
Highfield  
Development Framework

Your cover image in this black boxYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYYoooooooooooooooooooooooooooooooooooooooooooooooouuuuuuuuuuuuuuuuuuuuuuuuurrrrrrrrrrrrrrrrrrrrr  cccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooovvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvvveeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeerrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrrr  iiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiimmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmmaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggggeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeee iiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiinnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnnn  ttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttthhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhhiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiiisssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssss bbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbblllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllllaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaacccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccccckkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkk  bbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbbboooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooooxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxxx

         September 2013

62689
Typewritten Text
Examination Library Feb-14

62689
Typewritten Text

62689
Typewritten Text



Contents
Introduction and overview   1

The Sites       2

Historic settlement and overview  3

Urban structure      4

Green Infrastructure and Leisure provision  5

Transport and accessibility   6

Cycling and walking     7

Surrounding key land uses   8

Local Facilities      9

Key site features      10

Ecology        11

Archaeology and cultural heritage  12

Local connectivity plan and wider greenway links 13

Surrounding urban character   14

Summary of site constraints   15

Summery of site opportunities   16

Understanding the local vision and objectives 17

Vision Statement      18

Design objectives and principles   19

Concept framework and masterplan  20

Access and movement     23

Land use, density, capacity and mix  25

Landscape and green infrastructure  25

Wider context      26

Key frontage plan     27

Working with topography    28

Phasing Plan       29



Introduction and 

overview
Highfield is a small  settlement located between Rowlands Gill 
and High Spen.  It forms an extension to the western part of 
Rowlands Gill although historically was focussed around an 
older mining settlement south of Smailes Lane.  The  area is 
positioned on the northern slope of the Derwent Valley and is 
surrounded by open countryside and woodland.  A large pre / 
inter war housing estate dominates the area and is located to 
the North of Smailes Lane.  To the south is the recently built St 
Joseph’s RC Primary School and Highfield Community Primary 
School. An Industrial Estate is located on Whinfield Way to the 
south east of the site.   Between these two areas are a series of 
terraced houses (related to the former mining activities) and a 
diverse range of more recently detached dwellings.  Highfield 
is continuously linked in terms of buildings with Rowlands Gill 
but between High Spen and Highfield is a distinct break with 
open fields.  

1



The Site
The aerial image below identifies the site which is located to the 
south of Smailes Lane and Hookergate Lane.  The eastern and 
western extents of the site are defined by Highfield Road (east) 
and a small area of trees/shrubs (west) beyond which is St Joseph’s 
church.

The site slopes steeply southwards down the valley.  There is no 
physical definition to the southern boundary of the site but it 
broadly runs from the rectangular area of trees \ bushes in the north 
west corner to the south east adjacent to Little Mede.  The site is 
currently used for rough grazing although there are a number of 
gorse bushes dispersed across the site.  A footpath runs down the 
western edge of the site.  
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Historic settlement          

evolution

The settlement was formed in the early 20th Century to house 
workers from the local coal mines, with the early dwelling styles 
typified by the terraced properties along Nell Terrace and Margaret 
Terrace to the east of the site.  

Highfield has evolved most significantly from the 1900s onwards.  The 
significant areas of development prior to this related to rural \ agrarian 
buildings.   From the turn of the century gradually more development 
took place firstly with  pre-1914 terraced housing which still remains 
to the south of Smailes Lane and a various small pockets of housing 
to the north.  

From the 1930s onwards there has been considerable development 
a significant amount of this relates to the inter war housing around 
Whinfield Terrace and the Pipe Bridge Estate. To the north and 
north west of the site is an area of post war former Council housing.   
Between these areas of housing is mix of pre-1914 terraces and more 
recent modern housing.

1895 - 1898 1916 - 1920 1920 - 2013
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Urban Structure

Highfield has a rather fragmented urban structure reflecting the way in 
which it has evolved as pockets of development rather than one unified 
settlement with a conventional village or town centre.   The Pipe Bridge  
Estate is characterised by semi detached housing set within perimeter 
blocks which front onto a large open green space.  Moving further 
westwards along Smailes Lane are small areas of housing accessed 
via Smailes Lane.  The Green is an area of single storey pre-fabricated 
housing surrounded on two sides by terraced and semi detached 
housing.   Housing on Cowell Close and Grove is 1990s volume house 
building development and small perimeter blocks.  On North View 
are older terraced blocks of housing whch gives way to later housing 
arranged on a north south axis within short runs of terraces.  South of 
Smailes Lane is  Highfield Road which contains a mix of long runs of 
terraced housing, detached new build properties and semi detached 
properties.   Housing in this location responds to the changes in levels by 
stepping down slopes.  There is no defined centre to the settlement and 
it can be broadly described as a series of small residential areas dating 
from different periods that are loosely connected and flanked by green 
spaces and woodland.

The existing built form along Highfield Road comprises a mix of building 
design in terms of mass, height and materials, leading to a visually 
unappealing streetscene which lacks consistency of character.   
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Green Infrastructure 

and Leisure Provision
Within the wider area there is a significant amount of of 
green infrastructure.   To the west of St Joseph Primary School 
are several football pitches, allotments and areas of green 
space., Within the Pipe Bridge Estate is a large open green 
space with recently improved play facilities.  Further south is 
Lintzford Land and areas of woodland to the north and south 
of this.  Chopwell woods is located to the west and provides 
accessible trails and open access.  To the North of the Pipe 
Bridge Estate is a wooded dene a with footpaths linking to 
Rowlands Gill.  

The wider area benefits from Gibside a National Trust run  
property and grounds.  In addition the Derwent Valley 
provides opportunities for cycling on dedicated cycle paths  
and forms part of National Cycle Route 14, which continues 
to Newcastle and Tynemouth.  This also provides access to 
Derwent Walk Country Park.  

A public footpath  runs along the western boundary of the 
site.  

The surrounding open countryside provides  considerable 
recreational opportunities for walking and cycling.   
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Transport and Accessibility

The site has good accessibility to existing bus stops along Smailes 
Lane.  The nearest bus stops are within 200m from the proposed 
Smailes Lane access.  Bus services provide frequent services to 
Rowlands Gill, High Spen, Metro Centre, Newcastle and Gateshead. 
Services are half hourly Mon-Fri.   Smailes Lane has a continuous 
pedestrian footway on both sides which provides opportunities to 
access facilities by foot in Rowlands Gill and to the west within High 
Spen.  
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Cycling and Walking

Although there are no dedicated cycle routes within the immediate 
vicinity of the site the road network is suitable for cyclists and links 
in with National Routes such as NR14 which is 2km from the site.  
This cycle route is entirely open with much of the route traffic free 
along disused railway paths.  

The site fronts onto Smailes Lane which has pedestrian footways 
on both sides.  There is footpath which runs along the western side 
of the site and connects Hookergate Lane with Lintzford Lane.   

There are 3 important public rights of way that run close by the 
site and give recreational access to the woodland and open green 
spaces along the River Derwent.

 The Blaydon 034 public footpath that runs from Hookergate 
 Lane along the western boundary of the site to Strother Hills 
 woodland and the industrial estate on Highfield Road.

 The Blaydon 035 public footpath that runs from the Whinfield  
 Industrial Estate westwards into Strother Hills woodland 
 and Beda Hills woodland.

 The Blaydon 033 public footpath that runs from Hookergate 
 Lane west of the site, along the eastern boundary of the nearby 
 cemetery to join Lintzford Lane.

In addition to this formal network of public rights of way is an 
informal network of footpaths used to access grazing land and for 
dog walking.  This network is evidently well used by local people to 
access the wider countryside. 
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Surrounding key land 

uses

The area is characterised by a mix of land uses including housing, 
employment, allotments, playing fields and education.  The primary 
school and adjacent sports pitches provide a green heart to the 
area with housing to surrounding this open space.  To the south 
west is an established industrial estate.  Further west is Chopwell 
Wood a large area of working forest (Forestry Commission).  To 
the north of Higfield is open agricultural land and Sherburn Green 
Wood.  To the east is the village of Rowlands Gill beyond which is 
more open countryside.  
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Local Facilities
The site benefits from good levels of accessibility to local services 
and facilities, and is well served by existing public transport.  There 
are a range of shops and services within Highfield, located along 
Smailes Lane a short distance to the east of the site.

The primary schools to the east are within a 400m walking distance 
of the site, with Rowlands Gill local retail centre within 2 km cycling 
distance.  

The secondary schools serving Highfield are Charles Thorp 
Comprehensive in Ryton and St Thomas More RC School in Blaydon.  

There are GP surgeries located within Rowlands Gill to the east and 
High Spen to the north west.  Within Rowlands Gill is a supermarket 
and there are other convenience shops located on Smailes Lane.  
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Key Site Features

The site is rough grazing land occupied by horses located 
immediately west of Highfield Road and south of Smailes Lane and 
Hookergate Lane in Highfield.

The site is an elongated and consists of an irregular series of rough 
grass fields that follow the line of Smailes Lane and Hookergate 
Lane to the north, a ridge line of high land and field boundaries 
to the west with views across Beda Hills, deciduous woodland 
(Strother Hills) to the south west, the industrial estate on Highfield 
Road/Woodside
Walk to the south and the boundary line of the rear of properties 
and allotment gardens on Highfield Road and associated terraces 
to the east. It has a pronounced topography that undulates within 
the site with a west-east fall.

The site is made up of rough grazing fields whose boundaries are 

clearly defined to the east by fences and established features such 
as woodland and housing, and to the north and west by post and 
wire fencing .  Land to the north and east is housing; land to the 
south is industrial estate with public right of way access to Strother 
Hills woodland and Lintzford Wood in the south west following 
the course of the River Derwent, and informal footpaths to the 
grazing land. To the west of the site the irregular fields of grazing 
land continue through the valley to meet Chopwell Woods.   Within 
the site are a series of post and wire fences most of which have 
collapsed in their central section giving the illusion of the site being 
one big field.

Where the land slopes steeply towards the housing around Highfield 
Road there is a more densely planted boundary of trees of up to 
20m in depth consisting of a mix of hawthorn, oak, willow, birch 
and conifers.  This band of trees and shrubs screens the site from 
the adjacent housing which given the difference in topography is 

important as the housing on the proposed development would 
otherwise have intrusive views into the housing on Highfield Road 
and connecting streets. This tree and shrub planting also forms 
a valuable wildlife corridor along the edge of the site which links 
to the deciduous woodland of Strother Hills starting at the south 
western edge of the site and running along the line of the River 
Derwent to connect with other areas of significant woodland such 
as Lintzford Woods and Chopwell Woods.

The site has a number of landscape features of interest including 
important individual and groups of trees, an interesting landform 
and important views from the north of the site.
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Ecology
The site supports a range of habitats including various grassland 
types, mature scrub, individual trees and bare ground.

The extended Phase 1 Survey identified the presence/possible 
presence of protected / priority species both within and in close 
proximity of the site.  

An additional survey is likely to be required in support of any future 
planning application.  Adequate mitigation (possibly requiring both 
on and off site mitigation) may be required to offset the impact of 
any future development on the biodiversity interest of this area.  

Development of the site may require a Natural England great 
crested newt licence.  In addition to providing a buffer  to protect 
the value and integrity of both Strother Hills SSSI/LWS and Beda 
Hills LWS, an appropriately sized and landscaped buffer will be 
required to protect the area of mature scrub/developing woodland 
located in the northwest corner of the site.

Any future development must include the retention,  enhancement 
and buffering of existing features of ecological value, the provision 
of replacement habitats of high ecological value, improved 
ecological connectivity both within the site and the wider landscape 
(including Beda Hills LWS and Strother Hill LWS), and the provision 
of managed public access to avoid the disturbance of ecologically 
sensitive areas.  
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Archaeology and Cultural 

Heritage

The main heritage assets relate to the Rowlands 
Gill Conservation area to the south and the 
industrial heritage through coal mining in the 
locality which is evident through the various 
terraced housing close to the site.  

12



Local Connectivity Plan 

and Wider Greenway links
This plan shows the local connectivity for the  development site.   

Due to the small size of the site there are a limited number of 
opportunities to connect the site to the wider area however as 
identified above there is an informal network of footpaths used to 
access grazing land and for dog walking.  This network is well used 
by local people to access the wider countryside.  There is scope for 
development to link with this network and provide access to the 
surrounding countryside although this will need to be balanced 
with restricting access where there are particularly sensitive habitats 
where disturbance must be minimised.
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Surrounding Urban 

Character

 
There is a mixture of housing in the locality reflecting 
different periods and a range of densities.  Older high 
density terraced housing can be found on Nell and 
Margaret Street to the South.  Lower density post war 
housing on the Pipe Bridge estate.  The estate consists of 
2 storey semi detached units set around a sweeping road 
that encloses a large area of open space.   Cowell Grove 
is a more recent development typical of many 1980s 
housing schemes.  There is no specific typology or urban 
character in the immediate locality of the site to take 
particular reference from however in the wider area such 
as Rowlands Gill to the south there are design principles 
that may be positively reflected in a contemporary 
development on the site relating to the relationship of 
housing to the landscape and topography.  
 

Cowell Grove   Whinfield TerraceMargaret Terrace /Neil Street
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Summary of Site Constraints

A phase 1 desk top study has been undertaken for the site, including a 
preliminary risk assessment and coal mining risk assessment.  

Published British Geological Survey (BGS) data indicates there is no 
made ground materials recorded on site.  The solid geology underlying 
the site is shown to comprise that of the Lower Coal Measures (LCM), 
comprising cyclical alternations of Sandstone, Ironstone, Mudrocks 
(siltstone, mudstone & shale), productive Coal Seams and Seat Earths 
/ Fire Clays, deposited during the Period of Earth’s history known as 
the Carboniferous.  According to the Coal Authority Interactive Map 
the site does not lie in a development high risk area, nor does the site 
lie in an area of past shallow mine workings.  

The site’s topography will influence development but is not 
considered to be a major constraint.  

The site is close to protected wildlife sites. 
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Summary of site opportunities

A key opportunity is to provide new housing  
 which will be well integrated with the existing  
 settlement. 

Integrating development with existing public  
 rights of way to create connections and links to 
 the wider area. 

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

Maximise benefits of key views across the Derwent 
 Valley.

Provide further planting on site to increase 
 ecological value.

 Ensuring landscaped spaces are integrated into 
 the housing developments.
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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 and  several of these are relevant to Highfield:

City of Gateshead:

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

Gateshead goes Global:

 Attracts new residents to Gateshead.
 Develop the skills and knowledge of Gateshead residents.

Creative Gateshead:

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

Sustainable Gateshead:

 See economic performance exceeding the 
 national average.

 Improves and protect Gateshead’s local environment and  
 creates attractive housing that meets local needs.

Active and Healthy Gateshead:

 Have more opportunities for Gateshead 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 the site is considered to be in support of 
the overall Council vision as well as the specific objectives for 
Gateshead.  

The provision of new housing to allow the sustainable growth of   
Highfield  is a key component of the Council’s aspiration for the 
whole of the Borough in terms of ensuring an adequate supply of 
housing and new housing in sustainable semi rural areas which 
will provide important support for growth of the rural economy.  
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Vision Statement 

18

The development of approximately 55  new homes as part of a modest extension to Highfield providing a range 
of dwellings set against an attractive landscape backdrop.  Housing to set within a high quality landscape with 
appropriate buffers to the west and south to protect nearby important ecological and wildlife habitats.  Dwellings 
will be orientated to take advantage of attractive panoramic views of the Derwent Valley.    



Design objectives and 

principles

Modest amount of new housing to the south of Smailes Lane.

The retention and enhancement of existing hedgerow and mature  
  trees within the site, supplemented with new tree planting.

Clear distinction between public semi private and private space.

Create active streets to enhance passive surveillance on major   
 desire routes.

Provide a 20 mph controlled vehicular speed environment.

Provide an attractive landscape setting for new housing.

Landscape framework which embraces the concept of green   
 corridors or networks to maximise the permeability of green 
 spaces encouraging biodiversity throughout the site.

Take advantage of the sites topography to frame views  over the   
 Derwent Valley.

New built form should respect existing developed edges, 
 particularly along Smailes Lane.
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Key Features:

 Linkages to public right of way along western edge. 

  Green space on southern part of site.

Appropriate planting throughout the site to mitigate against  
 built development and ensure it integrates with landscape 
 setting.

Ecological landscape buffers  where required.

The indicative block layout  on the following page shows how the 
site could be developed. 

Concept and framework 

masterplan
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Indicative block layout 
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Highfield 

 A comprehensively planned residential development 
 comprising approximately 55 units delivering a mix of   
 predominantly family housing. 

 Pedestrian links north and west to connect with existing public 
 rights of way. 

Single  vehicular access point to site via Smailes Lane.  

 Public open spaces to be created within 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 
 west.

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

Create, retain and enhance green edges to site. 

 Hedgerows, trees and soft landscaping within site to improve 
 setting of housing.

Massing of the development to respond to topography of site  .

Introduction of trees and community spaces at suitable 
 locations.

Housing layouts should be designed to allow orientation of 
 units to address open aspects and green spaces.
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Access and movement 

plans
A development of approximately 55 units, and in line with similar 
residential estates in the vicinity of the proposed development site, a 
simple priority junction [T junction] with visibility splays in line with 
‘Manual for Streets’ would safely and adequately meet the demands 
of the development. From preliminary site observations, the required 
visibility splays can be achieved at the Smailes Lane junction and 
with some minor mitigation at the Highfield Road access points.

In addition to the main access points, i.e. junction with Smailes 
Lane  it is proposed that other cycle / pedestrian links are provided, 
connecting to the adjacent estate and onto Highfield Rd.
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Access and movement 

plans
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Landscape and Green 

infrastructure
The number of units on the site will influence the level of open 
space required.  There is  scope for tree planting as a component of  
development on both sites.  The provision of green open spaces as 
part of both development sites will help ensure the development 
incorporates appropriate green infrastructure.  

The Landscape Strategy for the site is as follows:

To provide an appropriate landscape setting for the new 
 development.

 To assimilate the development into the wider townscape and 
 landscape pattern.

To enhance permeability and improve the character of this part 
 of the built edge of Highfield.

 The creation of a high quality housing layout.

The creation of new areas of public open space and links to both 
 Hookergate.

 The establishment of new hedgerows and tree and shrub 
 planting to enhance biodiversity.

2010 Cities Revealed® aerial photography ©copyright 2010 
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Wider Context
The plan (right) shows how the development site and potential 
residential development would  fit with the wider context.  
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SUDs, drainage 

& foul water
Summary of constraints

The site falls within an area identified as being at low risk from 
fluvial flooding (flood zone 1).The Environment Agency’s flood 
mapping (areas susceptible to surface water flooding) indicates a 
flow path from the northeast corner of the site onto Highfield Road. 

The initial SuDS (Sustainable Drainage System) suitability 
assessment considered there were no significant geological 
constraints that would prohibit the implementation of SuDS at 
this site, though the topography will play a key role in the location 
of the SuDS and outfall location. Detailed design should include 
ground investigations.

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.  

Opportunity 

To manage surface water flood risk at Highfield Road by 
incorporating overland flows and integrating additional SuDS 
storage.

SuDS, drainage and foul water

The sites are at low risk of fluvial flood risk, a flow path /area 
susceptible to surface water flooding runs from the northeast 
corner of the site onto Highfield Road. Development should be 
avoided on natural surface water flow paths incorporating them 
within landscaping and consider the potential for additional flood
storage in the form of a Sustainable Drainage System. 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 with Northumbrian Water and developers.

Developers will be required to demonstrate that there is adequate 
foul and surface water infrastructure capacity before connecting to 
the public sewerage system. There appears potential to incorporate 
a Sustainable Drainage System to manage the surface water 
runoff, including infiltration and attenuation storage,  and then 
discharging surface water at least greenfield rates into the existing 
public sewerage system. The topography of the site will play a key 
role in the location of the SuDS and outfall location. 

A flood risk assessment will be required to demonstrate that there 
is no increase of flooding downstream as result of surface water 
runoff from the site. A drainage impact assessment will be required 
for development proposals to ensure that the surface water 
runoff from the site is maintained at least greenfield equivalent 
rates, taking account of the impact of climate change, through 
attenuation storage i.e. ponds or conventional drainage approach 
such as an underground tank/over-sized pipes.

Local centre

Primary school
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Key Frontage Plan

The plan adjacent shows the key frontages within the development.
The intention is to ensure that all streets, paths and spaces will be 
overlooked by homes.  

Key frontages along the main route and onto landscape edges, 
along with landmark buildings will aid in way finding and legibility.  
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Land use, density,

capacity, mix

It is envisaged that approximately  55 dwellings will be constructed 
on the  site.  Given the relatively limited size of sites it is not 
anticipated that density levels will vary considerably.  Density 
along side scale and massing will need to be considered carefully in 
relation to relationship with topography.  



Working with 

topography

The natural topography of the sites and surrounding area will be  
an important consideration and an asset that can be exploited.
There are excellent views southwards over the Derwent Valley 
and housing should be orientated to take advantage of these 
views.  Consideration will also need to be given to how buildings 
sit within the landscape and longer distance views from the 
south towards the site particularly those that site on the ridge of 
Smailes Road (e.g from Lintzford Road). There is scope for housing 
to follow the contours in east runs which would provide the 
opportunity to maximise views from main frontages.  
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Phasing Plan

Given the size of the site development is anticipated to be 
implemented in a two  phases over a short time period.  The plan 
to the right shows a two phase  development for the site with 
development at the northern end of the site first fronting onto 
Smailes Lane.  It is anticipated that the infrastructure and general 
open space provision would be brought forward commensurate with 
the specific requirements of this single phase of the development.

Build out rates would be in the region of 30-35 dwellings per year.  
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