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Introduction and 

overview
Crawcrook is located  in the rural west of Gateshead Borough 
east of Prudhoe and west of Ryton.  The settlement is identified 
in the emerging One Core Strategy as one of 11 village growth 
areas to accommodate new housing.  

The village developed largely as a result of the nearby coal pits 
including Emma and Clara Vale.  The village is typical of many 
turn of the century colliery communities in the North East 
which is reflected in its chapels, terraces and shops fronting 
onto the main street.  The village benefits from excellent 
access to open countryside and the wider Tyne Valley area.  
The village expanded rapidly at the turn of the 19th century 
when coal mining reached its peak.  

Whilst the village enjoys a positive rural setting and has a 
strong industrial heritage, in recent years the village has seen a 
general lack of investment particularly in relation to improving 
the range of local services and facilities.  There have also been 
relatively few housing developments although work has 
recently started on two small sites at the former St Agnes RC 
Primary School site and  the former Auction Mart site at Kepier 
Chare.      

Further new residential development represents an important 
opportunity to bring new investment to Crawcrook, 
increasing the local population, which will assist in sustaining 
and supporting the provision of services and facilities.  New 
development will also help provide high quality well designed 
sustainable housing to meet local housing needs.

Individually the two development sites are approximately 7.3 
ha (292) and 8.3ha (288).  Site 292 is located to the north of the 
village centre and south of  Stannerford Road.  Site 288 is to 
the south of the village adjacent to the A695.  
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The Sites

 Crawcrook North - (Site 292)

Crawcrook South - (Site 288) 

The aerial image to the right locates two potential development sites 
within Crawcrook.

Below are the individual sites.
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Historic settlement          

evolution

Crawcrook is a large village with a history that can be traced back 
to 1183. It developed greatly in the 19th century with the opening 
and development of local collieries especially Emma (also known 
as Towneley Colliery, Towneley Emma Colliery and Towneley Main 
Colliery) 1845 –1968 and Clara Vale Colliery 1893-1966.

The development of the village initially took a  linear form along 
Main Street and Greenside Road, as shown in the images to the 
right, with terraced properties created for workers at the nearby coal 
mines.  However, more recent developments have seen an expansion 
beyond a purely linear form, providing a greater range of housing in 
Crawcrook, including a 1970s estate between the village centre and 
the land north of the A695.  

At the turn of the twentieth century, and in common with the nearby 
areas of Greenside, Clara Vale and Stargate, Crawcrook was a village 
with a vibrant coal industry. With major pits such as Emma and Clara  
Vale, as well as several smaller pits, Crawcrook became a major coal 
mining centre. However the coal industry collapsed in the village 
during the 1950s and 1960s. Employment in tertiary industries 
has replaced the coal industry. However, Crawcrook’s coal mining 
heritage is still evident; a number of the old miners’ homes can be 
seen in the surrounding area: Clifford Terrace in Crawcrook, and 
the Simpson Memorial Home in Barmoor. Old wagonways used to 
transport coal are also still present, although they are now maintained 
as footpath/ cycle ways [Keelman’s Row to the north, along the Tyne 
Valley].  During the 1970s and 1980s, with the creation of the Kepier 
Chare and Westburn private housing estates, Crawcrook became well 
established as a commuter village for the conurbation of Tyneside.

1856 - 1895 1895 - 1898 1916 - 1920 1920 - 2013
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Urban Structure
The oldest parts of Crawcrook take a broadly linear form of development 
along Main Street, which is fronted by terraces of shops and houses and 
some free standing detached properties.  Buildings of note include the 
workers cottages at Emmaville, a stone cottage and Emmaville Church, 
although there are also some less attractive modern buildings including 
Barmoor Garage and the Ryton RAOB Club.

To the north of Main Street is a cluster of stone and brick terraced 
properties on Emmaville, including a terrace of brick dwellings which is 
similar to other colliery workers housing found within the locality.  South 
of Main Street, towards the east of Crawcrook are several blocks of 2-storey 
terraced properties which run at right angles to Main Street, with a large 
1970s housing estate further to the south accessed via Kepier Chare.  This 
estate extends down to the northern boundary of the proposed allocation 
site, expanding away from the original linear form, and is typical of 
housing from this period in terms of its cul-de-sac layout and the general 
design approach taken to the dwellings.   There are similar large, post-
war housing estates to the north and south of Main Street towards the 
west of Crawcrook which tend to be two-storey in height and a mixture of 
brick and stone.  The junction of Greenside Road and Main Street forms an 
important intersection in the centre of Crawcrook.   

East of Kepier Chare the properties are a mix of semi detached two and 
single storey properties constructed in brick often with integrated garages 
to the side of dwellings.  Mixed in with the development are various 
bungalows.  West of Kepier Chare the properties are similar in appearance 
and design but utilise a different shade of brick and feature brown 
concrete tile roofs as opposed to red.  Outside the main urban settlement 
are a series of small hamlets normally comprising a limited number of  
houses.  These settlements are clustered to the east of Crawcrook around 
Woodside.   
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Green Infrastructure 

and Leisure Provision

The open countryside surrounding Crawcrook contributes 
towards its character and setting, with open fields to the 
north falling away towards the River Tyne.  From the higher 
ground levels towards the south of the village there are a 
number of attractive panoramic views of open countryside, 
including from Hill 60. 

Within the eastern part of the village, open and green space 
is contained primarily within gardens, sports pitches, a small 
green area to the front of Eleanor Terrace and an informal 
green space adjacent to Catkin Walk serving the large 
residential estate to the south of the village.  The principal 
green space within Crawcrook Park is located adjacent to 
Emmaville primary school, and includes the village bowling 
green.  

Adjacent to the  south western corner of site 288 is a hill, know 
locally as Hill 60, which rises steeply up to a summit.  This hill is 
valued locally for its amenity and recreation value, and allows 
for a panoramic view looking north across the Tyne Valley.

To the north of site 292 is Kingsley Park, the Ryton FC ground. 
The village is linked to the wider countryside by a series of 
public footpaths and cycle routes.  The sand and gravel 
works to the west of the village are  an important man made 
landscape feature.

East of the village are a number of sports pitches including 
rugby pitches (Ryton RFC) and a football pitch adjacent to the 
youth centre and Barmoor Garage.      
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Transport and Accessibility

Analysis of census data shows that approximately 74% of residents 
with Crawcrook and Greenside ward work in the Newcastle and 
Gateshead areas.  This includes 18% who work in Crawcrook and 
Greenside (including those who work at home) and 4% who work 
in Ryton.  For workplace destinations in Newcastle and Gateshead 
there are many frequent bus connections serving the village and 
site 288.  Site 292 is within walking distance of Main Street where 
there are also regular bus services.  

The A695 provides a bypass to the village linking Crawcrook to 
Gateshead/Newcastle to the east and Prudhoe and Hexham to 
the west.  Main Street leads to the centre of Crawcrook and has 
footways on both  sides.  

The nearest bus stops to site 288 are on Greenside Road, both north 
and south of the A695.  There are frequent services to Blaydon, 
Gateshead and Newcastle with a combined frequency of 1 bus 
every 10 minutes during the day on Mondays to Saturdays and 
with 20 minute services in the evening.  A number of services stop 
on Main Street.  Crawcrook has an existing network of footways 
and several road crossing points, including an ‘all red’  pedestrian 
stage at the Greenside Road/Main Street signalised  junction and 
signalised crossing points on Main Street towards the centre of 
Crawcrook.  

There are two primary schools within walking distance of both 
sites.  St Agnes RC Primary School is located to the immediate north 
of site 288.  Emmaville Primary School is  located in the centre of 
Crawcrook accessed via Main Street.  Greenside Primary School 
is approximately 1.5- 2 km to the south of the village.  Charles 
Thorp Comprehensive School is located on Main Road.  Overall it 
is considered that the accessibility from both sites  to schools is 
excellent.  There are several GP surgeries within 2km of both sites   
including Crawcrook Medical Centre and surgeries in Ryton and 
Greenside.  There are existing dentists and pharmacies in both 
Crawcrook and Ryton which can be reached by pedestrian and 
public transport connections described above.  There are several 
retail destinations in the centre of Crawcrook,  These include a  
Co-op foodstore and several local shops along Main Street.  There 

is also a post office on main street within walking distance of 
sites 288 and 292 and several public houses.    The above clearly 
demonstrates a full range of day-to-day services: schools, medical 
centre, shops, post office and  library are within walking distance 
of both sites thereby showing the sites are in a sustainable and 
accessible location.  
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Cycling and Walking

The village has many footpaths and cycle routes. The footpaths 
mostly link the village with outlying rural areas in particular 
Greenside to the  south and Clara Vale to the north.  There are  
also routes connecting the periphery of the village to its centre.  
A pedestrian route dissects site 288 diagonally linking in with 
Woodside.   The main cycle paths run north-south and east-west 
through the village.  Crawcrook Lane and a number of other 
streets in Crawcrook are advisory cycle routes.  A traffic free path 
runs along the southern bank of the River Tyne from Wylam along 
advisory cycle routes to Blaydon where it becomes National Cycle 
route NCN14.  There are  a number of advisory cycle routes in 
Crawcrook, and NCN14 and 72 are easily accessible from the site.  
Cyclists are therefore well catered for in the area.   

Site 288 in particular is well connected  to the existing network of 
footpaths while site 292 to the north directly abuts a cycle route 
running along Crawcrook Lane.  Walking is the most important 
mode of travel  at the local level and offers the potential to replace 
short car trips, particularly those less than 2km.  
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Surrounding key land 

uses

The village is relatively rural with a limited range of land uses 
including residential, commercial and open space / sports pitches.  
The majority of retail and local services are concentrated along 
Main Street.  To the north and south of Main Street are primarily 
residential areas and various civic uses clustered around Emmaville  
Primary School and the Park.  

To the north west of the village are operational sand and gravel 
works.  The local centre is within 5 to 10 minutes walking distance 
of both sites. Site 288 is well connected to the surrounding green 
infrastructure and open countryside with several footpaths that 
dissect the site and link to the wider network.  Site 292 is adjacent 
to the Garden House Estate which is well connected to Crawcrook 
Park and the village centre.  To the north of site 292 is Kinsgley Park, 
home of  Ryton Football Club, and a line of  detached bungalows 
that front onto Stannerford Road.  To the south of site 288 is the 
A695 beyond which is open agricultural land. 
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Local Facilities
Unlike many villages of a similar semi-rural character, Crawcrook has 
maintained a broad range of amenities. Crawcrook’s main central 
area has a library, food stores (Co-op and Nisa food stores <0.5 km) 
petrol filling stations, a selection of independent shops, including 
greengrocers, butchers, barbers/ hairdressing/ beauty salons, 
a number of pubs, a doctor’s surgery and pharmacy, veterinary 
practices and a restaurant. There are also several churches in the 
village and a private nursery.

Crawcrook Park is located between the Garden House Estate and 
Emmaville School: it consists of toddler play equipment, a tennis 
court/ five-a-side football area, and a bowling green, providing 
a direct path connection from the Garden House Estate to the 
village centre. Other recreational facilities nearby include four golf 
courses, Tyneside golf club at Ryton, Ryton golf club at Clara Vale, 
Close House in Wylam, and Prudhoe. 

 The village is well served by a range of community facilities.

Education

1-  St Agnes RC Primary School
2 - Emmaville Primary School
3 - Charles Thorp Comprehensive School

Retail and Community Facilities

Crawcrook Library - The services available include: lending of books 
and CDs, public computer service, photocopying and fax, Council 
and tourist information, and local history information. Regular 
meetings and events are held at the library and there is an adjacent 
community office available for hire.

Local Centre – There are Co-op and Nisa food stores within the 
local centre and a selection of independent shops including 
greengrocers, butchers, barbers, hairdressers, beauty salons, a 
number of pubs, a doctor’s surgery and pharmacy, veterinary 
practices and a restaurant.  There are also several churches in the 
village and a private nursery.

 

Sports

There are various sports and recreational facilities within and close 
tot he village including sports pitches between Crawcrook and 
Ryton.  Ryton Football Club has a pitch to the north of the village.  
Crawcrook Park also provides recreational opportunities.  

 

Health

Crawcrook Medical Centre provides access to various health 
services and clinics and is located on Pattinson Drive.   
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Key Site Features
Crawcrook South  (Site 288) – The site is an area of arable and semi-
improved grazing land with some scattered scrub with a steep and 
visually prominent hill called Hill 60 (outside the boundary of the 
site). The site comprises an area of arable land with some scrub and 
woodland, organised into three simple fields and a scrub copse in 
an arrangement that resembles a spear head, lying between the 
village and the line of the A695.   The fields are three intensively 
managed arable fields and one used for horse grazing which 
contains scrub in the south west corner of the site. The eastern 
end of the site contains the copse of woodland and scrubland. The 
fields are defined on the southern side by hedgerows. Hedgerows 
also divide the site into its sequence of four fields. The northern 
boundary is defined by runs of hedgerows and domestic garden 
fences of various types. The northern boundary also contains a 
small semi-natural broadleaf woodland in the central section of the 
boundary.

Three important features lie outwith but adjacent to the site:

 The line of the A695 runs on an embankment that rises to the 
south of the site.

 The housing on Westfield Avenue to the north western  
 of the site lies on a ridge  at approximately 106m AOD.

  Hill 60 and the woodland and scrubland copse in the east 
 appear to fix and screen the two extremities of the site.

The local variation in landform gives each field a distinct character 
derived from the variation in the manner and degree of undulation 
and variations in the scale of the field. The pattern makes certain 
parts of the site relatively discrete.

The site’s undulating landform and the pattern of perimeter tree, 
copse and hedge cover is a distinctive feature of the site and one 
that should be utilised in the development of any Masterplan 
proposals for housing.   It gives character to the various components 
of the site and that is a valuable asset.  

Hill 60 is a local landmark that has special meaning for the residents 
of Crawcrook, having been used for informal recreation and having 
probably taken its name from a battle of the First World War that 
local men took part in, while serving with the Northumberland 

Fusiliers.

Crawcrook North (Site 292) – The site is currently under 
agricultural use and is therefore managed. Boundary hedgerows 
appear to be maintained albeit there are gaps in both the perimeter 
hedgerows and fences creating an open aspect from the west.  
While the views are dominated by a rural landscape there are views 
to electricity pylons, housing areas and industrial premises, and 
the visual amenity of the area is considered to be medium, with 
amenity becoming higher to the west of Crawcrook as it becomes 
more rural open countryside. This corresponds with the areas of 
high landscape sensitivity located towards the west of the study 
area.
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Ecology
Crawcrook South (Site 288)

The Extended Phase 1 Habitat Survey identified the presence / 
possible presence of a number of protected /priority species both 
within and in close proximity to the site.  Detailed surveys  for the 
following species may be required in advance of any planning 
submission: great crested newt, bats, breeding birds, badger,  
invertebrate and reptiles.  An updating (Phase 2) botanical survey 
undertaken during the optimal survey period may also be required. 

The most valuable habitats on site are considered to be the 
hedgerows / hedgerow trees, the remnant area of semi-natural 
broadleaved woodland situated along the northern boundary of 
the site, the area of permanent pasture / gorse scrub that is  outside 
the site but directly adjacent to the western boundary and the 
dense scrub / developing woodland that forms the eastern part of 
the site.  

Any development of the site should include the retention, 
enhancement and buffering of existing features of ecological value, 
including: the area of semi neutral / acid grassland and gorse scrub 
situated along the northern boundary, the area of dense scrub / 
developing woodland that forms the eastern boundary of the site, 
and the network of mature hedgerows that cross the site in a north-
south direction.  

The fragmentation of habitats must be avoided and the provision 
of replacement habitats of high ecological value should also be 
incorporated within the development.  This integrated biodiversity 
network should include the provision of wooded copses, scrub, 
species rich grassland and wetlands (ponds/swales etc.) connecting 
with existing areas of ecological value including Ryton Woodside 
Local Wildlife Site.  

Crawcrook North (Site 292)

It is the Council’s opinion that the site has the potential to support 
a limited number of protected / priority species, and that detailed 
surveys for the following may be required in support of any 
planning submission and detailed development proposal:  great 
crested newt, breeding birds and reptiles.

The most valuable habitats on the site are the hedgerows  / 
hedgerow trees and areas of scrub.

Any future development should deliver improved opportunities for 
biodiversity and ecological connectivity both within the site 
and the wider landscape.  This should include the retention, 
enhancement, creation and buffering of boundary hedgerows, and 
the integration of wetland habitats including wet grassland, ponds 
and swales.  

Both sites 

Mitigation measures cannot be fully determined until further 
survey work  has been undertaken.  However, it is considered that 
with careful site design and the implementation of an appropriate 
mitigation strategy, possibly requiring both on-and off-site 
mitigation /enhancement, development of the site can be achieved 
without significant adverse impacts.
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Archaeology and Cultural 

Heritage

There are a limited number of designated historical 
features and buildings in Crawcrook.  However parts of 
the village are clearly of historic interest and add to the 
character and appearance of the settlement.

There are no Scheduled Ancient Monuments (SAMs) 
on either of the development sites or within the study 
area around the sites. There are no listed buildings 
either development site.   Within the study area there 
is one Grade II listed building, Dent’s Hall Farmhouse, 
Ryton and four locally listed buildings: Emmaville 
Memorial Hall; Centenary Methodist Church; Co-op, 
21 - 27 Main Street; St. Agnes’ Roman Catholic Church.   
Neither site falls within a designated conservation 
area.  The primary archaeological interest of site 288 
concerns the prehistoric period, given that the Tyne 
Valley is increasingly being recognised as a landscape 
of widespread settlement and activity in the prehistoric 
period. In the area around site 288 the Historic 
Environment Record (HER) lists finds of prehistoric 
date including numerous flint artefacts and a bronze 
socketed axe head.  The possibility therefore exists that 
as yet unrecorded sub-surface archaeological features 
from this period could exist on the site.

In addition, the both development sites lie close to the 
medieval village of Crawcrook.  Whilst it is unlikely that 
the village itself extended as far as either development 
site, it is possible that traces of medieval agricultural 
activity may be present on each site as sub-surface 
archaeological features.
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Local Connectivity Plan 

and Wider Greenway links
This plan shows the local connectivity for both 
development sites. The main identified vehicular access 
points into each of the sites could be taken from:

Crawcrook North (Site 292) – Crawcrook Lane
Crawcrook South (Site 288) – A695

It is considered that these routes could then be 
connected through an internal road network within the 
site that serves the development.

Both sites are within easy or relatively easy walking 
distance of bus stops.  To the west of site 288 are two 
bus stops.  Site 292 is within short walking distance of 
Main Street.  Transport assessments have been carried 
out for both sites which show the potential for the sites 
to be integrated with the surrounding area.  Improved 
pedestrian links for site 288 will include a realignment 
of the public right of way through to Greenside Road 
at the western edge of the site.  This links the site to the 
bus stops on Greenside Road which are c100m from the 
site boundary.  The link via the existing public right of 
way 33 to the north of the site links the entire site to the 
‘hail and ride’ services on Kepier Chare and the eastern 
portion of the site to services on Main Street within a 
500 - 600m walk.  

For site 292 two main vehicular accesses would be 
made from Crawcrook Lane.  Pedestrian links would 
also be made between the site and Chesters Gardens 
and Garden House Estate, creating good accessibility 
with the centre of Crawcrook Village.  

Both sites offer the potential to connect with a wider 
network of public footpaths and green routes.  
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Surrounding Urban 

Character
Local housing densities and typologies in Crawcrook have been 
explored.  The general housing typologies broadly relate to different 
periods of time with periods of sustained expansion.   There are a 
number of terraced streets throughout the village (primarily relating 
to expansion related to the growth of mining) which achieve a 
density of circa 86 dwellings per hectare.  The residential estates 
around Kepier Chare  and Bracken Way to the north of site 292 
are much more suburban with a density of circa 16 dwellings per 
hectare (this may be skewed by the inclusion of a large green space 
within the sample area).  The Garden House Estate to the south of site 
288 has a density of circa 35 dwellings per hectare.  Older terraced 
housing does not benefit from rear gardens whereas the majority of 
inter-war and post-war housing is either semi detached units with 
spacious gardens or detached dwellings within gardens.  

 

Garden House Estate Kepier Chare Greenside Road 
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Summary of Site Constraints
Below are summaries of the individual site constraints. 

Crawcrook North (Site 292)

The mining report indicates that the Ruler seam has been 
 worked below the site at a depth of 50 m.  There is no evidence 
 from the mining report to indicate that the Durham Low Main 
 or the Top Brass Thill have been worked below the site although 
 the possibility of unrecorded shallow workings cannot be ruled 
 out.  There are no recorded mine entries within 20 m of the site.  

There is evidence on historical maps of quarries located to the 
 west of the site which were present on the 1898 map but no 
 longer active by 1960.  The historical maps also indicate a former 
 clay pit along the northern boundary of the site which has now 
 been infilled.

The nearest surface water feature is an unnamed pond 750m 
 south east of the site.  Another pond is located 1km south east of 
 the site.  

Hedgerows enclose the site  and to the north is an astro turf 
 football pitch and floodlights associated with the football ground.

None of the site falls within an area identified as being at risk 
 from flooding (Flood Zone 1 - Low Probability).  The site could be 
 underlain with Glacial Clays. This strata is unlikely to be suitable 
 for infiltration systems such as soakaways and infiltration 
 trenches and has therefore been discounted as a method of 
 surface water disposal from the site. Open storage ponds / swales 
 will be considered within the proposed surface water network to 
 both store water during extreme storm events and increase the 
 water quality of surface water discharge from the site.

Both a water main and a public sewer crosses the site (north 
 eastern corner) and Northumbrian Water (NWL) would require it 
 to be diverted or placed within a suitable easement.

Crawcrook South ( Site 288) 

Undulating site topography. 

Need for creation of new access from A695.

Historic field pattern, bounded by existing hedgerows
  existing public rights of way crossing site.

Impact of noise from A695.

There is tree on the northern edge of the site which is protected 
 by a Tree Preservation Order. 

There is a an old mine shaft located on the northern boundary of the 
site.  There are records relating to ‘recorded’ coal workings below the 
site within nine no. individual seams of coal at depths of between 
30m up to 160m, and last worked in 1963. The name of the shallowest 
recorded worked coal seam has been confirmed by the Coal 
Authority to be that of the Bottom Brass Thill.  The Coal Authority has 
identified the presence of a mine entry on this site, however there are 
no records relating to the treatment or the dimensions of the shaft, 
although typically a shaft diameter in the region of between c.1.5m 
and c.2.5m would be envisaged. 

The site is within flood zone 1 on the Environment Agency flood map 
and therefore is not at risk of river or coastal flooding.  A water main 
crosses the site which NWL would require to be diverted or placed 
within a suitable easement.
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Site 288

Site 292
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Summary of site opportunities
The adjacent plan shows how the two development 
sites may be developed and how they will relate to the 
wider settlement.  

A key opportunity is to provide new housing that 
is well integrated with the existing settlement and 
which also seeks to incorporate  the existing landscape 
setting within the residential development.  

Crawcrook South (Site 288)

 Incorporation of Hill 60 into landscape strategy.

Retain existing hedgerows and trees on site and 
 provide further planting on site to increase 
 ecological value.

 Incorporation of new pedestrian crossing points   
 adjacent to proposed access roundabout to 
 improve linkages to the south.

New defensible settlement and green belt 
 boundary created by A695 and landscaping 
 buffer.  

Crawcrook North (Site 292)

Creation of swales and green edges.

Pedestrian / cycle link to Garden House Estate.

Retention of existing hedgerows. 

Both sites

Both sites can be developed to take advantage of 
high quality views of the Tyne Valley.  There is also the 
opportunity to incorporate SuDs on both sites to help 
attenuate surface water run-off.  
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Understanding the local 

vision and objectives

Gateshead Council’s Vision 2030 covers six big ideas for the 
Borough; adopted in 2007, it provides the vision to develop the 
borough into a sustainable and exciting place to live, work and do 
business between now and 2030.

The six big ideas for the borough were created in order to deliver 
this vision. A number of these are relevant to proposed housing in  
Crawcrook including:

City of Gateshead:

 Maintain and increase population levels.
 Make sure Gateshead is a safe place to live and visit.

Gateshead goes Global:

 Attracts new residents and develop the skills and knowledge 
 of residents.

Creative Gateshead:

Recognise and preserve Gateshead’s heritage and culture.
 Has local people taking part in learning throughout their lives.

Sustainable Gateshead:

 Sees economic performance exceeding the 
 national  average.

 Improves and protects the local environment.
 Creates attractive housing that meets local needs.

Active and Healthy Gateshead:

 Have more opportunities for residents to make  
 positive lifestyle choices to improve their physical and mental 
 health.

 Support vulnerable and older residents to lead fulfilling lives.

The development of these sites is considered to be in support of 
the overall Council vision.  The provision of new housing to allow 
the sustainable growth of Crawcrook is a key component of the 
Council’s aspiration for the rural area, and will provide important 
support for growth of the rural economy.  
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Vision Statement 
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The development of these sites represents an opportunity to create sustainable extensions to the village which are well connected to the 

village and the surrounding countryside.  They will provide the opportunity for new family housing which  demonstrates an appreciation of

good quality local vernacular, whilst reflecting local densities and typologies and the need to provide sustainable, marketable and 

flexible units set within an attractive landscape.  Local business will benefit from increased trade and existing residents will be able to enjoy

and make use of improve public access through both sites to the wider countryside.  A reduced site area for Crawcrook South will ensure ‘Hill 

60’ remains free from development  and continues to provide opportunities for recreational use.



Design objectives and 

principles

Walkable neighbourhoods – three neighbourhoods all within 
a 5 to 10 minute walk of the local centre.

Network of green open spaces – To create varied and 
accessible recreation opportunities and encourage walking.

Greenway links – Enhanced and newly established green links 
to the surrounding countryside as well as between housing 
developments and the village centre.

Sustainable connections – To encourage sustainable travel 
patterns.

Remove constraints – To free up land and create a better 
environment for residential development.

Respecting key features – Retaining and enhancing historic 
hedgerows and distinctive landscape features. Providing 
landscape buffer space to new development to create strong 
and defensible green belt boundaries. 
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Key Features:
 extension of Crawcrook to the north and south. 
 Creation of or improvement of greenway links.
 Creation of new neighbourhood open spaces.

The framework masterplan shows a potential layout of the two 
sites  together.

Concept and framework 

masterplan

Site 292
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Site 288
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2010 Cities Revealed® aerial photography ©copyright 2010 

Site 292

Site 288

Indicative Block layout 
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288 (Crawcrook South)

 A residential development of approximately 197  units based 
 on an 8.3 hectare site area including a mix of predominantly  
 family housing.

 Layout maximises views over Tyne Valley to the north
 Network of public open spaces to be created throughout the 
 site, along with the use of SuDs which will take advantage of 
 the site’s natural topography.

Existing public rights of way will be retained and enhanced, 
 improving pedestrian linkages to the open countryside to the 
 south.

Maximise the use of landscaping throughout the site in 
 order to ensure that suitable buffers are provided along the 
 site boundaries.

Protection and enhancement of the existing hedgerow 
 network and woodland to encourage biodiversity and to assist 
 with landscape impact.

292 (Crawcrook North)

A residential development  of approximately 174 homes 
 including a mix of predominantly family housing. 

Swale and green edges to site. 

 Stannerford Green open space including play areas and 
 incorporating SUDs, swale ponds and perimeter path and trim 
 track.

Pedestrian and cycle links to Garden House Estate to south. 

 Hedgerows within site to improve setting of housing.

Blocks back onto properties on Garden House Estate and front 
 onto main spine loop street.

Development orientated to take advantage of views to the 
 north and to follow contours running east to west.

Protection and enhancement of the existing hedgerow 
 network and woodland to encourage biodiversity and to assist 
 with landscape impact.
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Access and movement 

plans
In each of the sites a primary road provides an effective circulation 
or spine road, with secondary roads allowing access to individual 
properties.

All sites’ vehicular access will be an extension to existing roads, as 
outlined in the Local Connectivity Plan section of this document.

Crawcrook South (Site 288) - The site will be accessed via a new 
roundabout which will be created on the A695.  Within the site, 
the housing will be laid out around a looping primary route, with 
secondary roads leading to each housing cluster of dwellings.  The 
indicative masterplan  also includes a number of pedestrian links to 
the surrounding area, including both the open countryside to the 
south and the existing housing to the north and west. A pedestrian 
link will be provided utilising the existing public right of way 
(PROW 33) which connects the site to Bracken Way.  A connection 
to the PROW from within the site will be maintained and the route 
upgraded subject to the relevant approvals.

Crawcrook North (Site 292) - Vehicular access to the  site will be via 
Crawcrook Lane only.  A pedestrian link is proposed with the Garden 
House estate to the south.  
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Sustainable movement - New pedestrian and cycle routes are 
provided through the sites, complementing and connecting to the 
existing routes in the area. Specifically the east west route at through 
site 288 (Crawcrook South) will be re provided and enhanced.

The bus routes and bus stops are within easy reach of both sites. 
There may be the potential to increase bus services and encourage 
additional routes to the urban core through increased population.

Access and movement 

plans

Site 292
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Landscape and Green 

infrastructure

The number of properties on a site influences the level of open 
space required. With regard to property numbers, the  two sites will 
provide the following:

Crawcrook Sotuh (Site 288)

Approximately 197 units are anticipated for this site.  

Crawcrook North (Site 292)

Approximately 174 units are anticipated for this site.

2010 Cities Revealed® aerial photography ©copyright 2010 

Land use, density,

capacity, mix
Land use across both sites is predominantly housing with some open 
space provision that includes landscaping and new or improved 
green links.

Crawcrook North (Site 292) – Medium to low density at 
approximately 25 - 30 dwellings per hectare with a mixture of 
terraced, semi detached and detached dwellings.

Crawcrook South (Site 288) –Medium to low density at 
approximately 30 dwellings per hectare and is likely to be a mixture 
of terraced, semi detached or detached units.  A mix of dwelling 
densities is proposed throughout the site in order to create a variety 
of character areas.  Lower densities are proposed  at the most 
sensitive locations adjacent to existing development and fronting 
onto retained habitats, whilst higher densities are used in the centre 
of the site fronting onto the primary road.  

A mix of densities will be used to reflect the existing mix of dwelling 
types in Crawcrook and to assist in the creation of distinct character 
areas within both sites.  
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Wider Context
The plan (right) shows how the development sites fit into the wider 
context.  The development of both sites will be well connected 
to the existing village and create the opportunities for improved 
connections and linkages to countryside and other settlements to 
the south, such as Greenside and Woodside.  Both sites form logical 
extensions to the existing settlement.
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SuDS, drainage & foul 

water
Summary of constraints

Crawcrook North (Site 292) - The site falls within an area identified 
as being at low risk from fluvial flooding (flood zone 1). The 
Environment Agency’s flood map for surface water (1-in-200 year 
event) indicates a strong overland flow path on the eastern side 
of the site which is connected to the south of the site and there is 
also a small area of surface water ponding; these areas will need to 
be considered within the development layout informed by a flood 
risk assessment.  The initial SuDS (Sustainable Drainage System) 
suitability assessment considered that there were no significant 
geological constraints that would prohibit the implementation of 
SuDS. However, there are areas of made ground to the north of the 
site that would not be suitable for use of infiltration for SuDS.  The 
majority of the site is likely to have deposits of silty clay containing 
sands and gravels although this will be spatially variable, which 
would permit infiltration. The design of SuDS should take account 
of local ground conditions informed by detailed investigations 
and consultation with the aviation authority. Open storage ponds/
swales should also be considered within the proposed surface water 
network to both store water during extreme storm events, maintain 
greenfield runoff rates and increase the water quality of surface 
water discharge from the site. Both a water main and a public sewer 
cross the site and NWL would require it to be diverted or placed 
within a suitable easement.

Crawcrook South (Site 288) - The site falls within an area identified 
as being at low risk from fluvial flooding (flood zone 1). The 
Environment Agency’s Areas Susceptible to Surface Water Flooding 
identifies a flow path running across the eastern side of site from the 
A695 to the entrance of Bracken Way and Kepier Chare which will 
need to be considered within the development layout informed by a 

flood risk assessment. An initial SuDS (Sustainable Drainage System) 
suitability assessment considered that there were no significant 
geological constraints that would prohibit the implementation of 
SuDS, though the topography will play a key role in the location of 
SuDS. Site ground conditions are likely to be suitable for disposal 
of surface water into the ground. The design of SuDS should take 
account of local ground conditions informed by detailed ground 
investigations, including consideration of mine shafts, and should 
involve consultation with the aviation authority. 

A water main crosses the site. Northumbrian Water should confirm 
whether this has been abandoned or whether a diversion or a 
suitable easement will be required. The public sewerage system will 
need to be upgraded.  Northumbrian Water’s drainage area model 

demonstrates there is inadequate foul and surface capacity: new 
flows into the sewers could exacerbate the predicted hydraulic 
performance.  

Opportunities 
Crawcrook North (Site 292) - Manage surface water flood risk to 
Stannerford Road area by incorporating additional storage within 
SuDS. 
Crawcrook South (Site 288) - Manage surface water flood risk to 
Bracken Way and Kepier Chare area by incorporating additional 
storage within SuDS.

SuDS, drainage and foul water

Crawcrook South (Site 288) - A flow path has been identified 
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Key Frontage Plan
Both sites 

The plan adjacent shows the key frontages within the development.
Frontage onto primary routes will be important in providing 
definition to it, ensuring it is legible as the main route to users. 
These frontages will define the street and the spaces along it.  
Frontage onto open space will also be significant, ensuring the area 
benefits from good natural surveillance and in creating an identity 
or that space and a sense of ownership.

Key features to include:

 Frequent doors and windows with no blank walls.

 Articulated facades.

 Use of high quality building materials.

 Providing a sense of enclosure to streets.

Strong frontages at key points in both sites such as 
 the entrance and adjacent to areas of public open space.

Design features will be made of the buildings at prominent 
 corner locations.

Contains Ordnance Survey data © Crown copyright and database right 2012 
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running across the eastern side of this site from the A695 to Bracken 
Way and Kepier Chare. The detailed layout of the development 
should avoid areas susceptible to surface water by incorporating 
them within landscaping and consider the potential to provide 
additional flood storage within a Sustainable Drainage System such 
as a pond to manage the existing flood risk and intercept the flows, 
informed by further investigations.   A review of local sewer records 
indicates there are no easily accessible combined sewer connection 
points. To support new development, the public sewerage system 
will need to be upgraded and suitable sewer connections and 
discharge rates will need to be investigated by Northumbrian Water 
and the developers.  The developers will be required to demonstrate 
that there is adequate foul and surface water infrastructure capacity 
before connecting to the public sewerage system. A sewer requisition 
may be required to connect with the interceptor sewer to the north 
of Crawcrook which may require a detailed feasibility study.  

Crawcrook North (Site 292) - The eastern part of the site may be 
vulnerable to surface water flooding; built development should 
be avoided in these areas particularly strong overland flow paths 
and should be incorporated in landscape features. Consideration 
should be given to the potential for additional flood storage to 
manage existing flood risk on Stannerford Road, informed by further 
investigations. The public sewerage system is considered to have 
adequate foul and surface water capacity.



Working with 

topography

The natural topography of Crawcrook is an important consideration 
providing views over the Tyne Valley.  The topography also 
presents opportunities in terms of long distance views from 
various locations within the Tyne Valley towards these housing 
sites.  Ensuring an appropriate interplay between landscape and 
built form that will enhance the village will be important.   Both 
sites broadly slope upwards from north to south although there 
is more variation on site 288.  The indicative block layout seeks to 
utilise changes in levels to best effect, working with the gradient 
to create townscape interest and take advantage of views out of 
the sites.   Site 288 has a series of undulations whereas site 292 is 
a more pronounced uniform slope.  

Housing on both sites  will be laid out to follow contours, with the 
retention of existing trees and hedgerows along field boundaries, 
ensuring that the site’s existing character is reflected in the layout.  

Contains Ordnance Survey data © Crown copyright and database right 2012 
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Phasing Plan

This plan provides an indication of how development could be phased 
on the individual sites.  It should be noted that phasing is not shown 
on site basis across the whole village as each site is under different 
ownership and the Council will not seek to control the phasing of 
different sites.   

Crawcrook South (Site 288) – the first phase allows access into the 
site from the A695. As with all larger development, it is proposed that 
the site would be developed in a number of phases as shown on the 
indicative plan.  Given the likely unit numbers, it is anticipated that the 
development would take approximately  8 to 9 years to build out, at 
approximately 30-35 dwellings per annum.  

Crawcrook South (Site 292) - It is anticipated that the first phase 
of development will start on the western side of the site adjacent 
to Crawcrook Lane where the primary access point will be taken.   
Development will then spread eastwards.  Similar build rates are 
envisaged as for site 288.  
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