed scheme for the landscaping of the site detailing the creation, 
enhancement and management of all hard and soft landscaping areas within the site 
has been submitted to and approved in writing by the Local Planning Authority. 
 
The landscaping scheme shall include details and proposed timetable for hard and 
soft landscaping, planting plans noting the species, plant sizes and planting densities 
for all new planting and delineation of a 4m wide clear pedestrian route. 
 
Reason 
To ensure that a an adequate pedestrian route is kept clear from obstruction and that a 
well laid out planting scheme is achieved in the interests of the visual amenity of the 
area and to ensure adverse impacts on biodiversity are adequately 
mitigated/compensated in accordance with the NPPF and in accordance with Policies 
DC1(d) and (e), ENV44, ENV46 and ENV47 of the UDP and policies CS14 and CS18 
of the CSUCP. 
 
42   
The hard and soft landscaping details approved under condition 41 shall be fully 
implemented in accordance with the approved specifications and timescales.  
 
Reason 
To ensure that a an adequate pedestrian route is kept clear from obstruction and that a 
well laid out planting scheme is achieved in the interests of the visual amenity of the 
area and to ensure adverse impacts on biodiversity are adequately 
mitigated/compensated in accordance with the NPPF and in accordance with Policies 



DC1(d) and (e), ENV44, ENV46 and ENV47 of the UDP and policies CS14 and CS18 
of the CSUCP. 
 
43   
The approved landscaping scheme shall be maintained in accordance with British 
Standard 4428 (1989) Code of Practice for General Landscape Operations for a 
period of 5 years commencing on the date of Practical Completion and during this 
period any trees or planting which die, become diseased or are removed shall be 
replaced in the first available planting seasons (October to March) with others of a 
similar size and species and any grass which fails to establish shall be re-established. 
 
Reason 
To ensure that the landscaping scheme becomes well established and is satisfactorily 
maintained in the interests of the visual amenity of the area and in accordance Saved 
Policies DC1 and ENV3 of the Unitary Development Plan, CSUCP policies CS15 and 
CS18 and the NPPF. 
 
44  
The development hereby permitted shall be implemented wholly in accordance with 
the drainage scheme contained within the submitted Flood Risk Assessment (ref 
D/I/D/130463/01 Issue 2). 
 
The drainage scheme shall ensure that foul water flows discharge to a nearby sewer 
connection at an unrestricted rate with surface water discharging to the River Tyne at 
an unrestricted rate.  
 
Reason 
To prevent the increased risk of flooding from any sources in accordance with the 
NPPF, and CSUCP policy CS17. 
 
45   
Unless otherwise approved in writing by the Local Planning Authority, all works, 
demolition, construction and ancillary operations in connection with the development, 
including the use of any equipment or deliveries to the site, shall be carried out only 
between 0800 hours and 1800 hours on Mondays to  Fridays and between 0800 hours 
and 1300 hours on Saturdays and at no time on Sundays, Bank Holidays or Public 
Holidays.  
 
Reason 
To safeguard the amenities of nearby residents and in accordance with Saved Policy 
DC2 of the Unitary Development Plan and CS14 of the CSUCP. 
 
46   
Prior to the installation of externally mounted plant equipment, full details of any 
externally mounted plant equipment, including their location, appearance, noise 
generation levels and any acoustic mitigation measures, shall be submitted for the 
consideration and written approval of the Local Planning Authority.   
 
Reason  



To safeguard the appearance of the development and the amenities of nearby 
residents and to ensure that any external equipment does not have an adverse effect 
upon the appearance of the area and in accordance with Saved UDP Policies DC2 
and ENV3 and CSUCP policy CS14 
 
47 
The details approved under condition 46 shall be implemented wholly in accordance 
with the approved details prior to first occupation of the development herby permitted 
and maintained and retained for the life of the development thereafter. 
 
Reason 
To safeguard the amenities of nearby residents and to ensure that any external 
equipment does not have an adverse effect upon the appearance of the area and in 
accordance with Saved UDP Policies DC2 and ENV3 and CSUCP policy CS14 
 
48   
Prior to the development hereby permitted progressing above foundation level full 
details of glazing and a ventilation scheme, to accord with the recommendations 
included in the noise assessment (from NJD Environmental Associates Reference 
NJD19-0048-002R). shall be submitted for the consideration and written approval of 
the Local Planning Authority.   
 
Reason 
To safeguard the amenities of nearby residents and to ensure that any external 
equipment does not have an adverse effect upon the appearance of the area and in 
accordance with Saved UDP Policies DC2 and ENV3 and CSUCP policy CS14 
 
49  
The glazing and ventilation scheme approved under condition 48 shall be 
implemented wholly in accordance with the approved details prior to first occupation of 
the development hereby permitted and retained and maintained for the life of the 
development. 
 
Reason 
To safeguard the amenities of nearby residents and to ensure that any external 
equipment does not have an adverse effect upon the appearance of the area and in 
accordance with Saved UDP Policies DC2 and ENV3 and CSUCP policy CS14 
 
50  
Prior to first occupation of the development hereby permitted full details of a Servicing 
Strategy shall be submitted for the consideration and written approval of the Local 
Planning Authority. The Servicing Strategy shall provide details in relation to: 
 

a) Refuse collection for the commercial, residential and office elements 
b) Deliveries for the commercial and office elements 
c) Maintenance vehicles for the commercial and office elements 
d) Deliveries (online shopping, removals, maintenance) for the residential element 
e) Other (not included in the above) for the commercial, residential and office 

elements 



f) How movements will be managed for deliveries, refuse collection, maintenance 
vehicles and other vehicles, demonstrating how this can be accommodated by 
the two loading bays and also in relation to accesses and bin storage areas 

g) The informal measures to protect other highway users when vehicles are 
manoeuvring within the access and 

h) measures to limit the size of delivery vehicles in accordance with the tracking 
associated with turning movements within the car park access 

 
Reason 
To ensure the safe operation and satisfactory appearance of the development upon 
completion in the interests of the visual amenity of the area and highway safety in 
accordance with the NPPF and Saved UDP Policy ENV3 and CSUCP policy CS13 
 
51 
The Servicing Strategy details approved under condition 50 shall be implemented at 
all times wholly in accordance with the approved details for the operational life of the 
development 
 
Reason 
To ensure the safe operation and satisfactory appearance of the development upon 
completion in the interests of the visual amenity of the area and highway safety in 
accordance with the NPPF and Saved UDP Policy ENV3 and CSUCP policy CS13 
 
52   
No part of the development hereby approved shall be occupied until a scheme for 
public art, including the timescale for its installation has been submitted to and 
approved in writing by the Local Planning Authority.   
 
Reason 
In the interests of amenity and accordance with policy UC17 of the Core Strategy and 
Urban Core Plan for Gateshead and Newcastle Upon Tyne. 
 
53   
The public art shall be implemented in accordance with the scheme approved under 
condition 52. The approved artwork shall be retained as such thereafter unless 
otherwise approved in writing by the Local Planning Authority.  
 
Reason 
In the interests of amenity and accordance with policy UC17 of the Core Strategy and 
Urban Core Plan for Gateshead and Newcastle Upon Tyne. 
 
54   
Prior to the development hereby permitted progressing above ground level final details 
relating to the car park layout and management scheme to include: 
    
a) Communication and enforcement strategy for the measures to be implemented 
b) Access control proposals 
c) Allocation of spaces and the period of time they are allocated. 
d) Measures to safeguard pedestrian, cycle and vehicle arrivals     
e) car club provision 



f) a review period to be included in the allocation of bays which will allow flexibility in 
relation to facilities like car clubs, number of EV charging bays, cycle parking 

 
Shall be submitted to and approved in writing by the Local Planning Authority. 
    
Reason 
To ensure adequate site traffic and parking management for all elements of the 
development and in accordance with the NPPF and CSUCP policy CS13. 
 
55   
The details approved under condition 54 shall be implemented wholly in accordance 
with the approved details before the development is brought into use, and thereafter 
maintained for the life of the development. 
    
Reason 
To ensure adequate site traffic and parking management for all elements of the 
development and in accordance with the NPPF and CSUCP policy CS13. 
 
56  
Prior to the development hereby permitted progressing above foundation level, the 
on-site ecological mitigation measures contained in the Ecology ES Addendum 
reference ECN18 244 dated 6th November 2019 shall be wholly implemented and 
thereafter retained. 
 
Reason 
To minimise the risk of harm and long-term adverse impacts of the development on 
protected and priority species in accordance with CSUCP policy CS18, Saved UDP 
policies DC1(s) and ENV46 and the NPPF. 
 
57 
Prior to the development hereby permitted progressing above foundation level, a 
scheme for the provision of 3no. general purpose bat boxes, as set out in the 
submitted Preliminary Ecological Appraisal and Bat Roost Assessment (ECN18 244 
dated November 2019) shall be submitted to and approved in writing by the Local 
Planning Authority. 
 
Reason  
In the interest of minimising harm and impacts of the development on protected and 
priority species in accordance with CSUCP policy CS18, Saved UDP policies DC1 and 
ENV46 and the NPPF.  
 
58 
The bat boxes approved under condition 57 shall be implemented wholly in 
accordance with the approved details prior to the first occupation of the development 
hereby permitted. 
 
Reason for condition 
To minimise the risk of harm and long-term adverse impacts of the development on 
protected and priority species in accordance with CSUCP policy CS18, Saved UDP 
policies DC1(s) and ENV46 and the NPPF. 



 
59 
For a five-year period, commencing from the first residential occupation of the 
development, all tenants (including those who have taken out a tenancy prior to the 
first residential occupation of the development) shall be offered tenancies of three or 
more years.  For the avoidance of doubt, there would be no obligation on the tenant to 
take up the offer of such a tenancy.  The operator will be required to provide the Local 
Planning Authority with evidence of the length of tenancies being offered, within one 
month of receiving such a request. 
 
Reason 
The development has been assessed on the basis of it being a Private Rented Sector 
scheme and certain requirements have been relaxed on the basis of the viability of the 
development.  Should the development not operate as a PRS development, the Local 
Planning Authority would wish to have the opportunity to reassess the viability of the 
development at that stage. 
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