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Introduction and 

overview

High Spen is an old mining village located to the east of 
Chopwell Wood. Like many mining villages in the area the 
village fell into decline with the closure of mines throughout 
the 1950s and 1960s. The Colliery closed in the 1960s and since 
then the village has grown and developed as a commuter 
village serving Newcastle and Gateshead.

Prior to the colliery, the village did not exist and was a 
collection of farms. Development is mainly focussed on 
Hookergate Lane, but splits at the point of the old colliery pit 
head in two directions; along Glossop Street and Collingdon 
Road. The village is relatively dispersed with various isolated 
blocks of terraced housing.

To the west of the village is Chopwell Wood, a Forestry 
Commission area of woodland which is popular with visitors 
from the wider area. To the North West is Garesfield Golf 
Club. To the north is the small hamlet of Barlow and open 
countryside and fields.

The sloping and undulating topography is an important 
characteristic of the area and provides attractive panoramic 
views east, west and south at various strategic points. As you 
pass through the village there are unfolding views due to the 
undulating nature of the topography.

The B6315 (Hookergate Lane) is the main road through 
the village and links Rowlands Gill with Greenside to the 
north.  Along this route are a number of buildings which are 
important landmarks such as the brick built Victorian primary 
school and shops on Hookergate Lane. 

The two potential development sites present opportunities 
to increase the housing choice of the area, which is currently 
limited. Weaknesses are currently the distance to local 
facilities and the distance over which the village is dispersed. 
By creating new housing this may present opportunities to 

support existing and create new local shops and facilities 
as well as improved links to surrounding countryside and 
woodland.
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The Sites

The aerial image to the right locates both potential development sites within the village of 
High Spen.

Below are the individual sites.

Site 301 Site 322
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Historic settlement          

evolution

The village has been shaped by its mining heritage. The 
colliery once formed the central focus of the village between 
East Street/Glossop Street and Collingdon Road, with housing 
developing around the pit head in the late 19th Century, 
including the creation of the primary school.

Housing development grew slightly by the 1920s, following 
along the main routes in and out of the village and 
predominantly at the north of the village around the colliery.  
By 1942 development expanded slightly at the south of the 
village in Dene View and Fell View in the form of brick built, 
semi-detached houses, as well as bungalows on The Crescent 
and Bute Road South.

The closure of the colliery in the 1960s and subsequent 
reclamation of the land has resulted in fragmented housing 
developments.  The northern half of the village is quite distinct 
from the south with regard to house type. 

Whilst development has expanded slightly from the mid 
1950s to the present, this has been limited and fragmented. 
Semi-detached and detached units of varying quality and 
architectural style have been built into the village on small to 
medium size sites and by numerous builders. The most recent 
developments have been in the last five years and are located 
off Strothers Road, at the north of the site.

1856 - 1895

1895 - 1898

1916 - 1920

1932 - 1942

1952 - 2013

3

N



Urban Structure

The general urban form of the village is fine grain two-storey and single-storey blocks. 
Properties fronting the main road tend to be attractive Victorian,  two-storey terraced 
properties constructed in brick and slate. This form and style of housing is particularly 
dominant along Hookergate Lane.  Areas of old miners cottages, located in long terraces   
such as Bute Road North are notable as single storey bungalows constructed of colliery buff 
brick, with slate roofs. 

Behind the terraced housing fronting Hookergate Lane, there are more recent housing 
developments from the 1980s and 1990s, which consist of detached houses and bungalows 
for example  Fell View and Dene View. There are also examples of 1950s housing  located to 
the south of the village. These are typically semi-detached properties, hipped roofs, brick and 
painted white render at upper floors mixed in with distinctive single storey bungalows with 
white timber/upvc cladding to the front elevation.

At the north of the village, a medium sized housing development has recently been 
constructed off Strothers Road. These units consist of 2 storey, semi detached and detached 
units, which are brick built with elements of render. There are also a small number of detached 
two storey, stone facing houses. Prior to this development the area around Strothers Road 
consisted of a small terrace of post first world war housing along with an industrial / transport 
depot. There are also a number of industrial sheds and warehouses.

The village has limited facilities, with a small number of shops, including a Post Office at the 
north of the village on Collingdon Road. There is another small retail unit on Hookergate Lane 
at the south of the village. Other buildings of note include the Club at the north of the village, 
the church off East Street, at the north west of the village, the primary school and the care 
home, both of which are on Hookergate Lane. There is a local public house (The Bute Arms), 
located in the centre of the village where the road splits into Collingdon Road and Glossop 
Street. 

Chopwell Woods to the west, as well as the golf club give some distinction to the western 
edge of the village. Arable land and further wooded areas give distinction to the east.
 
The main approach to the village is from the south feeding in from the A694.

South to A694
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Green Infrastructure 

and Leisure Provision

High Spen benefits from a relatively good level of leisure opportunities. 

With regard to formal sports, Garesfield Golf Course is located to the west of the village 
and is immediately adjacent to site 322.   Football pitches and other active sports spaces 
are available, but located at the north west of the village, as are the two recreation 
grounds/Public Gardens.

Limited outdoor education space is afforded to the primary school at the centre of 
the village, with much of this being playground. The Former Hookergate School at the 
south east still houses a significant number of sports grounds.

Allotments are in various locations, many of which are located at the rear of the oldest 
houses in the village. 

Links into the surrounding countryside, such as Chopwell Wood also offer good 
opportunities for leisure activity.
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Transport and Accessibility

High Spen is a small village located approximately 11 miles west of Gateshead. The B6315 
runs through the centre of High Spen linking with the A695 in the north and the A694 
in the south which both connect with the A1 in the east providing accessible routes for 
commuters.

The village is relatively well served by public transport with bus stops in close proximity 
to the various housing areas of the village, including the proposed sites for development. 
Routes follow the main roads through the village.

Bus services run to Newcastle City Centre via Gateshead and the Metro Centre.  The services 
are regular throughout the day.
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Cycling and Walking

Cycle routes in the area follow the main vehicular routes as well as 
peeling off into the surrounding area to more rural roads to the east 
and west. National Route 14 runs adjacent to the A694 which is situated 
approximately 3km south of the development sites. National Route 14 
is a traffic free route and links Rowlands Gill with Consett to the west 
and Newcastle & Gateshead to the east.  The close proximity of the 
development sites to the extensive network of cycle routes provides 
residents with the opportunity to use these routes for either commuting 
or leisure purposes.

Rights of way and permissive routes generally follow the same routes 
as the cycle routes. In addition pedestrian access goes further into the 
surrounding landscape, cutting across fields and into surrounding 
woodland, taking advantage of the surrounding leisure opportunities 
i.e. Chopwell Wood. The sites are considered highly accessible for 
prospective residents who wish to access surrounding facilities and 
amenities on foot.
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Surrounding Key land 

uses
The village has a rural setting and there are a limited number of different land uses which 
would influence development. The adjacent plan shows different land uses across the 
village.  A limited amount of local shops are located to the north within walking distance for 
residents living in the north of the village and adjacent to site 301.  Walking distances  are   
longer for those to the south. A single retail unit is also located at the south of the village.

Green links to the surrounding green infrastructure and leisure opportunities are  accessible 
from both sites.

A primary school is located at the centre of the village and would serve both development 
sites.

Employment land identified at the north of the village mainly consists of industrial 
warehouses.  These facilities are within acceptable walking distance. Further amenities 
are located approximately 3km south at Rowlands Gill; including banking facilities, petrol 
station and Tesco Supermarket.
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Local Facilities
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Key Site Features

The topography is a distinctive feature of High Spen as a whole 
as well as on the two development sites; with the topography 
generally running from north to south as well as east to 
west. Whilst posing a challenge to development it provides 
opportunities for views to the surrounding countryside.

Site 301 – The site is currently open, rolling farmland. The most 
distinctive features on the site are the established hedgerows 
which run through the site and around the north, east and south 
boundaries. The western boundary, partly fronts onto Collingdon 
Road giving the site prominence, the remainder backs onto 
allotment gardens at the rear of Collingdon Road properties. To 
the east and south is fields bound the site for the most part. At 
the north west, the boundary meets with the edge of a private 
residential properties with large gardens. 

Site 322 – The land within the site currently comprises trees, 
scrub, unmanaged grassland and derelict allotments. The north 
boundary is a small hedgerow facing onto Clayton Terrace Road 
at the north.   A track connects up to the eastern boundary from 
East Street. Electricity Power cables span the site at the south, 
running east/west. There are views onto the Golf course that 
adjoins the site.

Site 301 - Looking south to foliage and hedges Site 322 - Stream at the western border of the site
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Ecology

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

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.

High Spen East - The most valuable habitats within the site are considered to be the hedgerows 
including old/veteran trees and the wetland area in the northwest corner of the site.  The 
boundary features are also likely to play an important role in providing ecological connectivity 
within the landscape.

Any future development should protect, enhance and provide improved connectivity between 
areas of existing ecological value, including the wetland located in the northwest corner of the 
site and the hedgerow, dense scrub and remnant woodland that forms the eastern boundary 
of the site.  This must be achieved through the provision of continuous and appropriately sized 
and landscaped buffer incorporating a mix of grassland, woodland, scrub and wetland habitats.

High Spen West - The most valuable habitat within the site are considered to be the mosaic 
of grassland and scrub habitats.  The wetland area immediately to the west of the site has the 
potential to support a range of amphibian species.

Any future development should seek to protect and enhance the area immediately south of the 
proposed site and replace those habitats likely to be lost within the site, including hedgerows, 
scattered scrub and coarse grassland.  This should be achieved through the provision of an 
appropriately sized and landscaped buffer around the entire boundary of the site 
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Archaeology and Cultural 

Heritage
There are a limited number of historical features and buildings in High Spen. As shown 
on the adjacent plan there are a handful of locally listed buildings across the village, 
such as the attractive Victorian school building on Hookergate Lane, which is still in 
use.

The setting of the village is of cultural/historical significance, with features such as the 
ancient woodlands and features such as the established hedgerows giving distinctive 
character to the area.

Opened in 1837, the legacy of the old Garesfield Colliery is of cultural heritage value as 
this was the main source of employment and much of the reason for the establishment 
of the village. The village grew around the colliery with the first houses established 
around the pit head. The legacy of the pit head is still evident in the way the village has 
evolved, creating a distinctive fork in the road to create Collingdon Road and Glossop 
Street at the north of the village.

The colliery complex was situated at the north of the village. It contained 2 banks 
of coke ovens, 116 in total. The Consett Iron Co took over the colliery in 1890 until 
nationalisation in 1947. The colliery closed in 1962. 

There are remnants of an old mineral railway line at the southern boundary of site 301. 
This railway once carried coal from the mines at Victoria Garesfield (Chopwell Woods) 
and Garesfield Colliery (High Spen). 
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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:

Site 322 – Clayton Terrace Road
Site 301 – Collingdon Road

Access points to both developments will be designed in line with current standards.

It is considered that these routes could then be connected through an internal road network 
within the site that serves the development. The Transport Assessment carried out by 
consultants AECOM identifies that the above proposals do not generate vehicle trips that would 
put excessive pressure on the existing road system. There would be no detrimental impact on 
the junctions within the existing road network, all of which would operate below capacity and 
could cope with additional traffic (See Transport assessment).

All of the sites are within easy or relatively easy walking distance of bus stops.

In terms of cycle links and footpaths, both sites are relatively well connected. Neither site has 
path/cycle ways already running through them, but there is potential to connect with nearby 
routes. Site 322 could link through the site east to west following the established track that 
meets its eastern boundary and connecting to the right of way at the west within the Garesfield 
Golf club land. Site 301 can link into the roads at the north and west, which are also used as cycle 
routes. There may also be potential to link into countryside to the east with co-operation of the 
adjacent landowners.

The A694 is a relatively short drive to the south of the village and connects to the wider region 
via the A1.

Whilst there is no official greenway in the area there are distinctive ecologically valuable areas 
and a number of public open space and leisure spaces that could be connected. Public access 
routes are shown on the adjacent plan, linking to Chopwell Wood, Spen Banks and Miller’s 
Wood for example. 
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Surrounding Urban 

Character

Local housing densities and typologies in High Spen have been 
explored. Due to the limited development of the village there 
are limited typologies. 

The densities range from 35 dwellings per hectare (Fell View) 
to 45 dwellings per hectare (West Street). The higher density 
development is that of the terraced colliery houses that first 
established the village. On average most housing is of medium 
density of around 37 dwellings per hectare and tends to be a 
mix of detached and semi detached units.

Nearly all housing units in the area benefit from private garden 
areas, with small gardens at the front and larger gardens to the 
rear. Some of the older terraces benefit from very large back 
gardens.

As stated earlier in the document, most units tend to be one 
or two storeys and are of varying styles partly due to the build 
period.

West Street

Fell View

Strothers Road
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Summary of Site Constraints

Below are summaries of the individual site constraints.

Site 322 –  There is a hedge row running along the northern 
boundary to the site adjacent to Clayton Terrace Road.  
Within the site there are not considered to be significant site 
constraints.  To the south and adjoining the site is an area 
identified by Council Officers as being of local ecological 
significance. A small stream is located to the west of the site 
which flow eastwards just beyond the southern boundary 
of the site.  West of the site is Garesfield golf course.  Finally, 
the topography of the site is steadily sloping, with lower-lying 
areas in the east rising steeply to meet higher ground at the 
edge of the golf course.

Site 301 – The topography of the site may presents some 
challenge with the land generally falling from east to west. 
The other constraint is the established hedgerows that run 
across the site and along much of its boundaries.  There is a 
small seasonal pond / wetland area in the northern part of the 
site.  Sewer routes are identified at the western boundaries of 
the site and development may need to account for easement 
distances.

Site 301

Site 322
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Summary of site opportunities

Site 322 – A strong frontage onto Clayton 
Terrace Road at the north of the site would 
create a positive edge to the development, 
ensuring that the scheme does not turn its 
back on this route.  The allotments at the 
north east of the site can be removed from the 
site and could be relocated on land already in 
Council ownership elsewhere in the area. A 
new hedgerow could be established along the 
western boundary to create a natural buffer/
separator from the adjacent golf course. The 
land at the south of the site identified as 
being of significance can be retained and lies 
outwith the site.  Landscaping and a buffer 
to the north of this can protect it from public 
access.

As the green area to the south falls outside 
the site there is no need to remove or 
underground the overhead power cables.  
The stream feeding in from the west may offer 
opportunities for SUDs on the site. Finally, 
views from the site will be mostly to the 
south west with the fall of the land, allowing 
medium and long range, attractive views.

Site 301 – A strong frontage onto Collingdon 
Road will create a positive edge to the 
development, following the established 
building lines along Collingdon Road and 
ensuring that any development is outward 
facing. Hedgerows already on the site can 
be retained and enhanced to create a  buffer 
to the surrounding landscape, ensuring its 
protection, with small breaks to allow access 
across the site. The site is well located to 
benefit from the existing retail units within 
the village, which are within a relatively 
short walking distance. SUDs may also be 
incorporated along the western edge of the 
site to use the natural fall of the site. Finally 
views to the surrounding area and further 
can be accessed in various locations across 
the site, either using the topography, or the 
position in the site.
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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 
important to to the regeneration of High Spen:

City of Gateshead:

Gateshead goes Global:

Creative Gateshead:

Sustainable Gateshead:

Active and Healthy Gateshead:

their physical and mental health.

The development of these 2 sites, are 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  High Spen  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 locations which 
will provide important support for the growth of Gateshead’s rural economy.

17



Vision Statement 

 The development of these two sites can reunite the fragmented area of High Spen to create a stronger visual link between the   
 residential areas to the north and south of the former colliery site. Both developments will ensure that the grain and orientation of 
     housing respond to the site topography and character of the existing settlement.

 These sites will better connect the village of High Spen both internally; to help encourage development of a thriving local centre and  
 use of leisure facilities, and externally; to benefit from the attractive countryside and woodland this area is afforded.

 The local retail units will benefit from increased business and there will potentially be more children in the local primary school due to 
 extra residents; helping High Spen to thrive.

 Improved/additional footpaths and cycleways will help to ensure the developments comprise a fully sustainable community,   
 encouraging healthier methods of transport. The increase in residents may also encourage an increase to the bus services in the area  
 to benefit the whole community.

 The house types will demonstrate appreciation of any good quality local vernacular, whilst also appreciating local densities and   
 typologies and the need to provide sustainable, marketable and flexible units. 
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Design objectives and 

principles

Walkable neighbourhoods – both neighbourhoods all within a 
short walk to the local retail and leisure facilities.  

Green open spaces – To create varied and accessible recreation 
opportunities and encourage walking.

Improved Green Connections – Enhanced and newly established 
green links to the surrounding woodland and countryside.  

Sustainable Connections – To encourage sustainable travel 
patterns

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

Respecting key features – Retaining and enhancing historic 
hedgerows and landscaping. Giving buffer space to sensitive 
features. 
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Concept and framework 

masterplan

Key Features:

 Retained and better used local facilities

 Creation of or improvement of greenway links

 Creation of new neighbourhood open spaces

 Enhanced landscaping where there is merit

Creation or improvement of pedestrian links and safe routes 
  to school

Site 301

Site 322
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Indicative block layout

Site 301

Site 322
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The framework masterplan shows potential layout of the two sites. The key features for the individual 
sites are as follows:

Site 301 

 A residential development comprising approximately 132 units on 6.33 ha including a mix of 
 predominantly family housing.

 Two principal vehicular accesses direct from Collingdon Road at the west.

 A mix of dwelling sizes will be provided, aimed at families.

 Retention of green hedgerows  and ecological buffer to the east and south extended to form a 
 green fingers of landscaping into the built forms and aiding in defining character areas.

 Multiple frontages of development to create life and activity to all sides.

 Retention and enhancement of pond to reinforce and protect ecological habitat at northern end 
 of the site.

 The architectural style will take influence from the good quality and established    
 vernacular architecture of the village.

Site 322 

 A residential  development comprising approximately 42 units on a site of 1.48 ha including a mix 
 of predominantly family housing.

 Two points of vehicular access are identified from Clayton Terrace Road.

 Larger dwelling sizes are anticipated, to be aimed at families.

 Retention and enhancement of green space to the south as ecological habitat.

 Creation of soft boundary to the west as natural buffer to the adjacent golf course.

 Frontage onto Clayton Terrace Road to provide an active face to the public edge.

 A small open space to be developed within a courtyard arrangement of the central    
 block.

 The architectural style will take influence from the good quality and established    
 vernacular architecture of the village.
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Access and movement 

plans

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

Within site 322 vehicles can be parked at the side or to the front 
of the units. Site 301 is likely to use an on street parking approach.

All sites vehicular access will be an extension to existing roads. 

Site 301

Site 322
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Access and movement 

plans

Sustainable movement – A new pedestrian route is proposed 
through site 322, complementing and connecting to the 
existing routes in the area, specifically routes to the north and 
west of this site. Site 301 feeds onto existing routes in the area. 

Development on High Spen East (301)  must provide a new 
pedestrian crossing facility linking the development to the 
western side of the B6315 Collingdon Road.  Development 
of both sites must provide a new pedestrian crossing facility 
around the junction of the B6315 Collindon Road and Glossop 
Street.    These crossings are required to ensure safe pedestrian 
routes to the primary school and other community facilities in 
the village for existing and future residents.  

The bus routes and bus stops are within easy reach of the sites. 
There may be potential to increase bus services should the 
population increase significantly.

Site 301

Site 322
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Landscape and Green 

infrastructure

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

Site 322 –  Approximately 42 units are anticipated for this site. 
 
Site 301 – Approximately 132 units are anticipated for this site.

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.

Site 322 –Medium density at approximately 30 dwellings per 
hectare and is likely to be semi detached or detached units. 

Site 301 – Medium density at approximately 30 dwellings per 
hectare and is expected to be semi detached  or detached 
dwellings for families.

25



Wider Context
The plan (right) shows how the development sites fit to the wider context.

The sites help to link the village up to the existing local facilities as well as creating opportunities 
for internal routes through the area, helping towards removing the fragmented nature of village.
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SuDs, drainage & foul 

water
Summary of constraints

Site 322 - The site falls within an area identified as being at low risk from fluvial flooding (flood 
zone 1) and Environment Agency flood mapping does not indicate any areas susceptible to 
surface water flooding. 

Ground water flooding incidents have been recorded on the neighbouring golf course. A flood 
risk assessment will be required to ensure there is no risk of ground water flooding to property: 
firstly a desk top review and then if required ground investigations.  On site mitigation measures 
may be required such as tanking of basements, pumps and cut offs to prevent groundwater 
flows.

An ordinary watercourse runs south of the southern boundary that carries runoff from the golf 
course. Development should avoid this watercourse. Ordinary watercourse consent may be 
required from the Council (Lead Local Flood Authority) if the development affects the flow of 
the ordinary watercourse or involves the erection of a culvert.   Two unnamed watercourses 
are located south east of the site. A flood risk assessment will be required to ensure that there 
is no risk of flooding to the site from the ordinary watercourse that runs along the southern 
boundary of the site and to ensure there is no increased risk of flooding downstream should 
surface water be discharged into the watercourses.   

A water main runs along the northern boundary of the site which will need a suitable diversion 
or easement. 

The initial SuDS (Sustainable Drainage System) suitability assessment considered there are no 
significant geological constraints that would prohibit the implementation of SuDS at this site, 
although regard will need to be given to slope stability.   Detailed design should include ground 
investigation considering the location of mine shafts and should involve consultation with the 
aviation authority. 

The public sewerage system will need to be upgraded: Northumbrian Water’s drainage area 
model demonstrates there is inadequate foul and surface water capacity: new flows into the 
sewers could exacerbate the predicted hydraulic performance. It is envisaged that a new 
pumping station is required for foul flows.



Site 301 - The site falls within an area identified as being at low risk 
from fluvial flooding (flood zone 1). The Environment Agency flood 
mapping indicates there are areas susceptible to surface water 
flooding along the western boundary on Collingdon Road, Ramsey 
Street and Watson Street. All areas susceptible should be left as 
open greenspace or designed to incorporate SuDS (Sustainable 
Drainage System).  A flood risk assessment will be required to assess 
the risk of surface water flooding to property and ensure there is no 
increased risk surface water flooding elsewhere. To reduce existing 
downstream flood risk, consideration should be given to intercept 
overland flows and provision of additional flood storage. 

The nearest watercourse Spen Burn is located approximately 230m 
to the south of the site. This area is susceptible to surface water 
flooding any additional flows to the burn may increase risk of 
flooding. There is an unnamed watercourse approximately 400m to 
the north of the site which in turn drains into the Barlow Burn.  A 
Flood Risk Assessment will be required to demonstrate there is no 
increase in flood risk downstream as a result of discharging surface 
water to Spen Burn or Barlow Burn.

The initial SuDS suitability assessment considered there are 
no significant geological constraints that would prohibit the 
implementation of SuDS at the site, although an area to the west 
of the site may contain made ground and would not be suitable 
for infiltration SuDS. Detailed design should include ground 
investigation considering slope stability and contamination. The 
aviation authority should also be consulted. 

The public sewerage system will need to be upgraded: Northumbrian 
Water’s drainage area model demonstrates there is inadequate 
foul and surface water capacity: new flows into the sewers could 
exacerbate the predicted hydraulic performance.  Public sewers 
cross the site which will need a suitable diversion or easement. NWL 
consider that surface water should be discharged to Spen Burn to 
the south of the site via a sewer requisition.  

Opportunities

To manage surface water flood risk on areas of Collingdon Road, 
Ramsey Street and Watson Street to intercept overland flows and 
provide additional storage within SuDS. 

SuDs, drainage and foul 

 
The sites are at low risk of fluvial flooding. Areas of potential surface 
water flooding have been identified at several points along the 
western boundary of the site 301; built development should be 
avoided in these areas and incorporate landscape features and 
consider the potential for additional flood storage to manage 
the existing flood risk within Collingdon Road, Ramsey Street and 
Watson Street.  Site 322 maybe susceptible to ground water flooding 
and ordinary watercourse runs south of the site; development should 
avoid the ordinary watercourse and the Local Lead Flood Authority 
should be consulted to determine whether an ordinary watercourse 
consent is required should flows be altered. Flood risk assessments 
will be required to demonstrate that the development is safe over 
the lifetime of the development from all flooding sources (including 
surface water, ground water, ordinary watercourses) and there is no 
increase of flooding downstream as result discharging surface water 
runoff into watercourses, considering their capacity to take flows.

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. It is anticipated that a new pumping station will be 
required for site 322.  Developers will be required to demonstrate 
that there is adequate foul and surface water infrastructure capacity 
before connecting to the public sewerage system. A water main 
crosses site 322 and public sewer crosses site 301 which will need a 
suitable diversion or easement. 

All surface water will need to be controlled through an appropriate 
drainage scheme, following the drainage hierarchy, giving priority 
to a Sustainable Drainage System. There appears potential to 

incorporate a Sustainable Drainage System to manage the 
surface water runoff, accommodating attenuation storage and 
then discharging surface water at least greenfield rates into the 
watercourses to the south of the sites or the public sewerage system. 
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. Detailed design of SuDS should include ground 
investigations and the design of SuDS should involve consultation 
with the aviation authority.

SuDs, drainage & foul 

water



Key Frontage Plan

The plan adjacent shows the key frontages within the developments. 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 for 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

 provides a sense of enclosure to the street.
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Working with topography

The natural topography of High Spen should be considered as 
one of its assets. 

Site 322 generally falls from west to east, whilst site 301 generally 
falls from east to west. Both also fall from north to south. 

The plots across the sites are generally positioned to work with 
the gradient; either allowing units to step up the hill or to sit 
along the contour lines. 
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Phasing Plan

This plan provides an indication of how development could 
be phased on the individual sites rather than across the Village 
as under different ownerships this cannot be controlled or 
guaranteed.

Site 322 – The phasing is arranged to start at the west and 
progress eastward across the site. This approach will allow time 
to relocate or remove the allotments currently positioned at 
the north east of the site. This approach also allows for a whole 
terrace to be constructed relatively quickly due to its size and 
potentially could encourage buyers to move in earlier in the 
development. 

Site 301 – The first phase is proposed to be created at the south 
of the site, and then progress northward. This first phase allows 
a clear presence on the site by creating the frontage on to 
Collingdon Road. This will be the most prominent part of the 
site and by developing here first there is potential to stimulate 
interest in further phases. This first phase will also establish the 
key points of entry onto the site for the rest of the scheme.
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