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1.0 Introduction 
 
1.1 This report has been prepared to explore options for Gateshead’s 

Primary Shopping Area (PSA), including the broad extent of the PSA 
and the approach to shopping frontages. The report will inform the 
Urban Core Area Action Plan (UCAAP) Development Plan Document 
(DPD), which is being produced jointly with Newcastle City Council, 
which itself will be part of the Local Development Framework (LDF).  

 
1.2 It should be noted that this report sits alongside a number of other 

studies and reports which have been undertaken in recent years 
including those which will inform the NewcastleGateshead One Core 
Strategy and the UCAAP. The key pieces of evidence include  
• NewcastleGateshead Retail Study (including Health Check Report) 

2010  
• North East Retail and Leisure Study 2011 
• Fit For a City (Gateshead Centre Regeneration Delivery Strategy) 

(November 2008)  
• Gateshead Streetscape Design Guide, 2008 
• Gateshead Town Centre Planning Strategy (July 2007) 
• Town Centre Surveys 

 
 
2.0 Background 
 

Gateshead Unitary Development Plan 
2.1 The extent of the PSA is currently defined in Gateshead’s Unitary 

Development Plan (UDP), which was adopted in 2007. The UDP 
consists of a number of policies (supported by the proposals map) that 
have been saved under the Planning and Compulsory Purchase Act 
2004, until replaced by LDF documents and policies..   

 
2.2 The key policies which outline the approach to the Town Centre’s PSA 

and retail frontage are policies RCL1, RCL3 and RCL4. The relevant 
extract or the full policies are listed below: 

 
� RCL1  RETAIL HIERARCHY  
 The retail hierarchy in Gateshead, as identified on the proposals   

map, comprises the following locations: 
Gateshead Town Centre (Primary Shopping Area)  

 
� RCL3  GATESHEAD TOWN CENTRE  

 Maintaining and enhancing the role of Gateshead Town Centre as the 
primary shopping, cultural, visitor and administrative centre in the 
borough will be achieved through a range of measures, including:  
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Protecting and promoting the vitality and viability of existing shopping 
facilities within the Primary Shopping Area to ensure the provision of a 
full shopping offer 
 

� RCL4 GATESHEAD TOWN CENTRE PRIMARY SHOPPING AREA 
The retail function of Gateshead Town Centre is protected by the 
designation of a Primary Shopping Area. This area contains both 
primary and secondary frontages.  
 
The area bounded by High Street, Charles Street, High West Street, 
West Street and Nelson Street, and also incorporating The Interchange 
Centre, contains primary ground floor frontages with a higher 
proportion of A1 retail uses. Within this area change of use from 
retailing will not be allowed where it would result in the percentage of 
non-A1 retail frontages exceeding 30% at ground floor. 
 
A mix of town centre uses is acceptable up to 30% and above ground 
floor in this area, and in all other parts of the Primary Shopping Area, 
where no adverse impact on its vitality and viability would result.    
 

2.3 The focus for retail facilities in Gateshead Town Centre is the PSA, as 
defined on the proposals map and also at Appendix 17 of the UDP. In 
line with national policy, this contains both primary and secondary 
frontages. The primary ground floor frontages are located in the 
northern part of the shopping area. The loss of ground floor retail 
frontage in this area, in excess of the 30% threshold, would undermine 
the quality and vitality and viability of the centre, and will therefore be 
resisted. 

 
2.4 The purpose of policy RCL4 is to promote a healthy mix of ground floor 

retail uses whilst also encouraging other complementary uses, 
including on upper floors and within secondary frontages. The diversity 
of other uses includes banks, building societies, restaurants, cafes, 
bars and leisure uses, whilst there is also potential for higher density 
development incorporating office and residential uses. A good mix of 
self-supporting uses could significantly improve the security and the 
vitality and viability of the shopping centre, and extend its overall usage 
in terms of the night-time economy. 

  
2.5 Figure 1 illustrates the extent of the Town Centre, the Primary 

Shopping Area and the extent of Primary and Secondary Shopping 
Frontages.  
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Figure 1: Existing UDP 
Designations

�
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Since the Unitary Development Plan 

 
2.7 The evidence base documents for retail, as outlined above, all reflect 

the priority given to regenerating and redeveloping Gateshead’s PSA, 
and in particular Trinity Square. This part of the PSA has now been 
demolished, and the Council has granted planning permission (10 
February 2011) for : 

 
Mixed use development comprising retail (A1), financial and professional (A2), 
restaurants and cafes (A3), drinking establishments (A4), hot food take aways (A5), 
shopmobility unit (sui generis), supermarket (A1), offices (B1), student 
accommodation and ancillary facilities (C1), car parking and access, public square, 
landscaping and associated works with outline application for a range of uses to 
include A1/A2/A3/A4/B1/D1/C1 (AMENDED PLANS AND DOCUMENTS RECEIVED 
29/10/10) 
(Applictaion Reference DC/10/00712/FUL) 

 
2.8 Therefore, the PSA is in a transitional period subject to the 

redevelopment scheme coming forward, whilst the precise breakdown 
by use class and operator is currently unknown. This review will need 
to reflect this context, whilst it is clear that this part of the centre will still 
remain the retail heart of Gateshead, and the UDP approach to 
defining a primary shopping area and to seeking to control changes 
that could dilute or erode the retail function of the town centre is still 
pertinent.   
 
Changing Policy Context 

 
2.9 In 2009, Planning Policy Statement 4 was published, replacing 

Planning Policy Statement 6: Planning for Town Centres. The 
Statement promotes the vitality and viability of town and other centres 
as important places for communities.  To do this, the Government 
wants: 

• New economic growth and development of main town centre uses 
to be focused in existing centres, with the aim of offering a wide 
range of services to communities in an attractive and safe 
environment and remedying deficiencies in provision in the area 
with poor access to facilities 

• Competition between retailers and enhanced consumer choice 
through the provision of innovative and efficient shopping, leisure, 
tourism and local services in town centres, which allow genuine 
choice to meet the needs of the entire community (particularly 
socially excluded groups) 

• The historic, archaeological and architectural heritage of centre to 
be conserved and where appropriate, enhanced to provide a sense 
of place and a focus for community and civic activity 

 
 



 6 

2.10 Local Planning Authorities are still required to identify the extent of the 
primary shopping area on the adopted proposals map.  It describes the 
primary shopping area as ‘a defined area where retail development is 
concentrated’. Local Planning Authorities should also consider 
distinguishing between realistically defined primary and secondary 
frontages in designated centres, and set policies that make clear which 
uses will be permitted in such locations.  Primary frontages are 
described as likely to include a high proportion of retail uses, whereas 
secondary frontages provide greater opportunities for a diversity of 
uses. PPS4 definitions are included in appendix 1.   

 
2.11 Although predating the UDP, the amendments made to the Town and 

Country Planning (Use Classes) Order (2005) need to be more fully 
considered within this review. Subdivision of uses formerly falling within 
Use Class A3 (food and drink) were created with the introduction of two 
additional Use Classes, A4 (drinking establishments) and A5 (hot food 
takeaways). The changes were made to enable planning authorities to 
secure a satisfactory balance of uses and ensure that one use does 
not predominate to the detriment of local amenity or the vitality of the 
area. In the context of the PSA this has potential implications, there 
could be a greater level of prescription on the type of non A1 uses that 
are acceptable. For example, a restaurant may be a desirable use in a 
certain area but a hot food takeaway may not be.   

 
2.12 The Regional Spatial Strategy for the North East of England was 

published in July 2008 and set out a broad spatial development 
strategy for the North East Region. However the RSS is due to be 
abolished late 2011 when the new Localism Bill is passed by 
parliament.  In relation to the Town Centre, the RSS gives priority to it’s 
regeneration, and as a focus for appropriately scaled retail and leisure 
provision.    

 
2.13 The NewcastleGateshead One Core Strategy as the name suggests 

is being produced jointly with Newcastle City Council.  The Plan is 
city/borough wide and is at the heart of the LDF. The Core Strategy 
Consultation Draft has recently been consulted upon and will be 
submitted to the Secretary of State early 2012. 

 
2.12 The study identifies capacity for an additional 20,700 m2 (net) retail 

floorspace to come forward within Gateshead Town Centre by 2020, 
including a new superstore, which is an integral part of the new Trinity 
Square. The redevelopment of Trinity Square provides a major 
opportunity to begin the process of regenerating Gateshead Centre 
and revitalising the range and type of shops it offers. The Core 
Strategy also identifies Newcastle City Centre as the principal regional 
destination for shopping and will continue to be the focus for strategic 
retail growth over the plan period. It also outlines the evidence that 
concludes by 2018-2019 there will be the additional spending-power to 
support up to 75,000 m2 (net) retail floorspace within Newcastle City 
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Centre. In order to meet this need, the Newcastle Core Shopping Area 
will be expanded to incorporate land at East Pilgrim Street.. 

 
2.13 The Urban Core Area Action Plan (for which this paper has been 

prepared) performs a delivery role setting out sites to deliver economic 
growth etc. The vision and objectives for the Urban Core embrace 
major change within the centres of Gateshead and Newcastle, 
contributing to improved economic prosperity and a more diverse and 
successful retail offer.    
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3.0 AIMS AND OBJECTIVES  
 
3.1 A number of years have passed since the Unitary Development Plan 

was adopted. Furthermore there have been a number of important 
changes to policy and regulations since such time (as set out above). 
In this context the main purpose of the review of the primary shopping 
area and shopping frontages is to ensure that the approach adopted in 
the Urban Core Area Action Plan is based on up to date evidence and 
is compliant with PPS4, the Core Strategy and other relevant policy 
frameworks. 

 
3.2 The approach towards shopping frontage is based upon the aims and 

objectives of the Urban Core Area Action Plan, and should achieve the 
following: 
 
Aims 
o To ensure that an area where the predominant use is retail is 

defined, and its function as a principal retail area is protected and 
enhanced 

 
o To promote a healthy, vital and viable mix of uses in the town 

centre  
 
o To encourage continuous and active frontages which contribute to 

an appealing, secure town centre environment including 
interesting routes for shoppers and other users. 

 
o To prevent cumulative changes of use which could result in 

concentrations of non-retail shop uses in the primary frontages or 
which could gradually erode away the retail function of the PSA 
and which do not contribute to wider UCAAP aims for an inclusive 
and vibrant centre. 

 
Objectives  
1) Review and Define Options for the Extent of the Primary 

Shopping Area 
 
3.3 Planning Policy Statement 4 advocates a positive and proactive 

approach to planning for town centres. The Statement requires Local 
Planning Authorities, through their LDFs, to assess the detailed need 
for main town centre uses (which includes retail) over the plan period. 
Where there are identified deficiencies in provision, the capacity of 
centres to accommodate new development must be assessed. Where 
existing centres are in decline, LPAs should consider the scope for 
consolidating and strengthening these centres by seeking to focus a 
wider range of services there, promoting the diversification of uses and 
improving the environment.  
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2) Review the extent of the primary and secondary shopping 
frontage designations 

 
3.6 Whilst defining the extent of the primary shopping area is a key 

requirement of PPS4, local authorities may also chose to distinguish 
between primary and secondary shopping frontages. Such frontages 
should be defined.   
 

3.7 The extent of the existing designations have been reviewed to consider 
their continued appropriateness. This work links with the work carried 
out for the Movement and Place Framework for the Urban Core which 
considers promoting active frontages particularly along key movement 
corridors. Active frontages add interest, and security to the public 
realm. Frequent doors and windows, being able to see activity within 
buildings and uses spilling out onto streets all contribute to the vitality 
of the city centre.  

 
3.8 This report explores whether the existing policy should remain and if 

there are other policy approaches and options which may better 
achieve our objectives for city centre retailing. 
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4.0 SURVEY METHODOLOGY 
 
4.1 As part of the retail evidence base for the One Core Strategy, a full 

healthcheck was carried out for Gateshead and other centres in the 
retail hierarchy, informed by the indicators of vitality and viability as 
defined in Planning Policy Statement 4 (see appendix 2). This provides 
a good basis for undertaking this review, incorporating both quantitative 
and qualitative criteria in examining change within the PSA, and how it 
performs in retail terms. This includes desk based analysis and on site 
surveys in order to build up a picture of what has been happening in 
recent years.   

 
Planning Applications  

4.2 A key element of the research is to examine the extent to which the 
existing UDP policy approach has operated in practise. This can be 
done by analysis of application decisions and the relevant 
considerations and analysis which underpin them, providing an 
indication as to effectiveness of the current policy. The analysis also 
shows the degree to which the policy has been enforced or whether 
other considerations have outweighed the policy.  

 
Mix of Uses 

4.3 The UDP policy is based upon retaining a majority of A1 retail uses in 
the primary shopping area. Data on the different use classes has been 
collected over a number of years by the Spatial Development team, 
supplemented by data available from the Council’s Gazetteer team.  

 
Retailer Diversity 

4.4 Promoting retail diversity is an objective of PPS 4. A diverse offer can 
attract a wide range of visitors and shoppers at all times of day. On site 
surveys considered the diversity of retail and other uses within the 
shopping area, and have also been reviewed within the wider retail 
evidence base.  

 
Presence of Multiples and Independents 

4.5 Part of retailing diversity is the presence of independent traders and 
service providers as well as multiples, which add to the overall diversity 
within the centre. 

  
Pedestrian Counts  

4.9 Until recently, pedestrian counts have been undertaken within the PSA 
and around Trinity Square specifically. These show the volume of 
people using different parts of the main retail area, and how this has 
changed over time. 

 
Pedestrian Generators 

4.10 Particular uses or attractions can act as pedestrian generators, for 
example a Metro station. It is important to understand where the 
generators are, and also future changes to where they are likely to be 
located.  
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Traffic circulation 

4.11 Traffic movement is also an important consideration in understanding 
how the area works now, and how it will work in the future. A road can 
present a barrier to pedestrian movement and can be a discontinuity 
point to shopping patterns. Future transport proposals could influence 
such barriers for example barriers could be created in new or different 
places. Conversely, traffic may be excluded or reduced in an area or 
along a specific route which could improve pedestrian movement and 
extend or alter shopping and pedestrian routes. Information has been 
collated that informed the Movement and Place Framework for the 
Urban Core. 

 
Limitations 

4.13 The survey methodology is considered to provide a robust basis upon 
which to evaluate the Council’s current policy approach to the primary 
shopping area and the primary and secondary shopping frontages; and 
to make recommendations for future policy options. It is acknowledged 
that there are other factors which could show changes over the years 
and indicate what future changes we might expect. It is also recognised 
that the data included in this report does not provide full historic data in 
relation to past changes in occupiers of premises. 
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REVIEWING THE PRIMARY SHOPPING AREA AND THE PRIMARY AND 
SECONDARY SHOPPING FRONTAGE DESIGNATIONS  
 
The Existing Primary Shopping Area – Description 
Gateshead Centre benefits from its strategic location on the Tyne, however, 
the status and success of the centre is affected by it’s proximity to Newcastle, 
the trend for out-of-centre development since the 1980s and the poor quality 
of it’s physical environment. Before and since the opening of the MetroCentre 
and other out of centre developments, the role of the centre has changed from 
one serving a wider catchment and range of needs, to one serving a more 
localised catchment.   
 
The centre is currently dominated by retail and commercial development, with 
some residential and leisure uses on the fringes. As a result of competition 
and the relatively diminutive scale of Gateshead Centre in terms of the range 
and goods and services on offer, the centre lacks activity and vitality, which 
leaves many parts of the Centre feeling desolate, particularly in the evenings 
 
The Regeneration Delivery Strategy reports that whilst the process of renewal 
has commenced, the retail core of Gateshead Centre still currently attracts a 
low proportion of national multiples, is dominated by low value retail and has a 
negligible comparison retail offer. The poor retail performance is largely due to 
the poor quality retail environment dominated by highway infrastructure, the 
lack of investment in existing stock and the outdated size and configuration of 
units. Consequently rents are very low compared to Newcastle City Centre 
and, unsurprisingly, there is a low trading performance in the centre with high 
vacancy levels and low demand for units. 
 
The poor performance of Gateshead Centre as a retail destination has had 
the effect of reducing the potential of the Centre to attract activity in other 
sectors, for example the leisure and offices markets. Currently visits to the 
centre are likely to be short with relatively few linked trips between different 
shops and other facilities. Visitors are looking for convenience and 
“experience” not only in terms of the range of goods and services on offer, but 
the nature and quality of the environment. The socio-demographic range of 
people visiting the centre is therefore limited, but it is expected that the new 
Trinity Square development will begin to address these issues. A new quality 
development which will attract new complimentary retailers to Gateshead 
Centre is critical.  
 
The centre is on a much smaller scale than Newcastle City Centre and the 
MetroCentre, and therefore the number of distinct sub-areas within the PSA is 
limited.  

• The Primary Shopping Area is identified in Gateshead’s UDP and 
extends from Nelson Street in the north, to Gateshead Highway to the 
east and south, and to West Street and the public transport 
interchange in the west.  

• Within the PSA, the focus for retail uses is in the northern part of the 
area, including Jackson Street, High Street, West Street and the 
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Interchange Centre. Current tenants include Tescos, Boots, Superdrug, 
Argos, Bon Marche, Iceland and Wilkinsons.  

• High Street east has less of a retail focus and more of a mixed use 
feel. Units here include that formerly occupied by Kwik Save, and a 
number of smaller units and charity shops.   

• With the exception of the relatively modern units (including Matalan) at 
the southern end, the High Street south area is characterised by 
smaller terraced units and a mixture of uses which can be described as 
secondary in nature. 

 
The site of Trinity Square, including the multi-storey car park, has now been 
cleared and redevelopment as outlined previously has now started. Other 
recent development includes the refurbishment and letting of the former Co-
Op department store at the junction of Jackson Street and West Street.  
 
 
What the Evidence Tells us 
Mix of Uses 
The proportion of businesses that are retail varies throughout the primary 
shopping area. Figure 2 below highlights the areas which have a higher 
proportion of retail uses overall, and higher level of retail frontage. Other than 
Tescos, these include Jackson Street, West Street, the northern section of 
High Street east and the Interchange Centre. Within these areas the 
proportion of A1 retail frontage is high, and typically in excess of 70%. 
 
High Street west and south, and the area generally south of Charles Street is 
mixed use, with A1 retail uses much less predominant and focused in smaller 
units, with the exception of Matalan located at the extreme south the of the 
PSA. These areas provide a wider range of uses, including hot food 
takeaways, building society’s, estate agents, pubs, residential units and some 
significant civic functions, including Northumbria Police Headquarters, the 
Magistrates Court and Community Centre. Within these areas the proportion 
of A1 frontage is much lower, and typically 40% or less.   
 
Vacancy within the retail area has generally been higher than average over 
recent years. The recent 2011 survey recorded a vacancy rate of 15%, but it 
has generally been higher than this, including 33% in 2007. The current 
survey excludes the Trinity Square area which is why there is a difference 
between the figures.   
 
Planning Applications  
Since 2007 there have been twenty nine planning applications in the core 
shopping area relating to retailing (see appendix 3). Of these three were 
withdrawn, two were refused and twenty four were granted consent, subject to 
conditions. Both of the refusals related to applications for change of use from 
retail to other uses. One proposal for an amusement centre was refused due 
to general impact on the vitality and viability of the centre, whilst the other for 
an A2 financial institution was refused on the basis of non-retail uses being 
above the maximum threshold for such uses. 
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Of the 24 applications that were approved: 
 

• 13 were for COU from A1 retail, 12 of which were in the primary frontage 
area, and in 7 cases the threshold for non-retail uses would not be 
contravened 

• In 3 cases the proportion of non-A1 uses would exceed the limit, however, the 
applicant agreed to enter into a legal agreement relinquishing previous COU 
permissions (including uses proposed for the former Co-Op). 

• Other proposals include conversion of upper floors, COU from non-retail, 
including proposals for training facilities and restaurants/takeaways. 

• A proposal for an amusement arcade was allowed as the threshold for non-
A1 uses would not be exceeded, whilst the proposal included a mock shop 
frontage.  

 
Figure 2: Gateshead Primary Shopping Area - Mix of Uses 2011 
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Retailer Diversity 
Analysis of retailer diversity in the centre has been undertaken as part of the 
Fit For a City (Gateshead Centre Regeneration Delivery Strategy) (November 
2008), and as part of the PSA health check report produced as part of the 
LDF retail study.  
 
Although Gateshead is the main centre in the borough for services and 
administration, the diversity of retailers and related businesses within the 
Primary Shopping Area is relatively limited. Historically the centre has 
performed a subservient role to Newcastle City Centre, and also the 
MetroCentre, but in recent times the quality of the accommodation and the 
environment in the centre has also had an impact on retailer representation.  
 
There are a small number of national and regional multiple retailers present in 
the centre, including Tescos, Boots, Superdrug, Wilkinsons, Peacocks, Bon 
Marche and Iceland. The centre occupies a low position in the National Retail 
Centre Ranking. There are also a high number of smaller and older units in 
the centre, and a noticeable predominance of lower order uses and charity 
stores in certain parts of the centre. There have been a number of notable 
closures in recent years, including the Co-Op, Littlewoods and Woolworths.   
 
Pedestrian Counts 
Pedestrian counts were carried out in the retail area up until 2007, and these were 
confined to the area once occupied by Trinity Square. Counts were undertaken 
covering 1 week of each month. The picture is one of general decline between the 
years of 1999 and 2007, with an average weekly footfall of 91,267 in 1999 to 
53,118 in 2007. The Fit for a City strategy states that the low levels of footfall in the 
centre is a reflection of the poor quality of the retail, leisure and residential offer, 
and the lack of critical mass in the centre. 
 
Pedestrian Generators 
The town centre and retail area are highly accessible by public transport. The 
main public transport interchange, including the metro station, is a key 
pedestrian generator. Other key generators include the main supermarket 
(Tescos), the Civic Centre, other key civic functions and adjacent cultural 
attractions at Gateshead Quays.  
 
The Gateshead Streetscape Design Guide, 2008 notes that the town centre 
still retains its Victorian grid like pattern, but the surrounding road network is a 
key barrier making the town centre quite literally an island with poor links. 
Nodes, spaces and squares are scattered, with destination generators 
dispersed and of poor quality. 
 
Active Frontages  
Active frontages are essential for adding interest and vitality to the public 
realm. Contributing factors include shop front continuity, visibility of internal 
uses, spill out functions, gaps between doors and windows at ground floor 
level, diversity of function and the physical condition of the block. The retail 
area in Gateshead lacks critical mass and in some instances is characterised 
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by outdated accommodation, a lack of diversity and poor connections 
between units and spaces around.    
 
Change Within the PSA and Potential Impact 
In recent years the level of development within the retail area has been 
limited. New retail development includes the site at the southern end of High 
Street, which included the provision of two large units anchored by Matalan. 
Although welcomed and within the current PSA, the site is separated from the 
main area of retail activity and is unlikely to have resulted in any significant 
increase in footfall in this part of the centre. The redevelopment of the public 
transport interchange had a positive effect on this important arrival point into 
the centre. The closure of the Co-Op department store provided an 
opportunity for new investment, with the store subdivided and a number of 
new operators attracted, including Argos.  
 
Although being vacant/derelict for the last year or two has had a further 
detrimental impact on the retail area, the redevelopment of Trinity Square 
provides an opportunity to revitalise the main retail area in the centre through 
the provision of new retail accommodation, public realm and mix of uses 
which will attract increased footfall. The scheme incorporates new links with 
the surrounding PSA, including better links with West Street and Jackson 
Street, with potential for the latter to link beyond Charles Street to the High 
Street south area.  
 
The UDP MU11 site (0.37ha) south of Charles Street provides an opportunity 
for further development, with potential for a wide mix of uses, including retail, 
restaurants, offices, hotels and residential. Outline permission was granted in 
2008 for a mixed-use scheme including the erection of 6-storey hotel (104 
bedrooms) with casino, restaurant, bar and conference facilities and 14 
maisonettes.  
 
The Fit For a City (Gateshead Centre Regeneration Delivery Strategy) 
outlines how Gateshead could change in future. In addition to the 
revitalisation of the retail core, other recommended change includes: 
 

� A Creative Quarter – Connecting Newcastle and Gateshead Quays to 
the newly developed centre drawing visitors into the new attractions of 
the centre 

� Gateshead Green – Anchored by the new city park, Gateshead Green, 
which is a new focus for recreation and entertainment, drawing people 

 through the centre to a new civic heart 
� Exemplar Neighbourhood – linking a new city population within new, 

well designed urban neighbourhoods particularly south and east of 
Gateshead Centre. •  

� The City Boulevard – The phased removal of the upper deck of 
Gateshead Highway and the remodelling of the surface highway and 
surrounding area to create a boulevard which will ‘stitch’ the city 

 back together with a new, business address on the south side on the 
 River Tyne. 
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Traffic and Transport  
Gateshead benefits from a high level of accessibility, including by public 
transport through the redeveloped public transport interchange. However, the 
way the current retail area functions and performs is deemed to be 
constrained by transport infrastructure and the poor quality of the pedestrian 
environment. Heavily trafficked roads create barriers to movement, which 
inhibits access and movement by more sustainable modes of transport, such 
as walking and cycling, and also undermines perceptions of the centre and 
environmental quality.  
 
Fit for a City advocates overcoming these traffic barriers by reducing through 
traffic, simplifying traffic movements and improving connectivity within the 
Urban Core area. Removal of the highway flyover is seen as key to achieving 
this objective, and humanising the central area of Gateshead. There is a need 
to create a more pedestrian friendly environment through the way the retail 
area is designed and developed, through links with adjacent areas, such as 
Gateshead Quays, and through the better use of landscaping. Specific areas 
for improvement include Charles Street and Askew Road.      
 
 
6.0 CONCLUSIONS OF THE REVIEW OF DESIGNATIONS  
Based on the findings of the review set out in the previous section of this 
report conclusions have been drawn. The Primary Shopping Area, although 
with clear boundaries which are well-defined, lacks critical mass with limited 
diversity in terms of shops and other facilities, historically higher than average 
levels of vacancy and a generally poor quality environment. The centre has a 
dispersed feel, and given the stage that redevelopment of Trinity Square is at, 
lacks a focal point other than the interchange.  
 
Although there are retail uses throughout the area, these are more focused in 
the northern part of the centre, north of Charles Street, which attracts higher 
levels of footfall (from observations) and which accommodates all bar one of 
the limited number of national and regional multiple retailers in the centre. The 
area to the south contains more of a mix of uses, in generally smaller and in 
some cases outdated accommodation, whilst some blocks within this area 
have been cleared. This area falls within the proposed Southern Gateway 
sub-area within the Draft UCAAP, where the objective is to create a new 
residential neighbourhood supported by local facilities and services. 
 
Therefore, the challenge is to deliver a successful retail area which is 
accessible with quality environment and a good range of supporting uses – 
this will be delivered through the Trinity Square redevelopment. Part of the 
challenge is to build on the improvements to the pedestrian environment that 
this will bring, creating improved linkages with the surrounding area, including 
to the Quays, East Gateshead and also to residential areas to the south, east 
and north-east.      
 
Options for Revising the Extent of the Core Shopping Area  
Planning Policy Statement 4 requires Local Planning Authorities to define the 
extent of the centre and the primary shopping area which it describes as: 
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Defined area where retail development is concentrated (generally comprising 
the primary and those secondary frontages which are contiguous and closely 
related to the primary shopping frontage). The extent of the primary shopping 
area should be defined on the proposals map  
 
To ensure a healthy PSA which delivers the required improvements and 
which functions accordingly it is necessary to consider the extent of area 
identified. The outcome of the NewcastleGateshead Retail Study is that a 
quantum of floorspace has been identified as being required to meet current 
and future needs, and this can come forward through the redevelopment of 
Trinity Square. The study forecasts possible modest further growth post 2020, 
depending on the success of this scheme, however, a review of the evidence 
base will be required by 2015 at the latest. The preferred option has been 
selected to assist stabilisation within the centre to: 

� encourage a critical mass of provision within a more focused retail 
area; 

� encourage diversification of land uses and activities in other areas to 
provide a broader range of attractions; and 

� to reduce the overall level of vacancy.  
 
 
Preferred Option 
Redefine and consolidate the primary shopping area to ensure a focused 
approach to retail issues with emphasis on the main retail area and closely 
related secondary uses.  

� Revise the boundary of the PSA to exclude the area south of Charles 
Street, with the boundary elsewhere retained as is currently. 

� The area north of Charles Street (the new PSA) to be the focus for 
retail and related uses. 

� A mixed use approach to the area South of Charles Street, reflecting its 
location within the proposed Southern Gateway sub-area. 

 
Discounted Option 
Retain the current boundary of the PSA as defined in the currently saved UDP 
policies.  However, this would not assist in ensuring the provision of a 
successful retail area, and would in policy terms retain the status quo. 
Instead, provision would remain dispersed which would also undermine the 
aspiration for the Southern Gateway sub-area.   
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OPTIONS FOR REVISING THE EXTENT OF AND POLICY APPROACH 
TOWARDS PRIMARY AND SECONDARY SHOPPING FRONTAGE 
DESIGNATIONS  
 
In addition to defining the primary shopping area, PPS4 also states that a 
Local Planning Authority may choose to distinguish between primary and 
secondary frontages. A primary frontage is likely to include a high proportion 
of retail uses while a secondary frontage provides greater opportunities for a 
diversity of uses.  
 
The Unitary Development Plan identifies primary frontage within the existing 
PSA, with the remaining area within the PSA operating as secondary 
frontage: 
 

RCL4 GATESHEAD TOWN CENTRE PRIMARY SHOPPING AREA 
The retail function of Gateshead Town Centre is protected by the designation of a 
Primary Shopping Area. This area contains both primary and secondary 
frontages.  
 
The area bounded by High Street, Charles Street, High West Street, West Street 
and Nelson Street, and also incorporating The Interchange Centre, contains 
primary ground floor frontages with a higher proportion of A1 retail uses. Within 
this area change of use from retailing will not be allowed where it would result in 
the percentage of non-A1 retail frontages exceeding 30% at ground floor. 
 
A mix of town centre uses is acceptable up to 30% and above ground floor in this 
area, and in all other parts of the Primary Shopping Area, where no adverse 
impact on its vitality and viability would result.    

 
In terms of the area identified as providing primary frontage, which includes 
Trinity Square, this approach is considered to be effective in identifying where 
the majority of retail uses should be focused. However, two key weaknesses 
have been identified: 
 

- The threshold approach applies to the area as a whole, which is 
considered to be clumsy in terms of restricting the even distribution of 
retail and complimentary non-retail uses between blocks within the 
area; and 

- The policy is silent on the type of non-retail uses that would be 
acceptable within this area when >70% of the frontage is in A1 use. 

 
As can be seen from the schedule of applications in appendix 3 and the 
summary discussed previously, few if any applications for change of use in 
the last few years have been refused due to being contrary to this policy. This 
is because the area of primary frontage as a whole averages at about or just 
above the 70% mark. In addition, whilst this approach allows complimentary 
uses to start up in the area, it has also allowed in what the Council deems to 
be inappropriate uses, including amusement arcades and takeaways. This is 
the background to the changes proposed to this approach outlined below.   
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Preferred Option 
Retain the area of primary frontage as currently identified along with a limit for 
non-retail uses of 30% within each block within the identified area. Within the 
30% limit for each block, allow other uses (A2, A3 and A4) which are 
complimentary to existing retail services, but which don’t result in a significant 
break in the continuity of retail frontage (3 units). Within the area not identified 
as primary frontage allow changes    
 
 
Discounted Option 1 
As above but retain the area of primary frontage as currently identified along 
with a limit for non-retail uses of 20% within each block within the identified 
area. This more restrictive approach in terms of the threshold for non-retail 
uses was deemed to be overly restrictive, given the scale and status of the 
centre, and its transitional state. As an approach it is more likely to prevent 
vacant units from being re-occupied, and/or restrict the diversity of supporting 
uses throughout the area.   
 
 
Conclusions and Recommendations  
 
There are two conclusions that have been drawn from the report: 

1. The extent of the primary shopping area needs to be consolidated  to 
enable a more focused retail area with greater critical mass 

2. The policy approach to shopping frontage designations needs to be 
revised to ensure a retail area that has vitality and is viable. 

 
Inserted preferred Option plan 

�
�
�
�
�
�
�
�
�
�
�
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Appendix 1: PPS4 Definitions 
 
 
Primary Shopping Area 
Defined area where retail development is concentrated (generally comprising 
the primary and those secondary frontages which are contiguous and closely 
related to the primary shopping frontage). The extent of the primary shopping 
area should be defined on the proposals map. 
  
Primary Frontage 
Primary frontages are likely to include a high proportion of retail uses. 
 
Secondary Frontage 
Secondary frontages provide greater opportunities for diversity of uses. 
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Appendix 2 
Health Check Summary: Gateshead Town Centre – Primary Retail Area 
(centre surveyed November 2009) 
 
The town centre is the primary centre in Gateshead, but in retail terms it is 
overshadowed by the MetroCentre and Newcastle. The overall level of 
floorspace in the primary retail area is currently constrained due to the 
cordoning off and partial demolition of Trinity Square (this area is temporarily 
excluded from the ongoing surveys as a result). The exclusion of this area has 
increased the proportion of occupied units, whilst the level of vacancy remains 
high at 19% but this is down from 2007 when it was 33%. The centre has a 
relatively small number of national multiple retailers, including Tescos, 
Matalan, Argos, Boots, Superdrug, Bon Marche and Peacocks. The centre 
has suffered due to a number of key closures in the last few years, including 
the Co-Op, Littlewoods and Woolworths. 
 
Approximately 50% of units are in retail use. More than a third of these are 
miscellaneous retail uses in generally smaller and older properties, accounting 
for only 5% of the total floorspace in the centre. Provision of restaurants, cafes 
and leisure uses in the centre is extremely limited, occupying 355sqm in only 
3 units. The quality of the shopping environment in terms of buildings, open 
space and pedestrian facilities is poor. The centre is highly accessible on the 
back of the metro and bus interchange, but also suffers from the effects of 
through traffic, which cuts the centre off from surrounding areas.    
  
RECOMMENDATION: Centre at Risk – the Town Centre (primary retail area) 
should retain its position within Gateshead’s retail hierarchy. Redevelopment 
and implementation of the Regeneration Delivery Strategy will attract new 
uses and retailers into the centre, and could lead to a repositioning or 
refocusing of the main retail area, which will inform future boundary changes 
which can be reflected in the site allocations document.  
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Appendix 3:  Planning Applications in the Primary Shopping Area 
 
Application REF No/ 
TYPE 

LOCATION Description of Proposal Decision/Commentary 

DC/06/01153/COU 
Change of Use 
DEL 

13 Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1EE 
 

Change of use from shop 
to adult amusement centre. 
 
 

Refuse – would undermine V&V of centre, even 
though high level of vacancy. Not expressed in 
terms of primary frontage. 

DC/07/01091/COU 
Change of Use 
DEL 

4 Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use from (class 
use A1) Retail Unit to 
(class A2)  
Financial/Professional 
Office. 

Refuse – conflicts with UDP policies RCL3 & 4 – 
would undermine V&V of centre, where A1 
frontage is currently 64% 

DC/07/00863/COU 
Change of Use 
DEL 

Unit 5 
Ground And First 
Floor 
New Century 
House 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use from shop 
(A1) to new coffee shop on 
ground floor and first floor 
seating area (A3) and 
associated external 
alterations. 

Grant – would contribute to V&V of centre, A1 
uses occupying 76% of primary retail  frontage  

DC/07/00861/COU 
Change of Use 
DEL 

Unit 2 
Ground Floor 
New Century 
House 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use from retail 
shop (use class A1) to 
betting office (use class 
A2). 

Grant – non-A1 uses measured at 24% and Coral 
relocating from Trinity Square, which with an 
active frontage could contribute to range of uses 
within the area. 

DC/07/01515/COU 
Change of Use 
DEL 

224/230 High 
Street 
Gateshead 
Tyne And Wear 
NE8 1AQ 
 

Change of use from office 
to hair and beauty salon. 

Grant – 1st & 2nd floor proposal therefore not 
relevant 

DC/07/01449/COU 
Change of Use 
DEL 

Former North 
Eastern Co-Op 
Society Ltd 
New Century 
House 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use from A1 
retail to A2 financial and 
professional services. 

Grant – non-A1 measured at 24%. Therefore 
overall acceptable in terms of V&V of centre. 

DC/07/01753/COU 
Change of Use 
DEL 

Former Co-Op 
Supermarket 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use from shop 
(use class A1) to bank (use 
class A2) and external 
alterations to shop front, 
including the incorporation 
of two ATM's. 

Grant – non-A1 uses account for 29% of primary 
frontage area; HBOS relocating from Trinity 
Square, therefore acceptable 

DC/07/01369/COU 
Change of Use 
DEL 

Vacant Cafe 
27 - 29 Jackson 
Street 
Gateshead 
Tyne And Wear 
NE8 1EE 
 

Change of use from cafe to 
adult gaming centre with 
retail shop at the front. 

Grant – 30% threshold for non-A1 uses would not 
be exceeded, COU from mixed-use, not A1, 
would incorporate shop frontage/display 

DC/07/01074/FUL 
Full Application 
DEL 

North Eastern Co-
Op Society Ltd 
New Century 
House 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Conversion of former Co-
op foodstore and post 
office to retail units and 
access to first floor of 
building and installation of 
new shop fronts. 

Grant – conversion of co-op food store to shops 
etc… 



 24 

DC/07/01713/COU 
Change of Use 
DEL 

North Eastern Co-
Op Society Ltd 
New Century 
House 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use on ground 
floor/upper floor from retail 
(use class A1) to doctors 
surgery (use class D1). 

Grant – 30% threshold for non-A1 uses would not 
be exceeded; COU mainly to 1st floor – entrance 
lobby at ground floor 

DC/07/00530/FUL 
Full Application 
DEL 

North Eastern Co-
Op Society Ltd 
New Century 
House 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Conversion of offices on 
second floor including 
erection of third floor to 
provide 57 student rooms 
contained within 16 flats. 

Withdrawn 

DC/07/00023/COU 
Change of Use 
DEL 

North Eastern Co-
Op Society Ltd 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Conversion of part of 
ground and first floor of 
shop (use class A1) to 
financial services (use 
class A2). 

Grant – deemed not detrimental to the V&V of the 
centre, whilst the frontage policy was still in draft 
form. 

DC/08/01069/COU 
Change of Use 
DEL 

Unit 9 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 
 

Change of use from shop 
(use class A1) to hot food 
take-away shop (use class 
A5). 

Withdrawn 

DC/08/00081/COU 
Change of Use 
DEL 

Cheque Centre 
4 Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use from Retail 
Unit  (Use Class A1) to 
Finanacial/Professional 
Office (Use Class A2) 
(retrospective 
resubmission). 

Grant Retrospective – non-A1 uses account for 
28% of frontage – therefore acceptable in terms of 
the 30% threshold for non-A1 uses and the V&V 
of centre through occupation of a vacant unit 

DC/08/00374/COU 315 High Street, 
Gateshead 

Refurbishment of existing 
shop including conversion 
of 1st and 2nd floor from 
shop & storage to 
maisonette.. 

Grant - A1 retail use to be retained at ground floor 
whilst COU to 1st and 2nd floor only. 

DC/08/00400/COU 265-269 High 
Street, Gateshead 

COU from adult gaming 
centre (sui-generis) to 
mixed use of adult gaming 
centre and betting office 

Grant - The unit is not identified to be occupying 
primary retail frontage & therefore the proposal is 
considered acceptable in terms of UDP policy 
RCL4 

DC/08/01358/COU 
Change of Use 
DEL 

Units 9 And 10 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Conversion of retail units 
(use class A1) to drinking 
establishment (use class 
A4) and external 
alterations at rear to create 
outdoor seating area. 

Grant – the frontage threshold for non-A1 uses 
would be exceeded by this proposal, however, the 
applicants agreed to enter into an agreement to 
not implement a previous COU permission to A2 
use at unit 6. Use itself deemed to contribute to 
the V&V of the centre (night-time use).  

DC/08/01067/COU 
Change of Use 
 

Unit 6 
New Century 
House 
Jackson Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use from A1 to 
A5 

Invalid – withdrawn 

DC/08/01503/COU 
Change of Use 
DEL 

Unit 3A 
New Century 
House 
West Street 
Gateshead 
Tyne And Wear 
NE8 1ED 
 

Change of use from retail 
(use class A1) to hot food 
take-away shop (use class 
A5). 

Grant -  the frontage threshold for non-A1 uses 
would be exceeded by this proposal, however, the 
applicants agreed to enter into an agreement to 
not implement a previous COU permission to unit 
5 which had permission for COU to café. 

DC/08/00198/COU 
Change of Use 
DEL 

First Floor 
9 - 19 Jackson 
Street 
Gateshead 
Tyne And Wear 
NE8 1EE 

Change of use from office 
(use class B1) to mixed 
use as office and clinic 
(use class B1 and D1). 

Grant – application relates to the first floor 
accommodation.  

DC/08/01330/COU 235a High Street, 
Gateshead 

COU from shop (A1) to 
café (A3) 

Grant - This property is located within the PSA but 
is located at first floor – therefore acceptable in 
terms of policies RCL3 and RCL4 whilst a café 
would contribute to the vitality and viability of the 
wider centre. 
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DC/09/00196/COU 195 High Street, 
Gateshead 

COU from office (B1) to 
general dealers/off-license 
(A1) 

Grant - The proposal will increase retail provision 
at ground floor level within the PSA, therefore is 
acceptable in terms of UDP policies RCL1, 3 & 4.  

DC/09/00395/COU 5 High West Street, 
Gateshead 
NE8 1EH 

Change of use from charity 
shop (A1) to café (A3)  

Grant – the threshold for non-A1 frontage would 
not be contravened, whilst the proposed use 
would contribute to the centre’s V&V 

DC/09/00603/COU 
Change of Use 
DEL 

7-9 High West 
Street, 
Gateshead 
NE8 1EH 

Conversion of vacant 
premises (A2) to mixed-
use restaurant and hot 
food takeaway (A3/A5) 

Grant – application would not lead to loss of A1 
retail frontage, whilst the proposed use (and in 
particular a restaurant) would contribute positively 
to the V&V of the centre 

DC/09/01376/COU BMC Building, 
Swan Street, 
Gateshead 

COU ground floor office 
and warehouse to 
hairdressing/beauty 
training (D1) 

Grant – located within the PSA, but not primary 
frontage. D1 training use is an acceptable town 
centre use and accords with UDP policies RCL1, 
3 & 4. 

DC/10/00760/COU Gateshead College 
Academy of Music 
& Sound, 191 High 
Street, Gateshead 

COU from office and shop 
(A2/A1) to music 
school/education (D1) 
(retrospective) 

Grant – located within the PSA, but not primary 
frontage. Retrospective but unit previously vacant. 
Accords with policies RCL3 and RCL4. 

DC/10/00938/COU 
Change of Use 
DEL 

Unit 9 & 10 
Jackson Street 
Gateshead 
NE8 1ED 

Conversion of retail units 
(A1) to drinking 
establishment (A4) and 
external alterations to 
create external seating 
area 

Grant - the proportion of non-A1 uses would rise 
to 31% further to this proposal. However, the 
applicants have agreed to enter into an 
agreement to not implement a previous COU 
consents at units 3Aand 6A respectively, also 
identified as primary frontage.  
In broader terms the proposed use will contribute 
to wider objectives for the centre as identified in 
the retail evidence base for the LDF 

DC/10/01088/COU 336 High Street, 
Gateshead 

 COU from 
restaurant/takeaway 
(A3/A5) to non-residential 
advice and resource centre 
at ground floor (D1) 

Grant – located within the PSA but not primary 
retail frontage. Property vacant whilst proposed 
use viewed as contributing to the range of 
facilities within the centre – acceptable in terms of 
UDP policies RCL3 and RCL4. 

DC/10/1243/COU 195-197 High 
Street, Gateshead 

Extension & expansion of 
property to create 2 floors 
of restaurants previously 
approved as retail storage 
space 

Grant – located within the PSA but the proposal 
applies to the upper floors only, with retention of 
A1 retail use at ground floor. Proposed uses will 
contribute to the vitality and viability of the centre 
as a whole – acceptable in terms of UDP policies 
RCL1, 3, 4 and 6.  

 
 




