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1. INTRODUCTION  

1.1 Murton Gap Strategic Site 

The Local Plan for North Tyneside sets out the next phase of growth within the Borough and 
will see the delivery of at least 16,500 new homes up to 2032. A key component of this growth 
will be the development of the two Strategic Allocations; Murton Gap and Killingworth Moor.  

Murton Gap is included as a Strategic Allocation in the North Tyneside Local Plan to deliver 
approximately 3,000 homes together with education facilities, local services, green 
infrastructure and amenity space. The site is 240 hectares and is located in the middle of 
several existing residential areas; the communities to the east of the site include Monkseaton, 
with South Wellfield to the north east, Shiremoor to the west, New York village to the south and 
Preston Grange to the south east. At the centre of the site is Murton village. The village is 
accessed via Murton Lane from the A191 to the south of the site. The Metro line forms a 
boundary for part of the site to the north. The site is mainly comprised of agricultural land, with 
former farm buildings to the east and south of the site.  A number of public footpaths are also 
present within the site boundaries. 

Site Boundary  

 

Murton Gap site boundary is shown on the plan in red as defined by the Local Plan. An 
additional area of land is shown in blue to the north which is required to deliver a link road
between the A191 and Earsdon.  
 

1.2 Purpose and Status of the Masterplan  

 
The purpose of this Masterplan is to set out the vision for the development of Murton Gap and 
provide a framework for ensuring the delivery of the vision. This Masterplan demonstrates the 

quality sustainable neighbourhoods. The Masterplan will ensure that development is brought 
forward in a co-ordinated manner that enables an early delivery of housing development on 
Murton Gap to meet the identified needs of the Borough whilst ensuring the provision of 
additional infrastructure and protection of the quality of life and amenity of all residents. 
 
The Masterplan has been considered in collaboration between the Council and Murton Gap 
Development Consortium. The Masterplan has been prepared with  engagement with existing 
communities, residents and businesses affected by proposals for development of this site. The  
Masterplan, as agreed by North Tyneside Cabinet  is a material consideration in the planning 
application process. A planning application for all or any part of the Murton Gap strategic 
allocation will need to demonstrate that it meets the requirements of the Masterplan to ensure 
consistency and delivery of the key policy and design objectives for Murton Gap. 
 
1.3 Partnership Working 

 
The Masterplan has been prepared by Capita North Tyneside in collaboration with North 
Tyneside Council and the Development Consortia for Murton Gap which includes: 
 

 Persimmon Homes 
 Bellway Homes 
 The Northumberland Estates 

 
The Developer Consortia has had support from specialist technical consultants including 
Barton Willmore and Pod architects. Advice and guidance has also been provided by ATLAS 
(Advisory Team for Large Applications) which is part of the Homes & Communities Agency. 
 

1.4 Development of the Masterplan 

 
Through regular meetings, the Developer Consortia and the Council have developed the core 
principles for the Masterplan. These have regard to the Concept Plan for the site that forms 
part of the Local Plan Policies Map. The Masterplan has been developed in accordance with 
the policy requirements of the Local Plan and the requirement to ensure a comprehensive 
approach is adopted towards the development of the strategic sites. 
 
A draft Masterplan was presented to the North East Design Review Panel in October 2016 to 
review and discuss the key design principles for the Masterplan.  The presentation was 
prepared and presented by Pod architects on behalf of the Developer Consortia.   
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Key stakeholders such as the Highways Agency, Nexus, the Environment Agency and 
departments of the Council were also consulted throughout development of the Local Plan and 
preparation of this Masterplan. This has ensured that all parties were given the opportunity 
shape the proposals and ensure the Masterplan responds to the impacts of development upon 
the sustainability of the Borough and its infrastructure. 

There has been an ongoing process of wider engagement with the local community through the 
preparation of the Local Plan which has been taken into account in the preparation of the 
Masterplan.  

As part of the Masterplan preparation, a four week public Engagement was undertaken from 
the 23rd October  20th November 2017. This has assisted in providing a scheme which, as far 
as possible, reflects the wishes and aspirations of all key stakeholders. A separate Engagement 
Statement has been prepared which details the key issues and responses.  

1.5 Supporting Information 

The Masterplan has been developed on an evidence base of technical and supporting studies. 
This includes a core of development framework documents that have been prepared and 
evolved since 2015 and will provide, alongside the completed Masterplan, the key evidence 
and policy framework for the delivery of the Murton Gap Strategic Allocation:  

 Strategic Concept Framework Plan (Pick Everard, 2015) 
 Killingworth Moor and Murton Gap Outline Development Framework (Arup, June 2016) 
 North Tyneside Local Plan Pre-Submission Draft (November 2015) 
 North Tyneside Local Plan evidence based and supporting documents 
 Murton Gap Developer Consortium representations and Delivery document (2015) 

A complete list of evidence base documents is included at Appendix 1. 
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2. VISION AND OBJECTIVES  

2.1 Vision 

The development of Murton Gap will  deliver approximately 3,000 new homes in a way 

that contributes towards the quality of the environment and sense of identity in North 

Tyneside. The site will consist of a number of connected character areas which will link 

into existing communities adjacent to the site and surround a Parkland that protects the 

character of Murton village and provides valuable habitat for wildlife and recreation. 

Together, the character areas will form walkable, connected neighbourhoods, within a 

green, natural environment. The site will fully link into existing networks of streets, 

footpaths and cycleways and support sustainable travel whilst ensuring enhancements 

to the road network to address traffic issues and safeguard air quality. New social 

infrastructure including a primary school and local centre will create a vibrant and 

sustainable community within North Tyneside which is a desirable place to live, work 

and learn.  

2.2 Objectives  

The identified objectives reflect the key issues to be addressed in order to achieve the vision. 
Murton Gap will: 

a. Consist of a series of well-connected character areas, experiences and environments. 
Each character area will have its own identity and character and form an overall coherent and 
distinctive community that compliments established settlements.  

b. Be developed around existing vistas, landscape and heritage assets to protect and 
enhance positive features. New areas of open space will form an integrated network of green 
infrastructure to ensure the delivery of a healthy natural environment benefiting communities, 
wildlife and biodiversity.  

 
c. Benefit from strong landscape features and green corridors that will permeate the site 
and connect the existing and future communities to the countryside, whilst maintaining a rural 
heart around Murton village and ensuring that the development does not result in continuous 
urban development between Shiremoor in the west and Monkseaton in the east. Existing 

boundaries will be reinforced with landscaping, providing privacy to existing residents as well 
as creating opportunities for attractive pedestrian routes and wildlife corridors.   

 
d. There will be a mixture of housing tenures, types and sizes reflecting the diverse needs 

lation; including a mix of affordable housing, 
possible specialist needs housing and consideration given to executive housing and the 
opportunity of providing self-build plots. 

 
e. A new link road will connect the A191 to Earsdon which will comfortably accommodate 
cars, buses and bicycles and be capable of servicing the site and providing a new strategic link 

the A191 to the 
south whilst the connection with the A186 Earsdon Road in the north should retain a rural 
character within its green belt setting. The road should have generous grass verges, 
landscaping and positive active frontages. To the north of the Metro line the link road should 
change in character to reflect the rural surroundings.  

 
f. A clear street hierarchy will connect with the strategic link road and facilitate a 
permeable layout between each connected village. Gateway features into each parcel of 
development off the link road and inner loop road will create landmarks to facilitate movement. 
Each character area will have green spaces, each designed to feel like a village green with 
seats, grass, planting, walkways and opportunities for informal play.  

 
g. A new local centre to serve the site will provide a range of locally accessible 
convenience goods. This area will be a natural focus for higher density development. 

 
h. A potential new Metro Station will be located next to the Local Centre  and be supported 
by sufficient parking.  

 
i. A new Primary School will be constructed in an appropriately accessible area of the site, 
in agreement with the Local Education Authority, to support the new community.  

 
j. Provision of high-quality community facilities and services (such as allotments and play 
sites) to meet identified needs.  These will be located in accessible areas around the site and 
delivered in line with the development phasing plan. 
 
k. The layout will create an effective and efficient local transport and highway network 
which promotes sustainable modes of transport and ensures the opportunity to deliver a new 
Metro Station is included.  
 
l. Sustainable drainage will form an integrated part of the landscape created on the site to 
ensure that draining and flood risk issues are fully addressed whilst connecting with and 
enhancing green infrastructure and wildlife value of the area.   
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3. PLANNING POLICY  

 

3.1 Site Allocation Background  

Prior to the adoption of the Local Plan in July 2007, Murton Gap was identified as safeguarded 
land in the Unitary Development Plan (UDP) 2002. The purpose of safeguarded land was to 
provide a range and choice of development options after the end of the plan period. The UDP 
was clear that safeguarded land is capable of development when needed. 

The Strategic Allocation of Murton Gap was first considered, but not included as a potential 
site, as part of preparation of the Core Strategy Preferred Options 2010. The North Tyneside 
Local Plan Engagement Draft 2013 included the strategic allocation as a potential development 
option. The next Local Plan Engagement Draft was informed by updated evidence of the 

Objectively Assessed Need for housing and a revised plan period to 2032. Following 
Engagement 

Draft, the strategic allocation was included as a preferred site for residential development. 
Following this the strategic allocation was included in the Local Plan Pre-submission Draft, 
November 2015, as submitted to the Secretary of State. 

3.2 National Planning Policy Framework  

The National Planning Policy Framework (NPPF) sets out that the purpose of planning is to 
help achieve sustainable development. The NPPF states in paragraph 16 that local authorities 
should . Furthermore, the planning system should 
do everything it can to (paragraph 19) and that Local 
Plans should be (paragraph 154). 

includes: 
 Making it easier for jobs to be created in cities, towns and villages 
 Improving the conditions in which people live, work, travel and spend leisure time 
 Increasing the supply and choice of homes  

At the heart of the NPPF is the presumption in favour of sustainable development which 
requires Local Plans to be positively prepared and identify sufficient land to meet development 
needs, to: 

 Secure economic growth to build a strong, competitive economy 
 Prepare an aspirational but realistic Local Plan 
 Ensure the vitality of town centres, creating a diverse retail offer and providing consumer 

choice 
 Significantly boosting the supply of new homes, and providing the size, type, tenure and 

range of housing which local communities need 
 Conserve and enhance the natural environment  
 Promoting healthy, inclusive communities by taking an integrated approach to the 

provision of jobs, homes and community facilities 

The NPPF looks to ensure that developments function well and add to the overall quality of the 
area. It also seeks to optimise the potential of a site to accommodate development, create and 
sustain an appropriate mix of uses (including incorporation of green and other public space as 
part of developments) and support local facilities and transport networks. 
 
Murton Gap is located in a sustainable location, in relation to the existing infrastructure, 
services and amenities. The development of Murton Gap will contribute towards sustainable 
development through proactively driving and supporting sustainable economic development. 
 
3.3 National Planning Practice Guidance 
 
The National Planning Practice Guidance (NPPG) provides further context to the NPPF. The 
NPPG contains various guidance of relevance to the registration, processing and consideration 
of planning applications for proposed development. One of the key components of the NPPG is 
the issue of design, acknowledging that good quality design is an integral part of sustainable 

the function and identity of a place. It puts land, water, drainage, energy, community, 
. 

 
The NPPG also offers further practical advice in the following areas, of relevance to the 
proposed development: 
 Conserving and enhancing the historic environment 
 Flood Risk and Coastal Change 
 Health and wellbeing 
 Housing and economic development needs assessments 
 Housing and economic land availability assessment 
 Natural Environment 
 Noise 
 Open space, sports and recreation facilities, public rights of way and local green spaces 
 Travel plans, transport assessments and statements 
 Viability 
 Water supply, waste water and water quality 

 

3.4 Local Planning Policy 
 
North Tyneside Council submitted its Local Plan to the Secretary of State for examination on 
30th June 2016. The Local Plan Examination in Public was undertaken in November and 
December 2016 and the Plan was adopted in July 2017.  
 

 
 Diversify, strengthen and grow the local economy, providing excellent job opportunities for 

all.  
 Provide an appropriate range and choice of housing to meet current and future needs.
 Protect and enhance the natural and built environment. 
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There are two policies in the Local Plan which are directly related to Murton Gap Strategic Site. 
These policies are summarised below.  

 
Policy S4.4 (a) Murton Strategic Allocation Concept Plan 
 
A Strategic Allocation is identified at Murton (Sites 35 to 41) to secure the 
delivery of approximately 3,000 homes during the plan period in a mix of housing 
tenures, types and sizes informed by available evidence of the housing needs of 
the borough, and convenience retail provision of approximately 1,000 sqm. The 
key principles for development of the Murton strategic allocation are illustrated on 
the Policies Map through an indicative concept plan. 
 

Concept Plan  

 

 
The indicative Concept Plan for North Tyneside adopted as part of the Local Plan sets the core 
principles that future development at Killingworth Moor should respond to. The approach 
identified within the Concept Plan provided flexibility for future development of this Masterplan 
and subsequent planning applications to respond to emerging issues and evidence.  In 
particular the further detailed understanding of the following elements will be established during 
the development of the detailed Masterplan:   
 Highway routes.  
 Housing numbers, density gradients or the amount of development within the development 

zones.  
 Actual uses or content of the mixed-use hubs.  
 Site specific locations of any uses.  
 Locations of specific housing tenures or accommodation.  
 Sustainable drainage systems.  

 
S4.4 (c) Applications for Delivery of the Strategic Allocations 
 
Applications for Delivery of the Strategic Allocations states that applications for planning 
permission will be granted where identified criteria are met. Criteria include consistency with a 
comprehensive master plan, conformity with the principles of the Concept Plans, phasing and 
delivery strategy, transport strategy. In addition the criteria include a requirement that a 
landscape and visual amenity impact assessment is provided identifying key features of note 
on each site, demonstrating an appropriate design response (e.g. the location, orientation, 
density of development and landscape/planting treatment). Design quality will be secured 
through the application and use of appropriate design standards agreed as part of the 
Masterplans. 
 
 
The Masterplan must respond to the policy requirements and provide a detailed framework for 
the subsequent submission of planning application(s) on the site. The indicative Concept Plan 
provides the key principles which have shaped the design and layout of the Masterplan. 
Planning applications will need to be consistent with the Masterplan. Other policies in the Local 
Plan will also be relevant for future planning application(s). All applications will need to set out 
how they have addressed the policy requirements and Masterplan to ensure that a 
comprehensive, sustainable and deliverable development comes forward.  
 
Other key policies in the Local Plan are set out below.  
 
 
Policy DM6.1 Design of Development states that applications will only be permitted where 
they demonstrate high and consistent design standards. Designs should be specific to the 
place, based on a clear analysis of the characteristics of the site, its wider context and the 
surrounding area. 

 
 
 
Policy DM5.5 Managing effects on Biodiversity and Geodiversity states that applications 
should protect the biodiversity and geodiversity value of land, protected and priority species 
and minimise fragmentation of habitats and wildlife links. They should also maximise 
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opportunities for creation, restoration, enhancement, management and connection of natural 
habitat and incorporate beneficial biodiversity and geodiversity conservation features 
providing net gains to biodiversity, unless otherwise shown to be inappropriate. 

Policy DM5.7 Wildlife Corridors states that development proposals within a Wildlife Corridor 
must protect and enhance the quality and connectivity of the Wildlife Corridor. All new 
developments are required to take account of and incorporate existing wildlife links into their 
plans at the design stage. Developments should seek to create new links and habitats to 
reconnect isolated sites and facilitate species movement. 

Policy DM7.4 New Development and Transport states that the transport requirements of 
new development must be proportionate to the scale and type of development including how 
accessible the development is and existing public transport levels. Car and cycling space 
provision must be in line with standards set out in the Transport and Highways SPD 
(LDD12).Opportunities for public transport improvements should be identified. New 
developments in close proximity to public transport facilities will be required to provide a 
higher density of development to reflect increased opportunities for sustainable travel. On 
developments considered appropriate, the Council will require charging points to be provided 
for electric vehicles. 

Policy DM5.9 Trees, Woodland and Hedgerows states that where it would not degrade 
other important habitats the Council will support strategies and proposals that protect and 
enhance the overall condition and extent of trees, woodland and hedgerows in the Borough. 
Planting schemes included with new development must be accompanied by an appropriate 
Management Plan agreed with the local planning authority. 

When considering planning applications for development, the Local Plan should be read as a 
whole and all relevant policy will provide potentially material considerations in their 
determination. Additional planning policy to those identified above of importance when 
considering major development schemes such as this include: 

DM7.6 Renewable Energy and Low-Carbon Technologies This encourages the local 
production of energy from renewable and low carbon sources to help to reduce carbon 
emissions. The Council will also encourage and support community energy schemes that 
reduce, manage and generate energy to bring benefits to the local community. 

The Council is interested in supporting opportunities for renewable energy generation and 
sustainable construction at the strategic allocations in partnership with the Development 
Consortia. Such projects would reflect key Council priorities established through the Low 
Carbon Plan 2016-2027.  

DM7.9 New Development and Waste This policy provides the basis for guidance on the 
nature and approach to designing waste collection facilities into new development. 
 
DM5.12 Development and Flood Risk 
DM5.13 Flood Reduction Works 
DM5.14 Surface Water Run off 
DM5.15 Sustainable Drainage 
 
This collection of policies set the core expectations and framework for the consideration of the 
impact of development upon flood risk and surface water drainage. An integral part of the 
policy approach of the Local Plan is to ensure new development does not increase flood risk 
for existing properties or subject new properties to flood risk. 
 
3.6 Supplementary Planning Documents  
 
The relevant Supplementary Planning Documents (SPDs) are set out below which should be 
considered as detailed plans develop: 
 

LDD8 Planning Obligations: Sets out the approach to requesting contributions towards 
infrastructure from developers. 
 
LDD11 Design Quality: Provides guidance on how developments can ensure they are 
sustainable and achieve a high quality of design in a way that respects the local context.  
 
LDD12 Transport and Highways: Sets out the procedures that the Council follows in 
order to ensure that the transport implications of new developments are rigorously and 
consistently assessed and appropriate measures secured. The SPD also sets out 
parking standards for new developments. 
 

3.7 Community Infrastructure Levy   
 
The Council is currently consulting on the Community Infrastructure Levy (CIL) Preliminary 
Draft Charging Schedule. The strategic sites may be subject to CIL to secure appropriate 
infrastructure provision.  
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4. BASELINE SUMMARY  

4.1 Site Features 

Murton Gap is primarily comprised of agricultural land, with the Murton Village in the middle of 
the site. Two dwellings are located outside of Murton Village on Murton Lane. The site includes 
Murton Farm and Rake House farm to the south and Murton Steads farmhouse to the east. 
These farms now include a mixture of uses such as residential and business units. These 
buildings are within the Site boundary although they are not part of the development. A 
substation is located to the south of the site with access from Rake Lane.  The site is crossed 
with a number of footpaths, both historic and newly created, used for leisure and recreation. 
These are reinforced by hedgerows and drainage ditches.  

Masterplan Considerations: 
 Incorporate a buffer zone around Murton Village to maintain the character and identity of 

the Village. 

4.2 Site Context 

The site is located in the north east part of the Borough between the neighbourhoods of 
Shiremoor (west) and Monkseaton (east), New York (south) and Earsdon and South Wellfield 
(north). The site is strategically located off the A19 via the A186, A191 and A192 which border 
the site to the north, south and east respectively.  

Site Location in North Tyneside  

 

Existing local centres of Northumberland Park and Monkseaton are within a 1 mile radius of the 
site. The Metro stations of West Monkseaton and Shiremoor are near the site. The site is within 
walking, cycling and 10 minute driving distance of a number of employment areas including 
Cobalt Business Park, Silverlink and North Tyneside General Hospital.  
 
The surrounding residential neighbourhoods are mainly low - medium density developments 
with higher density housing associated with nearby centres such as Monkseaton, and small 
retail uses on main highway routes. The neighbouring residential properties contain a mixture 
of orientations but mainly the houses face towards the estate streets with rear gardens as 
boundaries to the site. The sensitive edges of the site are shown on the plan below. 
 
Sensitive Edges (Pod, 2016) 

 
 
 
Masterplan Considerations: 

 Enable easy access to the surrounding area, including improved access to employment 
sites, open space and local facilities and services.  

 The visual amenity and privacy afforded to existing properties at Murton Village, 
Monkseaton, Shiremoor and New York must be considered in the placement of new 
development. This will include the use of landscaped buffers, considered orientation and 
appropriate separation distances between dwellings. 
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4.2 Land Interests  

The Masterplan area is comprised of multiple land interests divided between Persimmon 
Homes, Northumberland Estates, North Tyneside Council and Bellway Homes.  

Land Interest  Plan  

 

4.3 Access and Transport  

Vehicle Movement 
The site is bound by the A191 and Rake Lane to the south; Park Lane to the west; the A186 to 
the north; and the A192, Earsdon Road and Seatonville Road to the east. Each provides good 
vehicular links to the immediate locality. Further to this, the A19 to the west of the site, 
providing regional and national connections. Murton Lane provides a loop from west of New 
York through Murton Village and returns to the east of New York.  

Pedestrian Movement 
Access can be gained to the site at various locations around the perimeter. The existing 
pedestrian and cycling routes on the site are shown on the plan. The Metro line separates the 
site from green belt land to the north, with a pedestrian only level crossing being the only 
crossing point linking the site to Wellfield. 

Existing pedestrian and cycle routes    

 
Public Transport 
The Metro line runs along the northern boundary of the site. Shiremoor and West Monkseaton 
Stations are both near the site but are difficult to access from the site by foot. Bus services 
currently operate from Rake Lane; other existing bus services are unlikely to be accessible for 
all future residents from the site.  
 
Masterplan Considerations: 

 Connect existing pedestrian routes, providing new access to and from the site into the 
wider locality. 

 Consider the best points of access and links between the site and the existing road 
network.  

 Mitigation of potential adverse effects of development traffic on the local and strategic 
road network.  

 Additional public transport provision will be required to achieve sustainable travel for the 
site. Consideration for an optimum route for a bus service through the site should be 
considered in the Masterplan as well as a location for a potential new Metro Station. 
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4.4 Local Services and Facilities  

Around the site there is a wide range of shops, essential services and leisure opportunities 
which service the existing residential areas. The site is therefore sustainably located in respect 
of access to key services and facilities including: 

 Cobalt Business Park 
 Robin Hood and Wheatsheaf Inn Public House 
 Shiremoor Resource Centre (General Practitioner and Community Health Services) 
 Shiremoor Community Centre and Library 
 West Monkseaton Post Office 
 West Allotment Parkland  
 North Tyneside General Hospital  
 Boundary Mill and Great Outdoor Superstore 

The following education facilities are around the site; 
 Langley First School, Star of the Sea Roman Catholic Primary School, Valley Gardens 

Middle School Monkseaton High School are located in Monkseaton to the east of the 
site.  

 Preston Grange Primary School, New York Primary School and St Thomas Moor 
Roman Catholic Academy are located to the south of the site.  

 South Wellfield First School and Wellfield Middle School are located in Wellfield to the 
north. 

Masterplan Considerations: 
 Include a Local Centre within the Masterplan to complement existing services around 

the site. 
 Review impacts on education provision on site.  
 Consider routes to schools in the Masterplan layout.  

4.5 Topography and Landscape Character  

Murton Gap generally slopes from a high of 72 metres in the south west corner of the site to a 
low of 47 metres in its north eastern extent. 

Site Contours (Pod, 2016) 

 
 
The landscape character of the site comprises of a series of agricultural fields, mostly bordered 
by hedgerows. At the centre of the site is Murton Village. The perimeter edges of the village
have mature hedgerows and strong field enclosures, creating a valued sense of rural 
landscape immediately around Murton Village.  
 
Monkseaton High School is dominant from most parts of the site in terms of its size and form. 
The majority of views are gained from points of access, roads and rights of way. Key views 
include: 

 Views eastwards across the site from Milfield Avenue, Shiremoor. 
 Views westwards across the site from Cauldwell Avenue Monkseaton. 
 Site views from Murton Lane and Well Lane.  
 Views northwards from Rake Lane including long distance views of Earsdon church. 

 
 
  



Murton Gap Masterplan

12 

View from Well Lane towards Monkseaton High School 

 

View from the track leading from Millfield Avenue looking north 

 

Masterplan Considerations: 
 In order for development to sit successfully into its wider context, the Masterplan layout 

should provide appropriate green infrastructure throughout the site.  
 Maintain a rural feel along Murton Lane. 
 Where possible, hedgerows, tree groups, copses and field boundaries should be 

integrated into the Masterplan layout.  
 Protect long distance views across the site from Rake Lane. There is potential to create 

a Parkland serving all residents in the wider area, offering a new leisure destination and  
wildlife corridors. 
 

4.6 Ecology  

There are four national and internationally designated biodiversity sites that are within 6 km of 
the site (three Sites of Special Scientific Interest and at the coast one internationally designated 
Special Protection Area / Ramsar site).Three Local Nature Reserves are within 3 km. There 

are six Local Wildlife Sites and seven Sites of Local Conservation Interest located within 2 km 
of the development.  
 
The main habitats present within the site are arable farmland with some areas of improved or 
poor semi-improved grassland. The majority of the field boundaries consist of species-poor but 
mainly intact hedgerows, with some containing occasional standard broadleaved trees. A 
network of ditches is present across the site although there are no permanent water bodies 
within the site. Tree cover is generally sparse, with occasional immature to semi-mature 
broadleaf trees found along the field margins. A small copse of mature trees is also present 
within the northern section of the site. Species identified using or having potential to use the 
site includes:   

 Breeding birds 
 Wintering birds 
 Badger habitat  
 Potential value to foraging and commuting bats  

 
Ecological Habitats (Pod, 2016)  

 
 
Masterplan Considerations: 

 Explore opportunities to improve habitat value compared to the current agricultural use. 
 Maintain and create suitable wildlife corridors running through the site as green 

corridors. 
 Provide areas for onsite and offsite mitigation including an area for ecological mitigation 

for Golden Plover and farmland birds.  
 Have consideration to existing trees to the north when designing the route of the new 

link road.  
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4.7 Drainage and Flooding  

The entire site is within Flood Zone 1 meaning a less than 1 in 1000 year chance of flooding.   
Murton Gap is considered to be at low risk of fluvial and tidal flooding.  There are two main 
drainage catchment areas on the existing site, with five associated primary drainage flow 
paths.  The most significant flow path traverses the centre of the site. This begins in the south 
western corner of the site and flows just north of Murton Village where it leaves the site in the 
north eastern corner of the site at West Monkseaton.  There are several areas where surface 
water ponding is predicted within the site and there are historical records of surface water 
flooding on the site.  

As a result of the 2012 flooding, North Tyneside Council is undertaking flood alleviation works 
on the site which includes short term flood alleviation works and basins. These works are 
aimed at both mitigating existing flood risk for the site and surrounding areas and to facilitate 
future development of Murton Gap.  

Surface Water Flood Map (Environment 
Agency)

 

Flow Path Plan (Flood Risk Assessment and 
Drainage Strategy) 

 

Masterplan Considerations:   
 The Masterplan should support a comprehensive drainage strategy which provides full 

flood mitigation across the site.  
 Deliver an integrated SUDS (sustainable urban drainage system) strategy across the 

site to complement the Masterplan and support delivery of attractive open spaces and 
areas for biodiversity and recreation 

4.8 Heritage and Archaeology  

Heritage 
Earsdon and Monkseaton conservation areas lie in close proximity of the site; including a 
number of listed buildings. Murton farmhouse and the war memorial adjacent to the site are 
listed. Generally, views from listed buildings are screened from view by existing development.  
At the centre of the site is Murton Village.  Although the village is early in its origins it is now 
almost all completely modern in fabric. Heritage assets on or surrounding the site includes: 

Rake House Farm: located at the southern boundary of the site. Rake House Farm is included 
arm 

buildings in North Tyneside. 
 
Murton Farmhouse: The grade II listed Murton Farmhouse sits to the south the site. The 

are also grade II listed separately.  The setting of this historic farm is 
considered to comprise of its immediate curtilage which is delineated by the mature vegetation 
around the boundaries.  The settling will be protected by the existing mature trees to the north 
and west of the site.  
 
New York War Memorial: The grade II listed New York War Memorial sits just outside the 
southern boundary of the Murton site.  
 
The Wheatsheaf Public House: The Wheatsheaf Public House sits just outside the southern 
boundary of the Murton site. It is not designated or locally registered. The Pub will have some 
communal and historical value but on balance is of low heritage significance. 
 
New York Forge: The New York Forge 
boundary, within New York. It is non-designated and not on the local register. Although not a 
building high in external architectural quality, it has some attraction in its character and charm 
in its small-scale. The appearance of the forge has been impacted by detrimental alterations, 
including the loss of the original sash windows, replacement of the roof covering with slate 
rather than pantiles and addition of modern extensions to the rear. The architectural and 
historic interest of the building was considered by Historic England for listing but it was the 
criteria for listing were not fulfilled and as such remains unlisted.  
 
Archaeology 
The proposed development has the potential to impact upon any archaeological resource that 
may be present through ground reduction and the construction of foundations and associated 
services in those areas of the site which have not been opencast or subject to modern 
development. No archaeological deposits have been identified which require preservation in 
situ. 
 

-west and south-east of 
Murton. On the west side of Murton Lane between the Village and New York there is a small 
enclosure with earthworks and the remains of Murton Cottage. Just outside of Murton Village to 
the west, on Murton Lane, was small village named Philadelphia. It is unknown if any remains 
of the village exist. 
 
 
 
 
 
 
 
 
 
 
 
 



Murton Gap Masterplan

14 

Heritage Assets Plan (Heritage Statement, Capita 2015) 

 

Masterplan Considerations: 
 Understand the significance of heritage assets (particularly significance derived from 

their setting), the impact the proposals would have on that significance, and how 
opportunities to maximise benefit and minimise harm should be planned for. 

 New development should give consideration to existing heritage assets; views from 
listed buildings should be screened from view with landscape buffers where possible. 

 Further evaluation of the extent and significance of any archaeological resources on the 
site is required.  

Give consideration to areas of ridge and furrow and retain the best areas where possible. 
Earthworks which will be lost need to be subject to topographical recording. 

 Protect the setting of Rake House Farm with an appropriate area of open space. 
 Use heritage assets as opportunities to contribution to the character of place. 

4.9 Noise and Air Quality  

Noise monitoring has been undertaken on the site in order to consider noise levels for 
development. The following noise sources have been identified on the site: 

 Road traffic noise is considered to be the dominant noise source within the southern and 
south western areas of the site. The following roads are considered to be the main 
sources: 

o Rake Lane, to the south of the site 
o A191, to the south of the site 

o Park Lane, to the west of the site 
o Murton Lane leading into Murton village. 

 A Metro line cuts through the northern part of the site 
 New York Industrial Park and Algernon Industrial Estate are located to the south of the 

A191 to the south west of the site. Units located adjacent to the A191 are as follows: 
o Vauxhall commercial garage 
o Northern Power Grid offices 
o Indespension Newcastle (trailer dealer) 
o Clarks Home Bakery 
o Arnold Clark commercial garage 

 Boundary Mill retail store is located to the west of the development. Noise relates to the 
extraction and delivery vehicles during the daytime period. 

 Monkseaton High School is located to the east of the site.  
 

An Air Quality Assessment will be undertaken on the site in order to consider the air pollutant 
concentrations in the area.  The area is not located within an Air Quality Management Area and 
as such the air quality is likely to be good.  The main consideration for impact is resulting 
pollutants from development traffic.  This will be assessed, having utilised annual average daily 
traffic data for all affected roads from the Transport Assessment being produced for the site.
 
Masterplan Considerations: 

 Noise sources must be considered in the positioning and orientation of proposed 
development, including the design and location of landscaped buffers. Some areas of 
the site would require noise attenuation measures to be implemented, should 
development be located in these areas, namely proposed dwellings adjacent to the 
roads and Metro line. Further noise modelling should be carried out once a detailed 
layout is designed. 

 Consider impacts and standoff areas as part of the design of the site to suitably 
accommodate anticipated traffic through the future streets of the site. 

 Consider electric charging points for vehicles.  
 
 

4.10 Ground Conditions  
 
In general, it is unlikely that the historical land uses of the majority of the site and surrounding 
area will have generated significant or widespread contamination impacts at the site. There are 
suspected asbestos issues on land known as Dickey Holm beside West Monkseaton Metro. 
This area is outside of the control of the Developer Consortia. The following risks have been 
identified which are related to extensive historical mining use of the site: 
 

 Murton Gap is in the likely zone of influence from workings in 5 seams of coal at shallow 
depth to 160 metres, the last of which was worked in 1964. 

 18 mine entries are recorded on or within 20 metres of the site with one having been 
filled to unknown specification. 

 There are a number of coal subcrops underlying the site with the potential for further 
unrecorded works to be present underlying the site. 

 The site is within the boundary of a past opencast mine. Pillar and stall workings of the 
Yard coal seam are present across much of the central and south-western areas of the 
site. 
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Murton Lane - There are two areas of unknown filled ground relating to the same former 
quarry, between Murton Village and Murton Nurseries, with Murton nurseries overlying 
the unknown filled ground. This would potentially give rise to ground gas and 
subsidence issues if built on and will require appropriate mitigation.  

 Central Southern part of site - This area has a lot of mine shafts potential for mine gas 
and ground stability issues. Grouting may be required to allow building.  

Masterplan Considerations: 
 Fully consider any potential risks to development of the site due to past mining. 

4.11 Services and Utilities   

Water mains for both supply and distribution and a combined sewer run through the site in a 
north to south direction.  To the north west of the site there is an underground storage tank for 
storm rainwater. Overhead power distribution lines also cross the west and middle of the site. 
Electricity, gas, telephone, broadband and water supplies are all available within close 
proximity of the site. 

Masterplan Considerations: 
 Accommodate the electricity and water service lines into the Masterplan within green 

corridors where possible.  
 Consider putting the electricity lines underground. 

Site Utilities (Pod, 2016) 

 
 
 

4.12 Trees and Hedgerows  
 
All relevant trees and hedgerows within the site have been assessed and categorised with 
regard to their quality and retention values. All potentially vulnerable trees within adjacent 
properties have also been assessed where considered appropriate. Tree cover within the main 
body of the site is minimal, with most trees being located around the periphery of the site. The 
fields are occasionally edged by a network of hedges in a variety of condition, but with the 
many being poor quality, unmanaged, and in decline. Across the site many hedges have 
already been lost due to past management with remnant Hawthorn bushes being numerous but 
without forming any significant hedge features.  
 
Masterplan Considerations: 

 The Masterplan layout should be informed by existing trees and hedgerows  
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4.13 Site Considerations and Opportunities  

Site Considerations  

 
 

 Water mains and power lines cross the site 
 

 Existing development within the boundary of the site 
 

 Sensitive edges around the site 
 

 Noise from roads, Metro line and potential new Metro station  
 

 Listed buildings adjoining the site and heritage assets on the site 
 

 Existing pedestrian routes 
 

 Limited vehicular access  
 

 Wildlife corridors and ecological habitats  
 

 Protection of trees, hedgerows, copses  

 
 
Site Opportunities 
 

 
 Creation of a new sustainable community, served by a new community hub 
 
 Provision of primary education facility 
 
 New highway routes, linking into the existing network 

 
 New pedestrian and cycle routes, connecting to key destinations, public transport and 

the existing network 
 
 Improvements to public transport network including potential new Metro station  

 
 Enhancement of existing hedgerows and trees 
 
 Creation of new habitats, public open space and green infrastructure 
 
 Enhance the setting of existing heritage assets 

 
 
 

 



Murton Gap Masterplan

17 

Site Considerations and Opportunity Plan 
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5.  DESIGN PRINCIPLES 

5.1 Place Making Framework 

The Masterplan provides the opportunity to create new and interesting places and spaces. To 
maximise the potential of place making, the Masterplan is informed by the following principles: 

Character Areas and Housing Density  
A range of character areas will be developed in coordination with a range of housing densities 
that will contribute towards creating a sense of place and facilitate navigation. Each character 
area should be reflective of its general setting and role within the site as a whole and provide a 
coherent liveable neighbourhood for residents. 

Densities will generally increase towards the Community Hub and areas well served by public 
transport.  Lower density development will generally feature to the in areas overlooking open 
space to create an appropriate transition.  

Entrance Features and Streets 
Gateways into and out of the site and each character area will be designed to support legibility 
and provide a sense of identity for the site as a whole and local neighbourhoods. Important 
roads will be identified which These areas will 
be high quality public spaces that will enhance legibility and sense of character as people move 
through the development.  

Active Frontages  
Development is expected to front onto all the major routes through the Masterplan to create 

Housing will be set back from the link road with landscaped verges and separate pedestrian 
and cycle paths. Houses should also provide active frontages where adjacent to strategic 
breaks and open space. 

Green and Blue Infrastructure  
The existing environment will be drawn upon to strengthen the sense of place and create a 
distinct identity for the places created. The retention of existing hedges and trees, will be 
supplemented by new planting of a range of plants and species agreed with the Council and 
effective landscaping to create the basis for attractive, multi-functional spaces for amenity, 
biodiversity and leisure and community meeting places. 

Public open space will be regularly spaced throughout the development and accessible to all 
residents. These areas will be designed to be active green spaces which are functional for a 
variety of uses allowing them to benefit wildlife and be attractive for the community to utilise. 

 will be safeguarded with landscaped green areas to 
enhance the setting of Murton Gap. 

 
 
Heritage 
Heritage assets contribute to the character and uniqueness of place. Existing heritage will form 
a key connection to the development of the site, not only to reinforce place making but also to 
preserve the long-term future of heritage assets. Open space buffer areas will be included 
where appropriate around identified heritage assets such as Rake House and Murton Farm. 
This will help to protect their setting within the new development. An area of ridge and furrow 
will be retained to the west of Murton Village as landscape features.  New York Forge will be 
lost as part of providing a key access point into the site. This building will need to be recorded 
before demolition takes places.  
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5.2 Movement Framework   

The movement network throughout the site provides the opportunity to deliver a network of 
safe and attractive links within and through the new development and adjacent areas. The key 
principles to deliver this are set out below: 

Walking and Cycling Accessibility  
The Masterplan will maintain and enhance existing pedestrian movement routes and 
preferences across the site by incorporating them into attractive connections through the 
developments enhancing their sustainability. Pedestrian and cycle routes will be incorporated 
into a comprehensive landscape and drainage framework, ensuring that the neighbourhoods 
are interconnected.  

The internal layout of streets throughout the development must enable permeability for 
pedestrian and cycle movements.  All areas of the site must have direct cycling and walking 
routes to the proposed school and community hub, without the need to divert round the 
perimeter of the site. Cycling and walking routes should be high quality and designed in line 
with the North Tyneside Cycling Design Guide (to be adopted in 2018). Key junctions and 
access points into the site should be designed with pedestrian and cyclists in mind. The 
detailed layout is required to provide direct, well lit and safe links to the existing pedestrian and 
cycling network including priority crossings at internal junctions where appropriate. 

Bridleways 
The Masterplan will promote a network provided for equestrian users via the Public Rights of 
Way. This will be encouraged and promoted to give a comprehensive route network. Route 
continuity is essential together with clear signing. The introduction of Signalised Equestrian 
crossings (Pegasus Crossings) will be installed if necessary. 

Street Hierarchy 
The strategic link road connecting the A186 and A191 will provide a transport corridor through 
the site. It will be crossed at irregular intervals by road junctions to secondary highways and 
pedestrian and cycle links, but generally avoid frequent interruption by such crossings. Through 
the development a 30 mph speed limit would be applied. From the strategic link road to the 
east loop of secondary highway will enable public transport permeability. Following this a 
network of legible streets will provide access throughout the development. The hierarchy of 
secondary and tertiary streets will be designed to slow down cars and help reinforce the 
concept that pedestrians and cyclists have priority.  

Sustainable Transport 
Excellent public transport links that are easily accessible throughout the site will be required to 
ensure a suitably attractive service is available for new residents. The option of a new Metro 
station will also be accommodated in the Masterplan. Direct and convenient pedestrian and 
cycle links to the Metro station will promote and encourage the use of the Metro system. 
Further, the Masterplan will ensure attractive links to existing transport hubs by providing 
convenient and direct connections to the existing network of cycle and pedestrian paths. New 
bus services will run through the site along main access roads providing sustainable access to 
key destinations.  

 
 
Routes to Schools  
Routes to schools will be considered as part of the movement network including existing and 
new routes to schools and associated crossing facilities. This will help to inform wider 
pedestrian routes within the development to create a cohesive pedestrian and cycle network 
throughout the site.   
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5.3 Green and Blue Infrastructure Framework   

Appropriate introduction of Green Infrastructure will be essential to the creation of a high quality 
development with a distinctive character where residents can enjoy a healthy and active 
lifestyle. Development should incorporate the following key design principles set out below: 

Multi-functional Spaces 
Green infrastructure will be defined and recognised as multifunctional spaces. They will provide 
opportunities for play, exercise and education, community meeting places as well as areas for 
wildlife and biodiversity appropriate to the character and requirements of the location. SUDs 
will also be well integrated with and enable provision of areas of green infrastructure.  

 
 
 
 
 
 
 
 
 
 

Wildlife Corridors 
Green spaces will be linked together to create a network that links with the wider external 
wildlife corridor network. Within the proposed developable areas existing hedgerows and 
mature trees will be retained to enable green infrastructure and wildlife links to be created. The 
network of green spaces will provide site wide ecological enhancement and habitat creation 
through new planting and the potential to create rich areas for wildlife through the network of 
basins required to provide sustainable drainage for the site. 

Green infrastructure will be defined and recognised as multifunctional spaces. They will provide 
opportunities for play, exercise and education as well as areas for wildlife and biodiversity 
appropriate to the character and requirements of the location. SUDs will also be well integrated 
with and enable provision of areas of green infrastructure.  

Accessible Open Spaces 
Landscaped areas of open space to fulfil varying roles reflecting the open space needs 
assessment will be spaced throughout the development. This will be readily accessible for all 
new residents and attractive for the new community to utilise whilst providing a valuable 
resource for existing residents adjacent to the site. Green infrastructure will be linked to and be 
an integral part of a wider cycle and pedestrian network. To reflect this, the Movement 
Framework and the Green Infrastructure Framework should be clearly combined and 
developed to facilitate and encourage people to walk and cycle for local trips.  

Visual Impact 
The landscape approach to be adopted throughout the site will seek to minimise the visual 
impact of development from key view points into the development and for existing residents in 
surrounding communities. A  will be created to reduce visual impact of new 
development from existing residents. Murton Village in the centre of the site will be retained in 
its semi rural setting as part of a strategic break that will extend from Rake Lane through to the 
Metro line and connect with the Green Belt to the north. New development forming boundaries 
to the strategic break should provide a soft edge with appropriate residential frontages and 
planting.  

Key Views 
The green infrastructure framework will respond to identified key views across the surrounding 
landscape and be used to create new visual connections at points of interest. At the detailed 
design stage building elevations, planting and landscape creation will be drawn upon to create 
vistas through the new development. 
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6. INFRASTRUCTURE REQUIREMENTS 

To realise the vision and development objectives for Murton Gap as a high quality, sustainable 
development, a range of physical and social infrastructure is required to support the community 
created and integrate it with existing communities of North Tyneside. This necessary 
infrastructure must be delivered in a timely and effective manner in order to mitigate the 
impacts of the development and to create sustainable neighbourhoods. Some financial 
contributions will be required for off site improvements to existing infrastructure. The key 
infrastructure requirements are set out below.  

6.1 Education 

Schools are a crucial element of the local infrastructure and therefore Murton Gap must plan 
for education provision needs arising from new homes. A new primary school is required at 
Murton. Up to 2 hectares of land will be made available to deliver the primary school to the 
south of Murton village, suitably integrated into the new development and accessible from a 
secondary highway link. For secondary schools, a financial contribution will be required 
towards enhancements of existing schools within the local area.  

6.2 Healthcare  

The expected increase in population across Murton Gap by 2032 will place increased demand 
on existing general practice services. At this time the Clinical Commissioning Group (CCG) are 
continuing to review the model for health care provision in North Tyneside and advise that the 
scale of development would require a contribution equivalent to 438 m2 of additional floor 
space due to the increase in patients. However, there is unlikely to be a requirement for a new 
GP surgery on the site but rather for a contribution to enhance existing facilities elsewhere. 

6.3 Highways and Transport  

Primary Highways  
There is a requirement for primary road infrastructure including a strategic north-south highway 
link and access junctions at the A186 and the A191. This is to relieve congestion in the wider 
network, 
Monkseaton and is essential if the road network is to accommodate the additional traffic arising 
through development at Murton.  

To the north, access is proposed from the A186, south of the village of Earsdon, close to the 
existing roundabout of the A186 and A192. To the south, access is proposed from the A191, to 
the west of New York village, avoiding the existing rural lanes to Murton village. The link road 
will require a bridge to be constructed over the Metro line.  

Secondary Highways  
A secondary highway network will allow for the parallel delivery of separate development 
parcels. This network is proposed to ensure the internal linkages compliment the primary 

highway link road and access and enables a flexible approach to phasing  maximising the 
number of potential development parcels that can be supported. Two secondary access points 
are preferred:  

 A junction that connects with the existing A191 underpass in New York; and,  
 A junction at the existing roundabout on Rake Lane, opposite the North Tyneside 

General Hospital.  
 
Off-site Works  
A range of off-site works are required through section 278 agreements with the Council as 
Highway Authority, or through section 106 contributions. These include the following 
improvements at the following roads and junctions: 

 A186  Earsdon Road Roundabout 
 A191 Roundabout New York Road 
 Norham Road / Westminster Avenue 
 New York Road 
 Foxhunters corridor access improvements  

 
Public Transport Provision  
Provision will be made for bus access throughout the primary and secondary highway network 
with the inclusion of bus only access at certain points where access for car users will be limited 
to manage traffic impacts.  
 
The potential of a Metro station at Murton Gap has support in principle from Nexus. The 
precise costs of delivery of the Metro station are subject to further work, however the location 
of this is shown on the Masterplan to the north of the site. The Metro should be located to be 
accessible from the proposed road bridge spanning the Metro and with direct connections to 
adjacent new development. This will allow all houses to be within a 15 minute walk of the Metro
station. One hectare of land will be made available for the Metro station within the Masterplan. 
 
Cycleways, Bridleway and Pedestrian Routes 
High quality walking and cycling routes are required in accordance with the emerging Cycling 
Design Guide and LDD12 Transport and Highways SPD. The following pedestrian and cycle 
routes are required to provide appropriate connectivity for Murton Gap.  
 
The following improvements to site are identified to create or enhance internal within the site:
 
M1 Principle pedestrian and cycleway  north / south main pedestrian and 

cycleway between A186 and the A191 both sides of the main link road.
 

M2 / 3 Secondary distributor pedestrian and cycleway  inner loop road extending 
from the principle pedestrian and cycleway around the site on one side of the 
new loop road, with external links to the A191 corridor to the South East. M2 
(South) M3 (North). 

M4 Pedestrian and cycle route linking principle pedestrian and cycleway with 
Shiremoor Centre / Shiremoor Metro station. 
 

M5/6/7 Retention of Low impact parkland path connecting the development site to 
Wellfield (M7) / Wellfield Middle School with the proposed new Metro station 
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and existing Metro line footbridge. And pedestrian cycle routes that connect 
with the newly proposed development cells to the east. (M6) and the new 
distributor road through to Murton Village(M5). 
 

M8 Pedestrian and cycle north / south through route to the east of Murton Village 
from the proposed Metro station in the north to A191 corridor and North 
Tyneside General Hospital to the south. 
 

M9.a 
M9.b 
M9.c

Pedestrian and cycle route and connecting route linking secondary distributor 
with Monkseaton Town Centre through Drumoyne Gardens (a) and 
Monkseaton Middle School through Caldwell Avenue (b) and Monkseaton 
Metro Station through Fairfield Drive (c) 

 
M10 Woodland footpath connection connecting the eastern edge of the 

development cells between M9.a and M9.c 
 

M11 Pedestrian and cycle route utilising existing route of Murton Lane between 
Murton Village and New York Village with additional spur to New York Village 
local shops. 
 

M12 Pedestrian and cycle route linking principle pedestrian and cycleway with 
Shiremoor South / Boundary Mills Retail Centre through to Murton Village.  
 

M13 Pedestrian and cycle route linking principle pedestrian and cycleway with 
Shiremoor North through to Murton Village 
 

M14 Downgrading of Murton Lane (West) to Pedestrian and Cycle route linking 
main distributor road to the Wheatsheaf Inn and New York Village 

 
M15 New Pedestrian and Cycle route connecting New York Shops through past the 

new primary school and on to Murton Village. 
 

M16 Principal Pedestrian and Cycle connection running North East past the new 
Primary School to connect with the distributor road (M3)  
 

M17 Pedestrian and cycle route linking the main distributor road with Rake Lane.
 

M18 Pedestrian and Cycle route linking development with Park Lane and New York 
Road 
 

Parkland 
Paths 

Various additional recreational routes as parkland footpaths will be created as 
shown on plan to enable suitable recreational use of open space areas and 
improve connectivity throughout the development site. 
 

Off Site 
improvements 

Various off site highway improvements may be required as a direct result of 
increased footfall resulting from this development, these will be reviewed and 
secured by planning applications. 
 

 
 
  



Pedestrian and Cycle Improvements 
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6.4 Local Centre and Community Facilities 

A local centre is required to support the development and provide the day to day facilities to 
support the new communities. The local centre will provide a range of shops (e.g. convenience 
store) as well as opportunities for other neighbourhood and community facilities. The Retail 
Requirements Assessment provides an outline of the scale of retail provision that may be 
appropriate at Murton indicating the site could support provision of approximately 1,000 sqm of 
convenience retail by 2032.  

The location of the local centre should be located at a point where it is readily accessible for 
new residents and is particularly accessible to key public transport connections. Provision of a 
new Metro station would make the location of a centre to the north of the site adjacent to the 
station and the new strategic north south highway link, the most appropriate location. The scale 
and mix of uses expected in this location is detailed further in the design code chapter.  

6.5 Surface Water Management  

A drainage strategy is required for the whole site based on the Murton Gap Broad Area Flood 
Risk Assessment.  Removal of surface water from the combined sewer is identified as an 
important infrastructure opportunity, enabling the development to take place and delivering 
significant benefits for adjacent existing dwellings and capacity at Howdon sewerage treatment 
works. Overall the holistic drainage strategy for the site should redirect surface watercourses 
that currently enter the combined sewerage and surface water network at Briarvale and 
Monkseaton to a large capacity culvert adjacent to North Tyneside General Hospital. Additional 
connections to this culvert at points between Marden Quarry and the North Sea at Cullercoats 
enable the connection of Murton Gap with rain outfalls at the coast. Ensuring development on 
site complements and supports this infrastructure solution will remove a significant surface 
water and sewerage flooding risk for existing residents at Monkseaton, provide an outlet for 
surface water from the development site and create additional capacity at Howdon Waste 
Water Treatment Works for foul water treatment.  

6.6 Green Infrastructure  

An overarching strategy for open space provision should incorporate the following minimum 
requirements at Murton Gap: 

 Equipped areas for play  Requirement for a Neighbourhood or Strategic Equipped Area 
for Play (between 1,000 sqm to 1,600 sqm minimum) in addition to a smaller Local 
Equipped Area for Play (between 600 sqm to 800 sqm minimum). 

 Parks  Requirement for provision of park space towards the centre of the site which 
can be a multifunctional space.  

 Natural and Semi-Natural Green Spaces  Provision can be delivered within 
multifunctional areas. This should incorporate mitigation for farmland birds and provide 
wider mitigation for other wildlife to expand the biodiversity value on the site and link into 
existing wildlife corridors 

 General Green Space to provide opportunities for informal areas for play and recreation. 
This provision can be delivered within multifunctional areas.  

 Allotments  Requirement for the delivery of one allotment per 27 households.  For 
3,000 homes this would be 111 allotments. 

 Suitable Accessible Natural Greenspace - green space that is of a quality and type 
suitable to be used as mitigation for residential where development is likely to affect the 
Northumberland Coastline Special Protection Area. 

 
6.7 Sports Facilities   
 

 Contribution required towards existing sports facilities to improve and maintain existing 
facilities to help deal with the increased demand arising from the development. Playing 
pitches should be provided in schools to support the new development. The school site 
should be planned to address the following points; 

o The site is subject to a community use agreement. 
o The site is laid out so that community use is achievable. 
o The playing pitches are constructed to a specification that means they have the 

capacity to accommodate the additional community use. 
 

6.8 Affordable Housing 
 
The Masterplan is required to deliver 25% affordable housing as required by policy DM4.7 in 
the Local Plan. The affordable housing tenure split will be decided on a phased basis to ensure 
delivery meets with changing demand. 
 
6.9 Community Facilities 
 
A contribution is required towards existing library, customer first centre and community 
facilities. This will help to improve and maintaining existing facilities to help deal with the 
increased demand arising from the development. The contribution would be used for 
Shiremoor, Cullercoats, Monkseaton and Tynemouth libraries and North Shields Customer 
First Centre.   
 
6.10 Employment and Training  
 
111 apprenticeships are required to be delivered as part of the site construction to deliver 
employability interventions targeted on North Tyneside residents. A contribution may be 
appropriate if some apprenticeships are unable to be provided as part of the scheme.  
 
6.11 Public Realm  
 
The delivery of the scheme should deliver improvements towards the public realm, such as 
public art which can enhance the aesthetic environment and reflect the character of the 
location.  Other contributions may be applicable and will be secured subject to detailed viability 
and negotiation, at planning application stage. 
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7. MASTERPLAN  

 
7.1 Masterplan Layout  
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7.2 Green Infrastructure Plan  
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7.3 Density Plan  

 
 



8. DESIGN CODE 

The information in this section will provide applicants with a set of design principles to be used at Murton Gap. The design code provides guidance about how to plan buildings, streets and spaces to 
ensure the site develops with a coherent structure. This is intended to create attractive and healthy places and make the process of achieving good design more straight forward.  

8.1 Character Area Overview  

The Masterplan includes a number of different character areas, each defined by a specific approach to urban design and landscaping. The character areas will be recognisable zones with individual 
identities. They will reflect the built characteristics within the surrounding developments around Murton Gap. This will help integrate the new development into the existing community and enhance 
the existing identity of the area.  
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8.1.1 Character Area 1: Community Hub   

To the north west of the site, towards the Metro line, is the community hub. This area is 
considered to be the key area within the development and of real importance to the success of 
the wider scheme by creating a clear and identifiable centre. The community hub will be a 
focus of local community activity and social infrastructure for Murton Gap. It will include 
convenience retail provision and a village green 

The character area includes the potential new Metro Station which will be an important arrival 
point. As such it should create a welcoming and distinctive gateway into the site.  The area will 
link up to all pedestrian routes and be easily accessible for the whole site.  The area also 
includes a large area of housing which should be designed to complement the character and 
navigation to the retail hub.  

 

 
Character A natural focal area for the site which includes 

convenience retail provision and residential development 
framed around an area of open space.  
 

Character Reference  Views towards the Parkland.  
 Potential new Metro Station.    

 
Landscape Setting   Retain, protect and enhance existing landscaping 

and field boundaries. Where not practicable to do 
this appropriate mitigation planting should be 
provided. 

 Appropriate buffer planting comprising of native 
species. This should mitigate for noise from the 
Metro and create opportunities for wildlife corridors. 

 High quality hard and soft landscaping creating an 
identifiable and pedestrian friendly public centre.  

 Enhance retained landscape features to create 
strong frontages and enhance routeways. 

 Along the link road, development will be set back 
behind green verges and planting. 
 

Development Mix The area will include: 
 Convenience retail provision  
 Residential development 
 Amenity green space and informal play (and 

potential equipped play area) 
 

Density / Height High density development around retail hub and metro. 
Medium density development to the south. Retail and 
residential buildings up to 4 storeys.  
 

Key Design Principles  Development to assist in providing direct and safe 
routes to the potential Metro Station.   

 
should be a tighter grained development with house 
types used to successfully frame the space. 

 The retail building(s) will be located in this area 
which should be a focal point in terms of design 
and layout  See section 8.3.2 for further detailed 
guidance.  

 Design should consider appropriate easements for 

facilities within the open space.  
 A bus service and bus stop should be within easy 

access of the metro station and retail facilities.  
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8.1.2 Character Area 2: The Parkland 

The Parkland character area consists of a green ring around Murton village that extends in a 
linear layout to the north and south of the site. The Parkland will be a major asset to Murton 
Gap and will provide multifunctional spaces that include opportunities for play, exercise and 
education as well as areas for wildlife and biodiversity that contribute towards and enhance the 
strategic wildlife corridor. 

Character A large multifunctional area of open space that the local and wider 
community can use for leisure and recreation.  
 

Character Reference  Views to the north of the site towards Earsdon. 
 Views to the south east of the site towards Rake Lane. 
 Murton Village. 
 Existing site features including trees, hedgerows and ridge 

and furrows.  
  

Landscape Setting  Retain and protect existing  tree groups,  copses and field 
boundaries 

 Informal landscaping along pedestrian cycleways and Bridle 
paths around Murton village.  

 Recreational features to be incorporated into the Parkland
will include new native structure planting to enhance existing 
features and define spaces, linking with the wider area and 
circulatory routes.  

 Enhance new multi-user access routes and cycle ways 
around Murton Village with new native hedgerows, 
hedgerow trees and individual tree planting included. 

 Create a diversity of biodiversity habitats (wetlands, 
grasslands, native woodland, scrub and hedgerows) that 
contribute to and enhance the strategic wildlife corridor, 
Parkland and green corridor to the south west. 

 SUDs in this area are encouraged to incorporate swales and 
enhanced native wetland planting.  

  
Development Mix No development permitted in this area.  

 
Key Design Principles   Development around the edges of the Parkland area should 

be designed with an active frontage to increase safety and 
maximise occupancy and use.  

 The area immediately around Murton Village should be 
landscaped to maintain and enhance the rural setting of the 
village.  

 Appropriate connectivity and a sense of openness should be 
achieved from the edges of the site into the Parkland. 
Existing open views from Langley Playing Fields and Rake 
Lane are particularly important to retain. 

 The key vista between Murton Village and Earsdon should 
be reinforced with pedestrian routes aligned to take 
advantage of them.  

 Key pedestrian routes should be designed to enhance the 
experience of travelling through the park. Appropriate 
lighting should be used which adequately lights pedestrian 
and cycle routes but does not negatively affect wildlife. Low 
level solar powered lighting is an appropriate example. 

 The best areas of ridge and furrow should be preserved. 
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8.1.3 Character Area 3: North East Edge  

This character area is located close to the existing area of West Monkseaton. The area will 
provide a low-medium density design approach.     

 

Character The surrounding area to the east of the character area is largely 
made up of 1930s semi-
also within this character area. The design in this area should 
complement the traditional 1930s streets nearby. Development 
im
designed and could take architectural inspiration from this.  The 
area will also be defined by SUDs basins and open spaces to the 
north, east and west of the area.  
 

Character Reference  m. 
 Existing landscaping and field boundaries.  
 Views out towards the Parkland. 
 New feature pocket of open space within the character area.
 Links to West Monkseaton 

 
Landscape Setting  Retain and protect existing tree groups, copses and field 

boundaries crossing the site. These should be considered 
as opportunities for movement corridors and green links to 
key open spaces.   

 Appropriate native buffer planting to mitigate for noise from 
the metro line.  

 Native landscaped buffer to be provided adjacent to the 
existing community of West Monkseaton. 

 
Housing Mix Detached houses with some semi detached units at key view 

points. Along key roads semi detached and short terraces may be 
appropriate.  
 

Density / Height Generally medium density with low density development at the 
boundaries. 
 

Key Design Principles 
 

 A central area of open space will create a mini village green 
in this area. 

 Retain open views across the site from Langley Playing 
Fields.  

 Properties will be outward looking over the Parkland.  
 Retain open views across the site from Langley Playing 

Fields. Development at the edge of this area should be of a 
lower density to create a rural edge with enhanced 
landscaping to preserve the vista towards Murton Village. 

 The character area has open outward facing elements to the 
north, east and west and the design and layout should 
provide a suitable transition into these areas. 

 Landscape buffer to the rear of Monks Road 
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8.1.4 Character Area 4: South East  

This character area is located close to the existing areas of West Monkseaton and Preston 
Grange. The area will provide a medium to low density design approach and a high quality 
development edge to the Parkland. A secondary entrance into the site from Rake Lane is 
accessed from this character area and as such it should create a welcoming and distinctive 
gateway into the site.   

 

Character Suburban informal character which fully integrates with pedestrian 
links to the wider area. The area should take advantage of open 
views to the north west towards Murton and the Parkland. The 
architectural approach should create a distinctive new area with 
its own identity. 
 

Character Reference  Existing landscaping and field boundaries.  
 Views out towards the Parkland. 
 New feature pocket of open space within the character 

area. 
 Rake House Farm 
 Links to West Monkseaton 
 Wildlife Corridor 

 
Landscape Setting  Retain, protect and enhance existing landscape features

and field boundaries.  
 A wildlife corridor should be provided to the southern 

section of the character area to tie in with the Parkland and 
enhance planting to the eastern boundary of the 
development site.  

 Easement buffer to the rear Monkseaton High School. 
 Protect and enhance the existing tree group at Briar Vale.
 Provide an appropriate setting to  Rake House Farm. 

 
Housing Mix Largely detached houses, especially to the edges. Along the 

secondary access road, semi detached and short terraces will be 
appropriate.  
 

Density / Height Generally medium density with low density development at the 
boundaries. Development generally 2 storeys in height with some 
opportunities for 2.5 storeys to assist in legibility of routes.   
 

Key Design Principles  An open green space will run along Rake Lane with 
houses having a prominent public frontage over this.  

 Retain open views across the site from Langley Playing 
Fields. Development at the edge of this area should be of a 
lower density to create a rural edge with enhanced 
landscaping to preserve the vista towards Murton Village. 

 Properties will be outward looking over the Parkland.  
 A central area of open space will create a mini village 

will be located. 
 The arrangement and form of dwellings in this location 

should contribute towards creating a welcoming entrance 
gateway from Rake Lane.  

 The area has a key frontage to the secondary road which 
should be reinforced with active outward facing 
development.  

 Access for approximately 250 units from Rake Lane. A bus 
gate in this area will block off access to the wider site for all 
vehicles except buses and cyclists.  

 Drainage infrastructure with associated landscape 
treatments to the rear of Briar Vale and Monkseaton High 
School. Development should incorporate appropriate 
easements for the drainage infrastructure.  
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8.1.5 Character Area 5: Southern Edge  

This character area is located close to the existing area of New York. These areas will have 
strong connections with pedestrian routes and shared use of open space and local facilities. An 
existing area of amenity green space separates part of this character area from New York. The 
character area has a key frontage to the secondary road and a number of important features 
are located in this area including the Primary School and Allotments.  

 

Character Traditional character area based around strong street frontages 
with clear and direct routes the primary school and Parkland. 
 

Character Reference  Existing landscaping and field boundaries.  
 Views out towards the Parkland. 
 Links to New York and existing area of amenity green 

space. 
 Murton Farm House 

 
Landscape Setting  Retain, protect and enhance existing landscape features 

and field boundaries.  
 Structure planting comprising of native species will  be 

provided in appropriate locations alongside the existing 
community of New York. 

 Enhance existing amenity open space to the south of the 
character area.  

 Protection of existing mature tree groups associated with 
farm buildings with sufficient distance from the tree groups 
to the new development so that any impacts are avoided. 

 Enhance the wildlife corridor to southern section of the 
character area to tie in with Parkland.   
 

Housing Mix Detached, semi-detached, short terraces and apartments. 
Sheltered housing and bungalows should be considered in this 
area.  
 

Density / Height Medium to high density development.  
 

Key Design Principles  Key features in this area include new allotments, primary 
school and area of amenity space.  

 Properties will be outward looking over the Parkland.  
 Where appropriate, properties should have a positive 

frontage onto existing properties in New York around new 
areas of open space. On some streets a landscaped buffer 
may be a more appropriate option.  

 Development along the secondary route should provide 
active outward facing development.   

 The primary school is located in this area which should be a 
focal building in terms of its design and layout  See section 
8.3.1 for further detailed guidance.  

 Ensure that the development layout protects the setting of 
Murton Farm.  

 Appropriately respond in terms of scale, mass and design to 
existing buildings around the edge of the Character Area 
beside Murton Lane.  

 Approximate 7 metre buffer behind properties on New York 
Road and Rake Lane.  
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8.1.6 Character Area 6: Western Edge 

This character area is located close to the existing area of Shiremoor. A large part of this area 
includes the primary link road. The arrangement and form of dwellings in this location needs to 
provide a distinctive entry point. High density development will be appropriate to the north of 
this character area to maximise the proximity of the Community Hub and new Metro Station.  

 

Character Distinctive gateway into the site leading through an attractive link 
road that establishes the design standard for the wider site. The 
character area should provide an appropriate transition to the 
community hub and contribute towards creating a distinctive new 
area with its own identity.  

Character Reference  Views out towards the Parkland. 
 At least one new feature pocket of open space within the 

character area. 
 Links to Shiremoor (M3 and M4). 
 Existing trees and hedgerows. 

 

Landscape Setting Along the link road, development will be set back behind 
green verges and tree planting.  

 Hedge planting should form front boundary treatments for 
units along the A191 to afford privacy to residential units. 

 Retain, protect and enhance existing landscape features 
and field boundaries.  

 Structure planting comprising of native species shall be 
provided to the western boundary. 

 Enhance the wildlife corridor to mid- section of the character 
area to tie in with Parkland and strategic wildlife corridor. 

 Provide a wildlife corridor to the south east of the character 
area to tie in with the Parkland.  

 
Housing Mix Some detached and semi detached with a larger proportion of town 

houses, mews houses and apartments. Sheltered housing and 
bungalows should be considered in this area. 
 

Density / Height Generally medium density, increasing to higher density towards the 
community hub and the link road. Development generally 2 
storeys. Development up to 3 storeys in height along the link road.  

Key Design Principles  Consideration should be given to the best way to provide a 
distinctive entrance gateway e.g. landscaping and surface 
materials. Dwellings towards the primary access junction will 
be orientated with an outward aspect. 

 Properties will be outward looking over the Parkland.  
 Appropriate noise attenuation to the rear of Boundary Mills. 
 Existing over head power cables in this area to be re-routed 

underground. 
 A landscaped buffer to be provided around the edges of 

Shiremoor.  
 Green corridors and pathways provide a break in 

development and connect to Shiremoor and the Parkland to 
the east. 

 Ensure the setting of New York war memorial is protected 
and the development layout enhances potential views and 
access to this heritage asset.  

 The development layout should allow ease of access to 
existing community facilities in New York such as the 
Wheatsheaf Public House.  

 Include pedestrian and cycle links to the south west of the 
site, both onto Park Lane and New York Road, to facilitate 
ease of access to Cobalt Business Park.  

 
 
  



8.2 Street Design and Hierarchy  

Streets make up a large part of the public realm and the treatment and quality of streets can contribute significantly to the built environment. The design and street hierarchy should reflect the 
importance of each road type in the site. The types of streets are set out on the plan below and are described further in the following text.  
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8.2.1 Primary Feature Street  

The primary feature street is the Link Road running north-south through Murton Gap. The road 
will need to perform as a strategic link road but must also provide a safe and attractive highway 
environment. The Masterplan allows for a 36  40 metre corridor within which the road will be 
designed, including cycle lanes and bus stops, key pedestrian crossing points for community 
connections, and side access roads.  

Cross sections of Primary Feature Street (indicative only)  

 
 

 
Design Principles: 

 The route requires residential frontages and should clearly provide a visual connection 
with the new communities it will pass through. The corridor should incorporate 
appropriate separation of sensitive frontages from the highway by green spaces and 
landscape, in itself adding a distinct character and value to those properties. 

 The highway through the Primary Feature Street should be designed to be a 30 mph 
corridor as it passes through the development south of the Metro line; the speed limit will 
increase to 40 mph to the north of the Metro line.  

 Landscaped verges should be to each side of the road which can accommodate 
planting, such as native hedgerows,  trees and wildflower grass areas, with an adequate 
set back of buildings. The landscape design should maximise landscape connectivity 
along the road corridor.   

 A 4 metre shared pedestrian and cycle paths to be located to one side of the road.  

The design of the corridor should aim to minimise statutory impacts from noise and air 
pollution but as appropriate building designs should address and mitigate potential 
impacts for inhabitants.  

 Distinctive corner units should be incorporated to ensure continued architectural interest 
and passive surveillance. 

 No in curtilage parking accessed directly off the road will be permitted.  
 Boundary treatments and street furniture should be consistent along the entirety of the 

route to the south of the Metro line. To the north of the Metro line, the boundary to the 
road should maximise potential for planting and biodiversity enhancement and ensure 
the road is appropriate to its setting within the Green Belt entirety. 

 Designed to accommodate buses with frequent sheltered bus stops. 
 Building heights should mostly be 2 to 2.5 storeys with opportunities for feature 3 storey 

buildings. 
 The road will be punctuated by roundabouts and feature points to create an attractive 

and recognisable street.  
 The road should generally have a straight alignment. 
 Carriageway material will be rolled asphalt but should be broken up at key junctions and 

feature points with other suitable materials. Footways will be dense bitumen.   
 

8.2.2 Secondary Feature Street 
The secondary feature street, as identified in the Masterplan, provides a site wide function to 
provide access east to west across the site and also to provide access to the Primary School. 
The Masterplan allows for a 15 metre corridor within which the road will be designed, including 
cycle and bus stops, key pedestrian crossing points for strong community connections, and 
side access roads. 
 
Cross sections of Secondary Feature Street (indicative only)  
 
 

 
Design Principles: 

 Limited curtilage parking accessed directly off the road.  
 30 mph corridor designed for smooth movement.  
 Grass verges on one side with selective feature planting to create focal points whilst 

contributing to the wider green infrastructure.  
 Boundary treatments and street furniture should be consistent along its entirety. 
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Designed to accommodate buses with suitable bus stops.
 The road should be punctuated to create feature points to create an attractive and 

recognisable street.  
 Building heights should mostly be 2 to 2.5 storeys. 
 Designated shared pedestrian and cycle way to one side of the road measuring 3 

metres. Pedestrian path on adjacent side of road measuring 2.5 metres.  
 Carriageway material will be rolled asphalt but should be broken up at key junctions and 

feature points with other suitable materials. Footways will be dense bitumen. Visitor car 
parking will be enhanced in suitable adoptable material, such ad block paving, to 
improve the street scene.  

8.2.3 Murton Lane 

Part of Murton Lane will be downgraded to a footpath. This relates to the area shown below 
from the A191 to the Secondary Road. In this area, traffic will be diverted to use the new link 
road.  An alternative access to Murton Village is from the existing access from New York Road 
where the road and the junction with New York Road and Westminster Avenue is proposed to 
be upgraded. This will require the demolition of New York Forge. 

 
Area of Murton Lane to be downgraded 

 
Area of Murton Lane to be upgraded 

A cross section of the down graded part of Murton Lane  (indicative only) 

 

A cross section of the upgraded part of Murton Lane (indicative only) 

 
 
Design Principles: 

 The route requires residential frontages to the east side. 
 No in curtilage parking accessed directly off the road will be permitted.  
 The carriageway will be 6.7 metre wide. A 2 metre verge to one side of the carriageway 

and a 2 metre footway on the other side. 
 Retention of hedgerows.  

 

8.2.4 Residential Streets  
These streets should be designed to be clearly read as of a lower level in the street hierarchy. 
They should be designed for low traffic speeds to create a more intimate, pedestrian friendly 
character.  
 
Design Principles: 

 Space will be created for curtilage tree planting. This can be located in private 
residential gardens, between visitor parking or integrated into the public realm.  

 Separate pedestrian pavement and integrated car and cycle way. 
 Car parking designed to support the street scene. Visitor car parking should be 

distributed in evenly across the site.  
 Roads should be 5.5 metres with a 2 metre pavement on either side. In some locations it 

may be appropriate to drop a footpath from a side to increase the open feel and reduce 
hard standing. 

 Building heights will mostly be 2 - 2.5 storeys. 
 Carriageway material will be rolled asphalt but should be broken up at key junctions and 

feature points with other suitable materials. Footways will be dense bitumen or concrete 
pavers. Visitor car parking will be enhanced in suitable adoptable material, such as 
block paving, to improve the street scene. 
 

8.2.5 Green Lanes  
These streets will be located at the edges of character areas and generally fronting onto green 
spaces where the intention is to minimise vehicular dominance.  
 
Design Principles: 

 Green lanes will include native hedgerows, tree and shrub planting (may be part of 
residential gardens) to create a rural appearance and give priority to pedestrians and 
cyclists. 
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Where there are low traffic demands, streets will be adopted shared surfaces or private 
drives. In these area surfaces should be block paving.  

8.3 Significant Buildings  

Significant buildings will contribute towards a positive image for Murton Gap. These buildings 
should be designed to reflect innovative and high quality design.  Significant buildings in the 
site are identified below: 

8.3.1 Primary School 

The school will be integrated within residential neighbourhoods, and connected by safe 
movement routes. The public face should be high profile and the facilities should be 
encouraged to contribute to the local area through play spaces and community uses.   

Key principles are set out below for the design of the school: 
 Whilst set back from the secondary highway, direct and easy pedestrian and cycle 

access from the secondary highway and associated public transport provision should be 
afforded. 

 The school must reflect the social and civic character of its location and have a visible 
whilst sensitive appearance from the street and adjacent Parkland  reinforced by 
appropriate planting and landscaping to ensure the school provides sense of place and 
would act as a reference point within the development. 

 The layout of the school site should minimise issues of noise to surrounding houses. 
 Location of servicing should not impact on neighbouring properties or the highway. 
 The site should have good connections to the pedestrian network, to encourage safe 

walking routes. 
 Boundaries should make the school secure but respond to the surroundings. 
 Scale and massing should positively contribute to the surrounding area. The buildings 

footprint should allow for future flexibility. 
 The approaches to the school and entrances should be welcoming and promote a sense 

of inclusion. 
 Bus stops should be located close to the entrance to the school.  
 Drop off and pick up points should be located outside of the school and minimise 

potential traffic impacts for nearby residents. 

8.3.2 Local Retail Hub 

The local retail hub will form part of the community hub character area.  The provision of 
approximately 1,000 square metres of retail floor space is proposed. 

Key principles are set out below for the design of the local retail hub: 
 There is an opportunity in this area for buildings to up to 3-4 storeys in height, with the 

potential for mixed use structures providing retail units on ground floor and office or 
residential accommodation above.  

 The retail hub requires integration of relevant parking, close bus stops and integrated 
loading areas. The area should be designed to be easily accessible by foot, public 

transport and car.  There may be a reduced need for car parking due to the close 
proximity of the housing and the new Metro Station
Highways Team should take place during the preparation of detailed plans to discuss 
further.  

 Appropriate uses include: 
o Class A1  shops and retail outlets 
o Class A2  professional services (on upper floors) 
o Class A3  food and drink 
o Class A4  drinking establishments 
o Class D1  health clinics, GP, Pharmacy or Day nurseries 

 The retail hub may be made up of one or more buildings. These should be laid out in a 
formal structure and be sited to be easily visible. 

 The appearance should complement residential accommodation around the hub but 
also be designed to provide a distinctive landmark.  

 The units should provide flexible space that could be combined to provide larger units. 
 Vehicular servicing, for deliveries and refuse collection should be located away from the 

public realm.   
 Formal landscaping should complement and enhance the retail hub.  

 
8.3.3 Buildings at Entrance Points into the Site 
 
Buildings at the access points to the site have an important function through creating a 
welcoming entrance and also proving an indication of the design ideals for the wider site. The 
key gateways into Murton Gap are from: 

 Metro to the north 
 Link road to the south from Shiremoor 
 Link road to the north from Earsdon 
 Murton Lane to the south from New York 
 Rake Lane to the south 

 
Key design principles are set out below for buildings at entrance points into the site:  

 Building heights can be up to 3 storeys to help create distinctive arrival points that create 
an early impression to visitors. Buildings should be of an appropriate scale and massing 
to address the road frontage to ensure that a unique sense of arrival is achieved. 

 The appearance of buildings should showcase interesting forms of architectural design. 
 The public realm should use creative and innovative design with complimentary 

landscaping.  
 Specifically designed corner turner units should be used to avoid street entrances being 

dominated by blank gables and high back garden fences and walls. 
 Public art may be appropriate in these locations. 

 

8.4 Boundary Treatments  
 
Various boundary treatments reflective of the character and density of each area should be 
applied consistently to provide a unifying element to the public realm across the whole site. 
This is particularly important where different developers are constructing houses on the same 
streets. Boundary treatments also offer the potential to help shape different character areas to 
reflect the setting. 



Murton Gap Masterplan

39 

In the identified settings below, the following boundary treatments are recommended. These 
are designed to create attractive boundaries while allowing good potential for surveillance of 
public spaces and routes. 

Front gardens on 
main routes   

Estate railings with 
informal and formal 
hedges behind 
 

 

 
 

Front gardens facing 
open space 

Low timber fencing 
 

 

 
Front gardens in 
small residential 
streets

Soft verges with 
ornamental planting, 
hedges and trees 
 
 

 
 

 
 
 

Rear Gardens in 
visible locations  

Feature wall with 
optional timber infill 
panels  
 

 

Rear gardens not 
visible from the 
public realm 

Timber fencing at 1 
- 1.8 metres   
 

 
 

8.5 Edges and Buffer Areas 
 
The edges of Murton Gap require sensitive treatment to ensure a positive relationship with 
existing development. Existing neighbourhoods have strong established identities and 
communities. These must be protected, through sensitive planning, to prevent coalescence of 
neighbourhoods, whilst also offering connectivity between settlements. To respond to these 
issues, green buffers and planting will feature between existing and new development around 
the edges of the site. Buffer areas should reinforce privacy between new and existing housing.  
Where these are wide they should also offer high quality, safe routes and spaces for amenity 
and leisure. An edge study analysis has been carried out to assess the boundaries on the site 
and inform indicative plans for these buffer areas.  
 
Design Principles: 

 Buffer areas should form a meaningful space with a natural landscape character with 
native landscaping.  

 New development should generally front onto buffer areas. 
 Development should generally avoid high density built forms towards the edges of the 

site  other than identified primary points of access and key features. 
 Pedestrian and cycle links should be included, where feasible, in buffer areas.  
 Existing rear boundaries will be reinforced with landscaping, providing privacy and 

security for residents.  
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Example Cross Sections: A-A Rear of Langley Avenue, B-B Rear of Boundary Mill 
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Example Cross Sections: E-E Rear of Monks Road, F-F Rear of New York Road 

 

 



8.6 Open Space and SUDs 

The presence and accessibility to open space will be the predominant characteristic of the site 
as a whole. A range of open spaces will be landscaped and designed as communal open 
space, wildlife corridors, parkland, SUDs and areas containing planting and trees. This will 
encompass a strong network of recreational routes connecting open spaces within the site, and 
promoting links to the wider countryside and other key areas of open space elsewhere in North 
Tyneside, such as Silverlink Biodiversity Park. All accessible open spaces should generally 
have clearly defined role to maximise its use and help provide a sense of place at Murton Gap 
and the potential of such spaces to contribute to the health and wellbeing of existing and new 
residents.  

8.6.1 Amenity Green Space 
These areas should be located in areas nearest to housing which allow them to be more 
accessible while also being further away from areas which are designed for biodiversity. In 
these areas the design should: 

 Provide opportunities for informal play. 
 Have good pedestrian connections.  
 Incorporate waste bins and seating.  

8.6.2 Feature Green Spaces 
These spaces will feature within each character area. Each will be individually designed to 
create focal points within the development and each with a distinct character to create a sense 
of place and assist with legibility. In these areas the design should: 

 Use landscaping to provide distinct characters and aid legibility. For example tree 
species could be focussed into clusters of single species for each feature green space 
such as limes planted entirely in one area and oaks planted in another.  

 Layout of houses and associated boundary treatments should be designed to frame the 
spaces.  

8.6.3 SUDs 
Within areas of open space, SUDs will be used to hold and restrict the discharge of water. The 
SUDs system should be designed with a variety of features such as basins, wetland with reed 
and other aquatic vegetation cover, swales and new open ditches to act as water conduits.  

SUDs should utilise existing low points which are susceptible to ponding and other SUDs 
should be created in new areas to provide catchment from adjacent development areas.  

SUDs should form an integrate part of the sites landscape strategy and follow the design 
principles below: : 

Designed to be attractive and to enhance biodiversity and the natural environment. 
SUDs should be designed in such a way that prevents them from becoming a bird 
attracting feature. There is a general presumption against the creation of open water 
bodies within 13 km of Newcastle Airport. Any permanent open water bodies associated 
with the scheme should be designed in accordance with bird strike risk protocol. This 
can take the form of reed beds, with the fencing or other temporary measures until the 
reed beds become established.  
Detention basins are encouraged which will be used to attenuate the peak flow from a 
rainfall event. These are open, areas of grass that will normally be dry, except after 

major storm events. In heavy rainfall they will be used to store water for a short time. 
These areas can be multifunctional, designed to be used as general open space for 
leisure and recreation throughout most of the year.  

 The existing pattern of ditches on the site should be widened where necessary and 
having regard to the drainage strategy. These will have a dual role in connecting water 
bodies and creating wildlife links.  
 

8.6.4 Wildlife Areas 
Sufficient provision must be made on site for the creation of biodiversity value to ensure a rich 
and diverse range of habitat and species. Such areas will be specifically designed and in some 
instances will have limited public access. In these areas the design should:  

 Planting should include an appropriate mixture of diverse wildflower grassland, native 
woodland, scrub planting, native trees, woodland edge planting and wetland marginal 
planting.  

 Enhance the connectivity and functionality of designated wildlife corridors and green 
links. 

 Improve habitat opportunities for wildlife including Local Biodiversity Action Plan 
species. 

 
8.6.5 Play Area 
The site should include a mixture of informal play areas and 2 equipped areas for play. The 
detailed design of the play areas should be developed in liaison with North Tyneside Council to 
ensure an appropriate range of play experiences. Equipped areas of play should be designed 
to address the key principles below: 

 Appropriately located and laid out with safe surfacing and boundary fencing. 
 Be in visually prominent positions within the development. 
 Be located so that a play space can be reached within reasonable walking distance of 

the identified catchment area. 
 Provide a range of play equipment suitable for children of different ages.  

 
8.6.6 Allotments 
Allotments will be located around Murton Gap providing walkable access for residents 
throughout all the development. The detailed design of the allotments will be developed in 
liaison with North Tyneside Council, however in general allotments should be designed in 
accordance with the good allotment standard which includes: 

 Good site access. 
 Good security. 
 Well-maintained paths. 
 Adequate water provision. 

 
To ensure that allotments sit comfortably within the landscape, hedges should be planted to 
edges of all allotment sites. These should be of a sufficient depth and height to avoid boundary 
fences being a dominant feature.  
 
8.6.7 Landscape Setting 
To improve the landscape setting of character areas across the site, the following design 
principles should be followed: 

 Retain and protect existing tree groups, copses and field boundaries. These features 
should be considered as opportunities for movement corridors and green links for 
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residents, wildlife and water. For example, potential to incorporate swales/ditches to link 
to wider SUDs areas. 

 Appropriate landscaping to be provided within front gardens, including hedges and 
shrubs. Provision of some back garden trees to be considered, consider fruiting trees. 

 Enhance retained landscape features to create strong frontages and enhance route 
ways. 

 Set back development behind green verges and tree planting where appropriate to 
create an attractive streetscape.  
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9. DELIVERY 

9.1 Securing Comprehensive Delivery 

This Masterplan seeks to provide a framework upon which the Murton Gap site can be delivered in full with appropriate delivery of infrastructure at the right time to address the impacts of growth. 
Crucial to this is recognising the requirement and expectation of co-operation between landowners and recognition that the overall suitability of delivery at any part of the site is dependent upon 
securing the full infrastructure requirements of the site as a whole, based upon an approximate capacity of 3,000 homes, and other facilities. To facilitate this an indicative phasing plan, 
infrastructure delivery schedule has been developed. This guidance provides an outline and understanding of what infrastructure requirements might arise with each phase of development and will 
require specific detailed consideration as part of future planning applications. 

Due to the site wide shared infrastructure, the Council's preferred approach is for an outline planning application to be submitted for the whole development. However, due to the site being in 
multiple land ownerships, it is recognised that separate planning applications may come forward for different areas. In order to avoid the piecemeal and poorly integrated development of the site, 
applicants are expected to demonstrate how the proposed development would contribute to the vision and development objectives for the site. In addition, applicants will be expected to demonstrate 
how the development would not prejudice the overall proposals and objectives of the Masterplan. Applicants should use their Design and Access Statement and Planning Statements to not only 
demonstrate how they have incorporated high standards of design but also to explain how the proposed development would fit together with, and help deliver, the wider Masterplan, including 
necessary infrastructure. Any application will need to be in line with a Comprehensive Drainage Strategy and Landscape Masterplan for the whole site. 

The Council will expect planning applications for individual phases/parcels of land to demonstrate how their proposals would be integrated with the wider site. Proposals will be required to 
demonstrate how they will provide vehicular access to the individual sites and provide detailed layouts of all other necessary highway infrastructure and pedestrian/cycle links with adjacent sites. 
Other design considerations will also need to be demonstrated, such as how the application would enable the provision will contribute towards the Masterplan street hierarchy plan, would need to be 
demonstrated. This could be achieved through the submission of a Layout Plan, which provides detailed parcel design work and demonstrates how the design principles of the design code will be 
met within the planning application red line boundary.  

The Council will seek to ensure that any parts of the site reliant on access over third party land are unlocked for development. In determining applications, the Council will need to be satisfied that 
development of individual parcels will not sterilise or frustrate delivery of other parts of the site. Conditions and legal agreements may be used to ensure specific actions are taken to ensure the 
delivery of the whole site. 

9.2 Housing Distribution  

The approach to the distribution of housing numbers across the site needs to be carefully considered to ensure Policy S4.4(a) is complied with.  An indication of the delivery of the housing across 
the site is provided below.  

 Phase 1: approximately 1020  
 Phase 2: approximately 1254 
 Phase 3: approximately 726 

A site wide density range parameter plan that demonstrates approximately 3000 houses across the site, will be submitted and agreed (either as part of an overarching EIA or planning application) 
which demonstrates how the application conforms to Policy S4.4 (a). Subsequent applications will need to demonstrate conformity with this housing distribution plan. Any variations from the above 
will need to be robustly explained and justified. The implementation of this will ensure that the Council maintain control over the site in order to ensure the comprehensive development of the site.
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9.3 Indicative Phasing Plan  

The phasing will see the development delivered across 3 approximate phases over a 15 year period as indicated on the plan, with the necessary infrastructure delivered be in general accordance 
with the Infrastructure Delivery Schedule. 

The phasing of the development will be crucial for co-ordinating and ensuring the success of the sites. The Phasing Plan takes into account the need for infrastructure to be provided in a timely 
manner. It also reflects the need to support the development of communities and to avoid, as far as possible, the creation of pockets of development that are isolated from existing or proposed 
services and facilities.  

The Phasing Plan allows for development occurring from multiple outlets simultaneously.  The indicative sequence of phasing is shown in the phasing plan  phases will run concurrently and some 
 

As this development is expected to take place over 15 years, it is acknowledged that it is difficult to accurately plan how the development will come forward. The Phasing Plan should therefore be 
regarded as indicative and will be applied with a degree of flexibility to enable the development to respond to changing circ
specific parcels of land will be to ensure that the infrastructure necessary to support those homes is in place or will be delivered the overarching principles set out in this Masterplan are achieved. 
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Indicative Phasing Plan 
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9.4 Infrastructure Delivery Schedule 

The infrastructure delivery schedule is based upon the identified character areas across the 
site and the broad phasing plan in order to determine the likely timescales for the delivery of 
key infrastructure projects on the site. Within the Masterplan there are 3 phases of 
development: 

 Phase 1 is expected to range from 2018  2023.  
 Phase 2 is expected to range from 2023  2027.  
 Phase 3 is expected to range from 2027  2031.  

As applications come forward there will  be more detailed phasing plans will be provided 
however the general phasing should accord with the above. Trigger points will be established 
during the planning application process. The trigger points should be based triggers such as 
number of units occupied.  

In delivery the sites required infrastructure, no one development area should compromise the 
delivery of another part of the site.  

The infrastructure delivery schedule below only relates to onsite infrastructure. Planning 
Contributions or a Section 278 agreement will be required for off site works which will be 
secured through the planning application process.  

Character area 1: Community Hub 

Infrastructure   Delivery  

Local Equipped Area for Play of 600 sqm 
to 800 sqm. 

Phase 2  
 

Metro Station Phase 2 / 3 (subject to Nexus Plan) 
 

Local area of open space Phase 2 

Murton Link Road (from the A186 to the 
A191) including the bridge over Metro 
line. The link road will also include the 
principle pedestrian and cycleway.  

End of Phase 1  

Local Centre  delivery of approximately 
1,000 sqm of convenience retail space.  

Phase 3.  

Pedestrian and cycle route linking 
principle pedestrian and cycleway with 
Shiremoor Centre / Shiremoor Metro 
station. 

Phase 1 

36 Allotments to the west of the 
community hub   

Phases 2 and 3 
 

Bus service  Phase 1 

 
 
Character area 2: Parkland 
 
Infrastructure   
 

Delivery  

General green space to provide 
opportunities for informal areas for play 
and recreation. 
 

Phase 1, 2 and 3 

Natural and semi-natural green spaces.  
 

Phase 1, 2 and 3 

Pedestrian and cycle link (M12) to the 
east of Murton Village from the proposed 
Metro station in the north to A191 
corridor and North Tyneside General 
Hospital to the south. 
 

Phase 3 

Existing bridleway improvements (M15) 
 

Phase 3 

SUDs  
 

When needed to drain specific phase 

41 Allotments to the north of Rake Lane  Phase 1 
 

Landscaping around Murton Village. 
 

Phase 1   

 
 
Character area 3: North East Edge 
 
Infrastructure   
 

Delivery  

Secondary pedestrian and cycleway (M8)  
 

Phase 3 

Bus service  Phase 3 
 

SUDs  
 

When needed to drain specific phase 
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Character area 4: South East  

Infrastructure   Delivery  

Landscaping around Rake House Farm Phase 1 

Strategic Equipped Area for Play of 
1,000 sqm to 1,600 sqm 

Phase 2 

A junction at the existing roundabout on 
Rake Lane, opposite the North Tyneside 
General Hospital.  

Phase 1 

Secondary pedestrian and cycle route 
(M17) located alongside the secondary 
distributor road 

Phase 1 and 2 

On site Pedestrian and cycleway (M10) 
linking secondary distributor with 
Monkseaton Town Centre and 
Monkseaton Middle School.  

End of Phase 2 

Bus service on secondary road Phase 1 
M11 Pedestrian and cycle route linking 
secondary distributor with Monkseaton 
High School / Foxhunters playing fields. 

Phase 2 

SUDs  Phase 2 

Bus service  Phase 1 
 

Character area 5: Southern Edge 

Infrastructure   Delivery  

Primary School  Start of phase 2  after the completion of 

1021 units. The school will require a 4 
year programme in terms of planning, 
commissioning, construction and 
opening which should be planned into 
timescales.   
 

Junction that connects with the existing 
A191 underpass in New York.  
 

Phase 1 

Secondary pedestrian and cycleway 
(M17) located alongside the secondary 
distributor road. 
 

Phase 1 and 2 

22 Allotments on to the north of New 
York   

Phase 2 
 

Pedestrian and Cycle improvements 
(M15) utilising existing route of Murton 
Lane between Murton Village and New 
York Village. 
 

Phase 1 

 
 
Character area 6: Western Edge 
 
Infrastructure   
 

Delivery  

Murton Link Road (from the A186 to the 
A191) including a principle pedestrian 
and cycleway. 
 

End of Phase 1 

Pedestrian and cycle route (M16) linking 
principle pedestrian and cycleway with 
Shiremoor South / Boundary Mills Retail 
Centre and beyond to Killingworth Moor 
site.  
 

Phase 1 

 
  



9.5 Developer Contributions  

A Site Specific Infrastructure Delivery Plan (IDP) has been produced to co-ordinate the delivery 
of the infrastructure which is necessary to support the development on Murton Gap. The IDP 
draws upon the evidence base prepared to support the preparation of the Masterplan. The IDP 

Site Specific Evidence. The infrastructure 
requirements for the site are set out in section 6 of this document.  

determine the full need of requirements and associated financial contributions. The 
contributions are subject to change through this process.  North Tyneside currently meets the 
infrastructure needs from new development on an application by application basis and has 
adopted a guidance document on planning obligations (LDD8). The Community Infrastructure 
Levy (CIL) is currently being progressed and may be used to secure appropriate infrastructure. 
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9.6 Community Engagement  

As part of the Masterplan preparation, a four week public Engagement was undertaken from 
the 23rd October  20th November 2017. This engagement has supported development of a 
Masterplan scheme that reflects, as far as possible, the wishes and aspirations of all key 
stakeholders. 

An Engagement Statement has been produced that out a summary of the main issues raised 
by representations and how they will be addressed.  The detailed planning application(s) will 
include further public engagement to address matters not previously informed by engagement 
on the Masterplan; however each application will be in conformity with the agreed Masterplan. 
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9.7 Planning Application Requirements  

The information below sets out the requirements of information necessary to validate a 
planning application for the site. This is applicable to an outline, hybrid and full planning 
application. This information should be considered a guide only. Further information may be 
requested to support a planning application.  

Completed planning application form  Yes  

Location plan Yes  

Site Plan Yes 

Completed Ownership Certificate (A, 
B, C, D)

Yes  

Completed Agricultural Holdings 
Certificate 

Yes  

Appropriate fee Yes  

Design and Access Statement*1  Yes  

Application Plans Yes 

Affordable Housing Statement Yes 

Air Quality Assessment Yes 

Archaeological Assessments   
Specifically archaeological fieldwork  

Yes 

Coal Mining Risk and Mineral 
Safeguarding Assessment*2 

Yes 

Ecological Survey Assessment and 
Mitigation Report & Protected 
Species Survey 

Yes 

Flood Risk  and Drainage 
Assessment*3 

Yes 

Heritage Statement Yes 

Land Contamination Assessment Yes 

Landscaping Details*4 Yes 

Marketing Information No 

Noise Assessment Yes 

Open Space Assessment Yes 

Planning Obligations  Draft Head of 
Terms 

Yes 

Planning Statement Yes 

Statement of Community 
Involvement*5 

Yes 

Structural Survey No 

Sustainability Statement Yes 

Telecommunications Development No 

Town Centre Use Assessment No 

Transport Assessments & 
Statements, Travel Plans, Parking 
and Highways 

Yes 

Tree Survey and/or Statement of 
Arboricultural Implications of 
Development 

Yes 

Ventilation / Extraction Details 
Only for 

commercial units 
Daylight/sunlight/Microclimate 
studies 

No 

Bird Hazard Risk Assessment and 
Management Plan 

Yes 

 
*1 The Design and Access Statement should identify and describe how buffer areas and edges 
of the site have been sensitively designed and  respond to design principles in the Masterplan 
Guidance.   
 
* 2 Coal Mining Risk should be informed by intrusive site investigations to locate the mine 
entries and establish any necessary no build zones around these features, in order that this 
information can inform any layout proposed. 
 
*3 Applications should demonstrate how they fit in with the Comprehensive Drainage Strategy 
for the whole site. 
 
*4 Applications should demonstrate how they fit in with the a Landscape Masterplan for the 
whole site. This should include details on planting to be retained, new planting and green 
spaces, soft landscaping, boundary treatments, footpath/cycleway enhancement/creation and 
surface water drainage infrastructure (including SUDs). 
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*5 Planning applications should demonstrate how the community have been engaged and 
consulted, and, how this has informed proposals. It is recommended that substantive matters 
not previously subject to engagement with the community, for example as part of the 
preparation of this Masterplan, should be published for engagement with the community.   

Environmental Impact Assessment 
Under the provisions of the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017, the development proposed for at Murton Gap will require an Environmental 
Impact Assessment. If EIA is required, the Environmental Statement should be submitted along 
with the formal planning application.  
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9.8 Monitoring and Review 

The effective implementation of the masterplan within the plan period will be monitored and 
reviewed.  The monitoring will include the following criteria: 

 Planning applications 
 Housing delivery  
 Infrastructure delivery and requirements 
 Phasing  
 Section 106 contributions 
 Review any changing social and economic needs of North Tyneside which may affect 

the Masterplan.  

Changes may be made to the approved Masterplan to reflect the results of the monitoring.  The 
monitoring will be reported every 12 months. The report will identify where targets are being 
met and identify potential changes to the Masterplan where targets or infrastructure projects 
are not being met. The monitoring report will be made available to the public and will be 
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Appendix 1: Masterplan Supporting Surveys 

 Strategic Concept Framework Plan, Pick Everard, 2015  

 Murton Gap Outline Development Framework, ARUP, July 2016  
 

 Public Transport Demand Scoping Study, Capita, May 2016 
 

 North Tyneside Council Local Plan  Public Transport Demand Scoping Study, Capita, 
May 2016 
 

 Murton Gap Project Viability and Delivery Report, North Tyneside Council, June 2016 

 Murton Gap, Constraints and Topology, North Tyneside Council, 2015 
 

 Murton Gap Retail Requirements Assessment, Capita, North Tyneside Council, 2015  
 

 Murton Gap Heritage Statement, Capita, July 2015 
 

 Murton Gap Archaeological Desk-based Assessment, Durham University Archaeological 
Services, February 2016 
 

 Murton Gap Phase 1 Geo-Environmental Desk Study, Capita, August 2015 
 

 Murton Gap Broad Scale Flood Risk Assessment and Drainage Strategy, Capita, August 
2015 
 

 Murton Gap Open Space Assessment, Capita, July 2005 

  Extended Phase 1 Habitat Survey Report, BFG Ecology, 2015 
 

 Murton Gap Developer Consortium Delivery Document, December 2015, Barton 
Wilmore 
 

 North East Design Review Panel Report, Design_North East, September 2016 
 

 North Tyneside Local Plan 2015 Examination in Public Matter 4  Housing Land Supply 
and Delivery, Response on behalf of the Murton Gap Consortium, October 2016, Barton 
Wilmore. 
 

 North Tyneside Local Plan, Strategic Sites, Pedestrian / Cycling Study, May 2016, 
Capita 
 

 North Tyneside Local Plan, Murton Gap and Killingworth Moor, Site Specific 
Infrastructure Delivery Plan, June 2016, Capita 
 

 Noise Constraints- Masterplanning, Wardel Armstrong, May 2017 

 
 Tree Survey, Elliott Consultancy Ltd, July 2017 

 

 Statement on Landscape and Visibility Issues, Robinson Landscape Design, October 
2016  

 
 


