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1. Aim of Brief

1.1 This Planning Brief will provide detailed
guidance for the development of the
former Marley Hill Primary School site.

1.2. The objectives of this brief are:

• to clarify the policies of Gateshead
Council in respect of redevelopment of
the former Marley Hill School site

• to set out the Council’s understanding
of the constraints and opportunities
which apply to the development of the
site, and its views on how they should
be addressed.

• to secure a viable use which guarantees
the future of the former school building

• to ensure the creation of a sustainable
residential development.

• to ensure high quality of design and
layout of the redevelopment.

• to assist with securing the best possible
development of the site as efficiently
and expeditiously as possible.

Introduction

Plan 1
Location Plan
Former Marley Hill
Primary School
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2. Site Location and Description

2.1 The site is located within the Marley Hill
Settlement Envelope (UDP policy ENV
38.6).
The village of Marley Hill is a Conservation
Area. It was built, in the main, around the
turn of the 20th Century, housing being
typically red brick and tile and the larger
community buidings eg church and school 
constructed from sandstone. In addition to
the older terraces, there is also some newer
housing development in Marley Hill, with
some large detached houses and a small
1990’s estate of semi-detached houses on
a secluded site to the south of the church.

2.2 The site is of irregular shape and 0.851ha in
area. (including the school building which
is to be retained). It is located to the
western end of the village adjacent to the
main route of the A692. The site is in a
relatively exposed position at an elevation
of 190 metres on a fairly flat shoulder of
land on the edge of Blackmoor Hill. The
land drops away to the east with views
across to a recent housing development to
the rear of the church, and with panoramic 
views both to the north and the south.

Plan 2
Access and Views

Photo 2
View within the site,
looking south-west

Photo 1
View within the site,
looking north
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3. Village History

3.1 The first buildings of the new settlement,
apart from the farm at Sandygate, were
developed on the road between
Gateshead and Burnopfield. First came the
Board School (which lies within the site)
and school house, built in 1875, followed
by St Cuthbert's Church built in 1877
together with, a short distance away, its
vicarage. All these early buildings are of
sandstone. All subsequent buildings are of
brick as are many boundary walls.

The new terraces and the large houses for
the senior colliery officials were started in
1900, when the colliery owners were
expanding their activities at Marley Hill, 

and now form the core of the settlement.
The village expanded further in the 1930s
with the building of Glamis Terrace
together with the socially progressive
developments of eight aged miners'
cottages, the Miners' Welfare Hall, the
village's recreational facilities and further
allotments. Marley Hill changed little from
this time until the 1990s (though a number
of prefabricated bungalows were added to
the west of the village and have since been
demolished). The 1990s have seen the
development of 42 houses to the south of
the village and the development of five
houses between The Grange and
Sandygate.

Plan 3
Marley Hill Conservation Area (and settlement envelope)
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4. Policy Context

4.1 The strategies and planning documents of
particular relevance to this site that help to
set the context for development in the area
are listed below:

• National government Planning Policy
Guidance and Statements (In particular
PPS3 Housing, PPG13 Transport, PPG17
Planning for Open Space, Sport and
Recreation and PPS5 Planning and the
Historic  Environment.)

• Saved policies from the Gateshead UDP
(July 2007)

• Sustainable Communities Plan (2003)

• Interim Policy Advice (IPA)

4.2 Following a Public Inquiry and subsequent
inspectors report the UDP was adopted by
the Council on the 19 July 2007, and has
replaced the previous UDP Developers
should consult the UDP to identify relevant 
policies, supporting text and any relevant
Interim Policy Advice (IPA) replacing
Supplementary Planning Guidance.

The ‘saved policies’ within the UDP which
are relevant to development of this site
(with the Council’s interpretation on the
applicability of the policy to this site) are:

4.3 Housing

• H4 Windfall sites: 

The site is within a Green Belt settlement
envelope. The site is identified as white
land in the replacement Unitary
Development Plan (UDP) July 2007. With
regard to windfall housing policy H4, over
the past two years, the Council has not met
the housing targets and therefore in these
circumstances, the release of windfall sites
can help to address the shortfall.

There is therefore no conflict with criterion (a).
Criterion (b) is no longer relevant due to the
abolition of BNG. With regard to the other
criteria, the site is adequately serviced by public
transport with bus frequency along Church
Street (A692) being greater than three per hour
in either direction during daytime hours and is
relatively near Sunniside local centre ensuring
reasonable accessibility by bus to jobs and
services in accordance with criterion (c).

An assessment of the capacity of existing
infrastructure in the vicinity (criterion (d)) to
accommodate any future residential
development on the site would be required. 

•    H7 Affordable Housing:

The site is larger than the 0.5 ha area threshold
for affordable housing requirement as set out
by saved UDP policy H7. The Gateshead
Housing Needs and Social Care Survey (2006)
identified a net affordable shortfall of 84 units
in ‘planning area 3’ that includes Marley Hill and
the Whickham and Sunniside ward. 

Additionally, the Gateshead & Newcastle SHMA
states that the average market price for a house
in Gateshead is approximately £138,718. The
Council would require 15% of the total number
of houses provided on-site to be affordable. 

The split recommended by the SHMA would be:

(25% of total) Intermediate – 80% two-bedroom
and 20% one-bedroom.

(75% of total) Social rent - predominately 3 and
four bedroomed properties to address the
needs of overcrowded families.

Both the Gateshead Housing Needs & Social
Care Survey and the Gateshead & Newcastle
SHMA are taken into consideration when
assessing development proposals. 
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The SHMA allows for the provision of suitable
affordable units to be provided off-site and this
could potentially be done through a section 106
agreement, the main caveat is that the off-site
provision would need to be equal to the
potential on-site provision

However, proposals are considered on a site-by-
site basis, subject to viability. The onus is on the
applicant/agent to clearly demonstrate that
provision of an affordable element would make
the development unviable. 

• H12 Density

Policy H12 states that ‘residential development
should be at a density of between 30 and 50
dwellings per hectare net’ and ‘developments
with a density below 30 per hectare net will not
be permitted except where a higher-density
proposal would have an unacceptably
detrimental impact on the existing amenity and
character of the area’.

With regard to this site, however, two factors
may well lead to a lower density being
acceptable:

a) Design and layout considerations (see below)
in relation to the site’s location in a
conservation area and in relation to the
setting of an important building within the
conservation area i.e. the school building,
may outweigh the normal density
requirement and

b) It is considered that this site may well be
suitable for detached or semi-detached 3-4
bedroom housing for larger family
households, the demand for which has been
identified in the SHMA.

• H15 Play areas 

Regarding the school playing field, the normal
policy would be that such land should be
preserved from development if there is a
deficiency of open space and play facilities in an
area.

In Marley Hill there is no overall deficiency in
open space and any deficiency in sports or
children's play facilities would be best met in the
park, with the exception of any small-scale play
for younger children living within the site which
should be provided on-site.

4.4 Environment

• ENV 3 Character and design (see ‘Principles
of Development – Design’ below)

• ENV 7 Development in conservation areas
(see ‘Principles of Development – Design ‘
below)

• ENV 8 Demolition in conservation areas
(see ‘Principles of Development – Design ‘
below, which clarifies which elements of
the existing development it would be
acceptable to demolish)

• ENV 39 Landscape Protection
The site is situated within an area of highest
landscape quality within the Green Belt
(UDP policy ENV 39). A developer must
therefore demonstrate that the
development proposed would not have an
adverse impact on the landscape.
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5. Principles of Development

The guiding development principles on this site
are:

5.1  The school building
Marley Hill School is described in the
Conservation Area statement as follows:

‘The school is a typical, though attractive, tall
single-storey stone and slate Board School. It is
symmetrical with wings projecting forward.
Windows are mullioned and transomed, with
some breaking the eaves line to form half-
dormers. There is a central cupola housing the
school bell and capped by an ogee roof’.

It should be noted that, whilst the school
building is not listed or locally listed, it is an
important local landmark and contributes
towards the character of the conservation area.
The original building should therefore be
retained and any conversion works should be in
keeping with the original. It would be desirable
to remove the poor quality existing extensions as
part of the development. An indicative plan of
the extensions is shown on Plan 4 below.

English Heritage guidance, The Future of Historic
Schools and Refurbishing Historic School
Buildings, requires that a full site appraisal is
prepared early in the process to inform and
enable discussions.  This is in accordance with
guidance from CABE on the role and preparation
of Design and Access Statements.  This should
identify those areas that are significant and those
which are least sensitive and therefore most
capable of accommodating development. 

Careful attention to the original design of the
school and to its setting will usually mean that a
solution can be found that allows for the
necessary adaptation of the site whilst protecting
the historic qualities of the wider area.  

Please note also that the Council’s Transport and
Highways service should be consulted regarding
parking and access requirements relating to any
proposed re-use of the school building.

Plan 4
Marley Hill School –
building extensions

6



Design
Developers should refer to PPS5 Planning for the
Historic Environment – Development
Management Principles HE6-11 in relation to
potential re-use of the school building.  See also
the English Heritage Publication –‘ Practical
Considerations for the design and
implementation of refurbishment projects for
historic school buildings’ (www.helm.org.uk) 

Any re-use of the building should respect the
character of the original school building in terms
of both interior and exterior works. There are a
number of recent extensions which it would be
acceptable to demolish; indeed it would be
desirable to do so in order to create an improved
setting for the original building. These extensions
are shown on plan 4 above.

Whilst it is accepted that re-organisation of
internal space will be required to facilitate a new
use of the building, this should entail minimal
change to the historic fabric of the building, in
particular external fenestration and roofing
detail.

5.2  The Site

Layout 
The site benefits from open countryside to the
south and south west and so benefits from
unobstructed sunlight. Any development should
be orientated to benefit from this natural solar
gain, maximising efficiency for energy use. Any
taller units should be placed toward the north of
the site to prevent overshadowing. The potential
for photovoltaic panels as a renewable energy
source should also be considered.

Any development should take into account
issues such as overlooking and overshadowing
in relation to detached houses and private
gardens to the east and the west of the site. The
setting of the school should also be considered
– new development should not appear to crowd
in the original school building, whether seen
from the front (north) side i.e Church Street. or
from within any new development to the south.

Any layout should help to create an attractive,
safe and welcoming environment, with any
public spaces and pedestrian routes to be well
overlooked and safe. Streets should be defined
by a well structured building layout that should
take priority over the roads and car parking so
that roads do not dominate.

Any layout should consider how best to address
the boundaries of the site. This means
consideration of the orientation of the units and
any private gardens, as well as any types of
boundary treatment e.g. stone walls.

Density 
Within the majority of the village, terraced and
newer semi-detached units are common.
However the site’s immediate surroundings are
more rural and much less dense, with a small
number of large, detached houses.

It is considered that the density of this
development should be relatively low and that a
density of less than 30 dwelling per hectare could
be justified given the rural nature of the site and
the fact that it is in a conservation area. A
development in excess of this density would be
in danger of eroding the character of the area.

Scale
The predominant scale throughout the village is
two-storey with a mixture of older terraced and
newer semi-detached and detached houses.
Development of the site should be in keeping.

Materials
It would be expected that materials used in new
development will be natural, durable and of high
quality. It must be demonstrated that materials
take into account the setting of the site within a
conservation area and an area of high landscape
quality, and the proximity to an important
building within the conservation area. Where
appropriate the use of sustainable materials and
practices are encouraged in new development.
In addition to the choice of materials, good
quality detailing can make a significant difference
to the overall appearance of the development.
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The development should make a positive
contribution to the established character and
appearance of the area. The site benefits from
open countryside to the south and the north
and as a result can take advantage of the
attractive views and vistas. The surrounding
countryside and the placement of the site
above much of the surrounding wider
countryside means that any development will
be visually prominent from some viewpoints,
and as such, should be well designed and
attractive.

6.  Transport & Highways Issues

6.1  Transport Assessment and Travel Plan 
In accordance with Council policy, PPG 13, and
Department for Transport guidance, a
Transport Assessment and/or Travel Plan, or a
lesser Transport Statement and/or Travel
Statement may need to be submitted with any
application for the development of this site. The
necessity for and scope of these submissions
will be dependent upon the scale of the final
proposals. Please go to http://www.dft.gov.uk
for more guidance on Transport Assessments
and Travel Plans.

6.2  Access Requirements
The existing entrances do not currently provide
good vehicular access to the development site.
The easternmost access is of a poor standard; it
conflicts with the adjacent main road bus stop,
is unlikely to have the potential for significant
widening and should therefore be regarded as
unsuitable for vehicular traffic. It is
recommended that this gated entry is
converted for pedestrian/cycle use only and
that a bin storage area and secure cycle storage
facility (to serve the old school building) be
created in the adjacent space. The bin storage
area should be positioned to facilitate
convenient refuse collection from the main
road. 

The westernmost entry is also of a poor
standard, but there appears to be space to
widen the internal road at its junction with the
main road, such that a vehicle could turn in
while another waits to exit. It is therefore
recommended that this vehicular access be
modified appropriately, in order that it serves
the vehicular needs of the entire development.
A modest internal footway provision should be
included on one side or the other. It is unlikely
that any form of gating will be appropriate.
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Following demolition of the rear annexe and
outbuildings, it is envisaged that a new internal
road would access a parking court or similar
behind the converted old school building. This
space would cater for small scale servicing and
delivery requirements.

The parking needs of the development could
also be accommodated at this point, or
alternatively, the internal road could be
extended further, if considered necessary to
supplement a central parking facility.

6.3  Car Parking*
Car parking provision should accord with the
Council document IPA 11. In the case of
residential development, IPA 11 permits a
maximum of 1.5 spaces per dwellinghouse as
an average across the development (where a
driveway or car park space counts as 1 unit and
a garage as 0.5 units).

6.4  A692, Lobley Hill Road – required works
It is anticipated that the school zig-zag markings
and pedestrian barriers fronting the
development will need to be removed (note:
the zig-zags extend over a significant length of
road). Additionally, the existing bus stop should
be improved with the addition of a new
cantilever bus shelter to ensure that public
transport offers a viable travel choice in a variety
of weather conditions. It may also be necessary
to revise the location of the bus stop bay
markings. 

The removal of the vehicular use previously
associated with the eastern access will
necessitate the removal of the footway dropped
crossing in favour of a level footway and regular
kerbing arrangement at the road edge. All of
these items will need to be funded by the
developer. 
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*For advice on alternative parking arrangements, see the document ‘Car Parking: What Works
Where’ which can be found at: www.englishpartnerships.co.uk



6.5  Sustainable Travel 
Aside from the requirement to improve the bus
stop, it should be noted that cycling can also play
an important role in the promotion of non-car
travel, particularly when the development site is
located in an outlying or remote place.

Local community facilities (within Marley Hill) are
a short (400m) walk away, but are sparse,
whereas Sunniside offers a wider variety and
choice. Central Sunniside lies approximately
1200m from the site and whilst this is an
acceptable walking distance, much greater
accessibility would be afforded by the cycle trip,
enabling the distance to be covered in just a few
minutes.

It is therefore essential that dwellings incorporate
an appropriate level of integral or discrete space
for cycle storage. The Council’s minimum
requirement is one secure and weatherproof
cycle space per dwelling, but it is suggested that
a larger provision be made at this location, as this
will assist sustainable travel objectives.

Another feature to be considered when seeking
to promote cycle use, is a communal wash-down
room; a lockable place where cycles can be
cleaned and repaired, ideally incorporating
adequate lighting, running water, drainage and
individual lockers for personal effects. 

7.  Flood Risk & Surface Water Management

Although the site is located within a low risk flood
zone and is less than 1 hectare, based upon the
emerging Strategic Flood Risk Assessment the
site is located within natural catchment that may
provide a source of surface water flooding into
surrounding Critical Drainage Areas.

Drainage from new development must not
increase flood risk either on-site or elsewhere.
Therefore, it will be important that the rate of
surface water run-off from the site is managed.  

Reflecting PPS25 F10 the surface water drainage
arrangements for any development site should
be such that the volumes and peak flow rates of
surface water leaving a developed site are no
greater than the rates prior to the proposed
development, unless specific off-site
arrangements are made and result in the same
net effect.   Developers are strongly encouraged
to utilise Sustainable Drainage Systems (SuDs)
wherever practicable.

8.  Archaeology

The line of the former Northbanks Waggonway
of 1699-1723 runs through the site, and so the
planning application must be accompanied by
an archaeological desk based assessment. The
County Archaeologist can provide a specification
for this assessment and a list of archaeological
contractors who could undertake the work. 

Northbanks Way was the second waggonway
constructed to Dunston. Permission to build a
waggonway was obtained by the Hon Charles
Montagu in leases dated 1689/90 and confirmed
in May 1692 and construction started in 1695.
The waggonway to Dunston was completed by
1699. Modifications seem to have been made
after only the first year of running and a new way
was to be made ready by spring 1701.

In 1703, the Northbanks Way was valued at
£5739 17s 8¼d, the most expensive waggonway
so far built. The expense was justified according
to accounts for 1704-23 which show the
Northbanks Way was carrying annually over 1600
tons of coal. During this period some 781,675
waggonloads were carried to Dunston,
something in the order of 1.75 million tonnes.

In accordance with saved UDP policy ENV21, it is
likely that any new built on the site will need to
be preceded by archaeological trial trenching, to
ascertain if the waggonway trackbed and the
trackside drainage ditches survive. Such work
could probably be conditioned. 
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In accordance with UDP policy ENV23 and Policy
HE8 of PPS5, the school and school house will
need to be archaeologically recorded and a
building recording report submitted with the
planning application. Again, the County
Archaeologist can provide a specification for this. 

The recording is required in order to advise the
planning authority of the significance of the
buildings, the phases of construction and to
identity those parts of the buildings or individual
architectural features, which need to be retained
in the scheme. The work will also provide an
archive record of the buildings as-is. 

9.  Sustainable Development

The developer will need to consider the
environmental performance of the proposed
development, taking particular account of the
climate the development is likely to experience
over its expected lifetime. 

The Council encourages an approach consistent
with policy MWR35 to incorporate measures that
will promote micro-renewables, energy
efficiency and sustainable design, including the
sub-points (a) to (d) included in the policy. 

The Council will therefore require an assessment
demonstrating how energy efficiency measures
have been considered and how decentralised
renewable energy or low-carbon sources will be
incorporated where feasible and viable. There will
be a presumption in favour of a renewable or low
carbon energy generation scheme in this
appropriate location.

10.  General Requirements

10.1  Security
All new developments should assist in reducing
opportunities for crime by creating appropriate
designs and layouts, while maintaining a high
standard of appearance, amenity and
accessibility (UDP Policy E30).

Developers will therefore be expected to build
security measures into any scheme and to
produce a layout which provides defensible
space and good natural surveillance.

It must be demonstrated at the planning
application stage that the development has been
designed to prevent crime and plans must show
what security measures are to be incorporated as
ongoing provision.

Prior to seeking permission applicants are
encouraged to discuss layouts with Northumbria
Police’s Architectural Liaison Officer.

10.2  Contamination and Ground Conditions
Most parts of the Borough have a long history of
underground and surface working for coal and
other minerals. Developers are advised to
consider ground conditions carefully and to carry
out appropriate investigations.

The Council will need to be satisfied that
appropriate site investigations will be carried out
prior to development and measures to deal
appropriately with contamination and other
under ground issues, including any gas emissions
from underground, are incorporated into the
development.

10.3  Noise
Housing is considered to be noise-sensitive
development under policy ENV60 of the UDP.
Any development proposal should therefore
comply with the noise exposure categories set
out PPG24.

10.4  Refuse Collection
Adequate facilities must be provided within the
built form of each unit for the storage of wheeled
refuse bins and recyclable material for kerbside
collection. A potential alternative is to provide
communal refuse stores. Screened enclosures
with direct access to the collection point via an
even surface, with ramps of appropriate grading,
if necessary, will be required.
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10.5  Smart Homes
Developers are encouraged to investigate the
possibilities of ‘Smart Homes’ as demonstrated by
the Joseph Rowntree Foundation. These homes
are intended to adapt to an occupant’s lifestyle,
allowing systems such as heating, lighting and
entertainment systems.

10.6  Cable
An underground high speed, open access fibre
broadband and internet television service is
gradually being provided throughout the
Borough by Gateshead Council and its partners
Alcatel - Lucent.  Where possible this should be
integrated into the units provided on the site (for
further information please contact 0191 433 2083).

10.7  Public Art
Developers are strongly encouraged to consider
opportunities for new public art. Public art
promotes legibility and can be used as a landmark
to attract people to certain areas, provide a focal
point at gateways and define routes and connect
locations (UDP Policy ENV6).

11.  Development Management
Developers of this site can make use of Gateshead
Council’s ‘Development Team Approach’. This
approach brings together every service provided
by the Council that contributes to the
development process – planning, building control,
environmental health, economic development,
landscape design, highways and structural
engineering, legal services and property. 

On the 1 April 2008 the Government introduced
new national arrangements for the making of
planning applications. These relate firstly to the use
of standard planning application forms (known as
1APP), and secondly to new information
requirements for the validation of planning
applications*

The Council is committed to providing an efficient
and effective planning service. The Council
therefore offers a dedicated pre-application advice
service providing impartial and professional
advice aimed at helping you submit a complete
and accurate planning application which complies
with the relevant plans, policies and guidance. 

From the 1 April 2011 Gateshead Council began
charging for pre application advice in accordance
with the Local Government Act 2003, this
development is classified as a “major development
enquiry” and a fee of £750 plus VAT will be
required.

In the first instance, however, developers may
contact the Council’s Area Planning Team:
Bryn Roberts
Tel: 0191 433 3453)

12.  Section 106.

Play areas are already covered in the main body of
this brief, and will be the subject of a section 106
agreement where this is necessary to ensure
delivery. This will be subject to the usual pre-
application discussions and negotiation, and dealt
with in the sales contract where appropriate.
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or via the Council’s website:
www.gateshead.gov.uk/DocumentLibrary/Building/FormFees/TyneandWearValidationListDecember2010.pdf.
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