
Kibblesworth 
Development Framework

Your cover image in this black box

Gateshead Council
G. F White
Signet Planning     March 2013
         September 2013

62689
Typewritten Text
Examination Library Feb-14

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 indicative block layout 20

Access and movement     23

Land use, density, capacity and mix  25

Landscape and green infrastructure  25

Wider context      26

SuDs, drainage and foul water   26

Key frontage plan     27

Working with topography    28

Phasing Plan       29



Introduction and 

overview
Kibblesworth is located to the south west of Gateshead 
approximately 2 km west of Birtley.    The village has expanded 
gradually over the last 150 years but has remained a relatively 
small village within a rural setting maintaining a pleasant rural 
feel.  The Bowes Railway to the south of the village historically  
was particularly important being used for the transportation 
of coal  and built by George Stephenson.  The former railway 
line is now part of the cycle network connecting to the 
national cycle network.  

Kibblesworth is a relatively long and thin in shape stretching 
approximately 1 km in length along Kibblesworth bank.   The 
majority of local services can be found on this road, including 
Kibblesworth Primary School, a public house and a florist.  

Two adjacent sites are proposed for residential development, 
located north and south of Kibblesworth Bank on the western 
edge of Kibblesworth.   
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The Sites

Site 43

Site 263

The aerial image to the right locates the two potential development 
sites in relation to Kibblesworth.  The northern site is a semi 
rectangular piece of land which measures 11 hectares in size and 
adjoins the northern edge of the settlement.  It is agricultural  land 
which is open with some trees and hedgerows within and around 
the perimeter of the site.  An existing track wide enough for vehicles 

cuts across the site diagonally from the south west corner to the  
eastern edge of the site.  

The southern site measures approximately 8.5 hectares in size 
and adjoins the western edge of the settlement.  It is agricultural 
land with some trees and hedgerows around its perimeter.  The 

northern site is currently dissected by a low voltage power line 
which terminates centrally within the southern site.  Both  sites 
slope significantly from west to east.

Below are the individual sites.
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Historic settlement          

evolution
The rural village grew significantly with the advent of mining and the 
Robert Pit in 1842.   From 1940 onwards the village expanded rapidly  
particularly around the south eastern edge.  In more recent years the 
village has seen little growth other than the recent redevelopment of 
housing at Cotlspool adjacent to the primary school.  During periods 
of expansions open fields have been developed to join together 
smaller pockets of housing.  

Mining resulted in a rapid increase in the population of Kibblesworth 
from 219 recorded in 1841 to 467 in 1851. This prompted the 
construction of a Primitive Methodist chapel in 1869 (now a candle 
making factory) and a Wesleyan chapel in 1868. A colliery school was 
also erected in 1875.

It was during the modern period that the village changed dramatically 
from a relatively small settlement with local industry mostly based on 
mining to an extensive suburban / rural village .

Kibblesworth Colliery continued to operate in the 20th century and 
further mines opened in the area, including that located to the east 
of the site. This was owned by John Bowes & Partners and mining 
commenced in 1914 and closed in December 1932.  Between 1954 
and 1955 the council houses that lie immediately to the east of the 
site were erected and the primary school to the east was opened in 
1972.  In addition to mining other small industries were introduced 
into the area. Crossley’s Brick Yard was built by Messrs Crossley 
Building Products Ltd in 1960 but closed in 1986.  It was situated to 
the east of the site near to the south eastern limit of Kibblesworth.

Located adjacent the westernmost point of the site is a timber carving  
comprising two wooden posts with a sun and a cockerel on top. This 
was carved in 1994 by Chris Sell as part of a community project to 
mark the routes of the Great North Forest

1856 - 1895 1895 - 1898 1916 - 1920 1920 - 2013

3



Urban Structure

The village is largely concentrated between the former Bowes Railway 
Line and Kibblesworth Bank.  The oldest part of the village is to the 
east around The Crescent and evolved to create  a linear pattern of 
development westwards.  Over time pockets of  housing have been built.  
To the south of The Crescent is a housing development on Coltspool that 
has recently been partly redeveloped by Gateshead Housing Company 
and Keepmoat Homes.  Further east is a 1980s cul de sac housing 
scheme.  There are a series of terraced properties which front onto an 
open green space.  Beyond this the Grange estate consists of two storey 
semi detached properties and bungalows.  Along Kibblesworth Bank 
housing fronts onto the street and is a mix of detached, semi detached 
and terraced housing.    The village is well contained and compact 
with a series of interconnected streets other than a small cul-de-sac 
development north of the The Crescent  (The Woodlands) and Hollydene.  
Buildings throughout the village are predominantly two storey with a 
limited number of bungalows  on the Grange Estate as referred to above.
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Green Infrasructure 

and Leisure Provision
Kibblesworth has an excellent location in terms of access 
to open countryside.  The Bowes cycle path to the south 
is an important pedestrian and cycle route that provides 
connections to Tanfield Railway to the west and Birtley and 
Springwell to the east.  Within the village  are frequent open 
and green spaces.  To the south is a cricket field and football 
pitch adjacent to the Bowes railway Line.  To the east of the 
village  is an area of accessible countryside with various 
paths (north of Urpeth wood) on reclaimed land.   There are a 
number of accessible woodland areas within close proximity 
to the village such as Hedley Hall Woods and  Beamish Woods.    
Beamish Park golf club is located several miles to the south 
west.   Within Birtley, approximately 3 miles to the east is a 
swimming pool.  
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Transport and Accessibility

The main route from the Kibblesworth site to the strategic road 
network is from Kibblesworth Bank via Haggs Lane or Moormill 
Lane.  Access to the A6076 to the west can be achieved from 
Kibblesworth Bank via Birkland Lane.  A bus stop is located within 
400m of the centre of the site and within around 600m of the 
further corners of the site.  As such, the majority  of the site can be 
considered to be within 400m walking distance of the Kibblesworth 
Bus stop and is easily accessible.  

There are regular bus services that serve Kibblesworth providing a 
minimum frequency of 1 bus per hour throughout the full week - 
Monday to Sunday.  The 3 services of 24A, 28A and 29 are designed 
to complement each other and are presented on a single timetable.  
Throughout the working week and Saturday the combined 
frequency of the 28A and the 29 provide a 30 minute frequency of 
service to Kibblesworth.  

The A1 is located within a couple of miles of the village and provides  
vehicular connections to the north and south.  Birtley has a good  
range of shops and services and can be reached by the bus services 
referred to above.  
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Cycling and Walking
A number of footpaths connect Kibblesworth to the wider 
landscape.  Most footpaths lead to and run along watercourses 
such as Mitchesons Gill to the north and the River Team to the 
south.

The sites is well located with all areas of Kibblesworth within an 
easy walking distance - allowing access to the range of facilities 
that are available within Kibblesworth.   Within 5 km of the site is 
Birtley Town Centre and Team Valley.  Both provide access to a wide 
range of facilities and employment opportunities.  Regional  cycle 
route 11 runs to the south of the proposed development site and 
provides off-road access to these areas.  This follows the former 
Bowes Railway Line route.  It is envisaged that the development 
proposals will include routing for cyclists to access Regional Route 
11 and benefit from this off road route.   
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Surrounding key land 

uses

The village is semi rural with a limited range of land uses including 
residential, open space and sports pitches.  The village does not 
have a defined local centre in terms of retail uses although the area 
around the primary school forms a focal point to the village.  To 
the north of the village are allotments which abut the proposed 
development site.  The land surrounding the northern end of the 
village is typical agricultural with pockets of woodland.  To the east  
is an area of reclaimed land beyond which are sewage works and 
a  large area of reed beds next to Greenford Lane.  On the southern 
side of the village are sports pitches and open fields enclosed by 
Beggardene Wood.
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Local Facilities
A ‘lifestyle Express’ and post office are located to the east in the 
village, less than 800 metres from the centre of the two sites, and 
offer local shopping facilities.  A more extensive range of shops, can  
be found in Birtley and Low Fell, both centres are approximately 3-4 
miles east and north east of Kibblesworth.

Team valley offers a large scale retail park and Sainsbury’s superstore 
less than 2 miles north of the site.

Kibblesworth Primary School was built in 1972, and is located to 
the east of the village, less than 800 metres from the centre of the 
two sites.  It has a capacity for 120 pupils.

The Millennium Centre was established in 2001, following an 
allocation of Lottery funding to renovate the old school building.  
The centre, which is part of Gateshead Council’s Youth and 
Community Learning Service offers a variety of facilities aimed at 
accommodating a broad range of activities for residents of all ages 
groups within the local community.  The centre provides 

Youth clubs
Adult learning courses
A large range of social and recreational  activities including  

  a women’s group, coffee morning, craft group, mother and  
  baby group and bingo

Special events include an annual summer fayre, Christmas  
  activities, special open days and environmental craft events

Four public internet access computers 
  Room hire facilities for seminar conferences and training  
  events

Employment opportunities are  located to the north of Kibblesworth 
at Team Valley where there are over 1400  companies on the estate . 

Education

 Kibblesworth Primary School

Community Facilities

Millennium Centre 
Post Office 

Sports

Sports pitches
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Key Site Features
Both sites are currently in use for pasture.  Ouslaw Lane and 
further pastoral fields form the boundary of the site to the west 
and fields and associated tracks form the eastern boundary.  To the 
north there is a significant area of broad leaved woodland along 
Coltspool Burn and this forms the boundary to the north.  

The southern site is located south of Kibblesworth Bank which 
forms its northern boundary.  The eastern boundary is defined by 
residential properties and associated gardens within the Grange 
Estate.  There is an absence of a clearly defined edge to the site to 
the south along its western edge.  

The northern site has a rolling landform but falls gradually from 
a level of 80mAOD in the north west to 48mAOD to the east.  
Immediately to the north of the site levels fall towards Coltspool 
Burn.  The southern site falls from west to east from a level of 73M 
AOD to 60M AOD.

A maintained, predominantly hawthorn, hedge forms the western 
boundary of the northern site and separates it from Ouslaw Lane 
- there are also occasional boundary trees within the hedges 

on both sides of this route. The hedgerow continues along the 
southern boundary of the site before terminating at the entrance 
to Kibblesworth West Farm.  The remaining southern boundary is
defined by rear gardens of residential properties.

To the east of the site a further hedgerow lies between the site 
and the track which runs part way along this boundary. The most 
significant landscape feature in the vicinity of Site A, adjacent to its 
northern boundary, is an area of mature broad leaved woodland 
area which follows the path of Coltspool Burn.

The southern site is made up of three entire or partial pastoral 
fields. There are a number of field boundaries within the site which 
consist mainly of hedgerows. A field drain and associated wetland
vegetation also dissects the central field.

Hedgerows along Kibblesworth Bank are located along the 
northern boundary of the site.  The southern site consists of one 
entire and two partial fields which are separated by low maintained
hedgerows as arable land.

Telegraph poles and overhead cables cut across both sites.
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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: bats, breeding birds, badger, reptiles, riparian survey of 
the watercourse.  A Phase 2 botanical survey may also be required. 

The most valuable habitats within the site are considered to be the 
hedgerows along the northern and western boundaries of the site, 
and the woodland and water course immediately adjacent to the 
northern boundary.

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. 

Any future development should provide a buffer of an appropriate 
size and form to protect and enhance the woodland / watercourse 
that forms the northern boundary of the site. The buffer should 
comprise a mix of woodland and wetland habitats.

A substantial reinforcement and continuation of the hedgerow 
that forms the westerns boundary of the site should be provided.  
This should take the form of a woodland strip connecting Coltspool 
Burn to the north with the Bowes Railway Line LWS.

The area to the southwest of Phase 3 as shown on the Phasing Plan 
should provide replacement habitat for that lost as a result of the 
development and to ensure no net loss in the biodiversity value 
of the site.  This should include the provision of open habitats 
including ponds and species rich wet grassland.  
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Archaeology and Cultural 

Heritage

Neither of the sites contain Scheduled Ancient 
Monuments (SAMs), Registered Historic Parks 
and Gardens or Registered Battlefields. There are 
also no listed buildings within the site, however, 
one lies to the east of the site within the eastern 
part of Kibblesworth. The Tyne and Wear Historic 
Environments Record (HER) has recorded 18 
cultural heritage assets within the study area.

The sites detailed date between the prehistoric 
and modern periods, and comprise features 
identified from aerial photographs, former 
transportation routes and buildings associated 
with the village of Kibblesworth.

Prehistoric and Roman

There is no evidence of prehistoric activity within 
the site; however a single ditched enclosure of 
possible prehistoric origin is known to exist to 
the west of the site

Medieval

It is likely that during the medieval period the 
site and surrounding area formed part of the 
common fields associated with Kibblesworth. 
Analysis of the 1861-62 Ordnance Survey maps 
and proceeding editions shows the boundaries 
of former medieval strip fields to the north and 
east of the site. Further evidence is evident to the 
north and east of the present village. Analysis 
of aerial photographs show possible medieval 
ridge and furrow earthworks within the 
southern part of the site. Confirmed evidence for 
such features (4611) have been identified on the 

northern periphery of the village from an aerial 
photograph taken in August 1974.

Bowes Railway

In 1821 ‘The Grand Allies’ (the families of 
Wortley, Ord, Liddle and Bowes) decided to 
build a waggonway from their Stanley Colliery 
to Jarrow on Tyne.  In 1842 Kibblesworth Colliery 
was linked by rail to the waggonway from 
Springwell to Jarrow. In order to do this the line 
was extended for a further two and a half miles 
(1008). It included two more inclines, one from 
Mount Moor to Long Acre, known as the Black 
Fell Incline, and another up to Kibblesworth. It 
was extended to Marley Hill in 1854 and then 
to the Dipton Delight Colliery in 1855, thus 
completing the railway and allowing all of 
Bowes’ coal to travel on the same line to Jarrow.  
The construction of the line from Marley Hill to 
Kibblesworth was the final link in the formation 
of the Pontop and Jarrow Railway. The route 
of the railway passes along the southwestern 
boundary of the site.
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Archaeology and Cultural 

Heritage

Listed Buildings

There are no listed buildings recorded within the site or 
its immediate vicinity. The nearest listed building lies to 
the east within the village of Kibblesworth. The listed 
structure is known as East Farmhouse which carries 
a grade II listing. This comprises a two storey house 
with large stone lintels over three of the ground floor 
doorways, one of which is bears the date 1744 (1929). 
It is possible that the house was a former historic cart 
shed. No other listed buildings are recorded within 
the study area. Situated just outside the study area to 
the northeast is the Lamesley Conservation Area.  The 
Millennium Centre is a  locally listed building.
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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 
point would be taken from Kibblesworth Bank with 
a single junction allowing access to both sites. It is 
considered that these routes could then be connected 
through an internal road network within each site to 
serve the development.  

Both sites are within easy or relatively easy walking 
distance of bus stops.   A number public rights of way 
run through the site and surrounding area.

The Bowes Railway path provides access to a series of  
public footpaths.  Public Right of Way 72 forms part of 
the Great North Heritage Trail. This is a circular route 
linking South Shields in the east, Tanfield to the West 
and Hetton-le-Hole to the south.

Footpath 29 dissects the Great North Heritage Trail 
travelling from Pockerley to the south to Kibblesworth 
in the north. It crosses the fields adjacent to the western 
boundary of the site and clips the west corner of the 
southern site.

Footpaths 35 and 37 travel north and south through 
and alongside Site A. Route 35 travels between fields 
to the east of the site before it crosses Coltspool Burn 
and bears west to meet Ouslaw Lane.  Route 37 travels 
along the eastern boundary of the site before bearing 
west beyond Coltspool Burn and meandering through 
fields and along boundaries before terminating at Beldy 
Nursery.  Further afield there are a few footpaths higher
up the western valley side, around Ravensworth Grange 
and lower down to the south, around and along Team 
Valley.
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Surrounding Urban 

Character
Kibblesworth is made up of predominantly semi-detached and 
terraced housing.  There are several large detached dwellings along 
the main street of Kibblesworth Bank.  Most dwellings have private 
front and back gardens, with a street set back between 2-5 metres.  
Several landmark buildings are dotted throughout the village, 
including the Millennium Community Centre - a lottery funded 
renovation project on the old school building which dates back to 
1875.  There is also the Workers Club (1934), The Plough Inn, and two 
churches - one of which has been converted into flats.

New build development has recently taken place in the south east 
of the village which includes detached and semi-detached social 
housing.

 

The woodlands  Gardiner Square Hollydene
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Summary of Site Constraints

Below are summaries of the individual site constraints. 

Both sites (site 43 and site 263) are indicated as being underlain by 
Glacial Till overlying the solid geology of the Pennine Middle Coal 
Measure Formation of mudstone, siltstone and sandstone.

From the Environment Agency’s (EA) groundwater aquifer maps), 
both sites are indicated to be underlain by a Secondary A Aquifer. 
The Site is not located within a groundwater Source Protection Zone. 
The nearest surface water feature is a small drainage stream, located 
adjacent to Kibblesworth Bank.

Neither is located within an area considered by the EA to be at risk 
from tidal or fluvial flooding.

Both sites are located within a Coal Authority ‘High Risk’ area. It is 
understood from the Coal Authority records that the sites may be 
affected by abandoned shallow depth mine workings, and, that the 
southern extent of site 263 may have been surface mined at some 
point in past. This is not, however, shown on the historical mapping 
reviewed.

The Envirocheck data indicates that neither site is in a radon affected 
area, therefore, no radon protective measures are required.  The 
topography across both sites is generally undulating, with a gradual 
slope downward from north to south. Evidence of in-filled land may 
be present in the southern parcel of land due (263) to a localised 
increase in slope gradient.

No significant potential sources of contamination were identified 
during the walkover, however, it is noted that there is the possibility 
for unidentified sources of contamination being present.

The northern and southern boundaries of site 43 and 263 contain 
dense tree/vegetation coverage.

Kibblesworth West Farm, located within the southern area of the 
northern parcel, comprises dwelling houses, barns, and livestock 
sheds. There are small wire fences throughout the site dividing the 
land into smaller sections in both the northern and southern parcels 
of land.

Overhead power cables were noted to present in both the northern 
and southern parcels of land (43 and 263).

Immediately beyond the southern boundary of the northern parcel of 
land  (43) is a small stream flowing in an easterly direction. Potentially 
ACMs were noted at site 43  within the building fabric of some of the 
farm buildings during the inspection, therefore, it is recommended 
that a destructive asbestos survey and appropriate removal of ACMs 
is undertaken prior to the demolition of these building

Contains Ordnance Survey data © Crown copyright and database right 2012 
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Summary of site opportunities
The adjacent plan shows how development of site 43 
and 263 can utilise existing landscape features and  
how development will relate to the wider settlement.  

A key opportunity is to provide new housing that 
 is well integrated with the existing settlement and 
 which incorporates the existing landscape setting 
 within the residential development providing a 
 series of interlinked green spaces.  

Sensitive integration of no more than 225 new 
 households within the existing community.

Maximise connectivity to, from and through the 
 development, providing safe, pleasant and 
 attractive routes.

Extension of the existing Kibblesworth village 
 with a strong sense of local character and 
 landscape. 

 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 increase 
 ecological value.

 Ensuring landscaped spaces are integrated into 
 the heart of the development.

New defensible green belt boundary created by  
 planting and landscaping.    

Creation of swales, green edges and SuDs 
 attenuation ponds at the lowest points of the site.

Pedestrian / cycle link to Bowes Railway and   
 Kibblesworth Bank. 

Working with topographical features to ensure  

 streets traverse gradients of no greater than 1 in 
 12.

Take advantage of  high quality views to west 
 over Team Valley.
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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 Kibblesworth:

City of Gateshead:

 Maintain and increase population levels in Gateshead.
 Make sure Gateshead 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 Gateshead’s economic performance exceeding the 
 national average.

 Improve and protect Gateshead’s local environment and 
 create 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 sites 263 and 43  are considered to be 
in support of the overall Council vision as well as the specific 
objectives for Kibblesworth.  This includes the provision of new 
housing to allow the sustainable growth of Kibblesworth.  This 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 
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Development of no more than 225 new homes within Kibblesworth will encourage a number of people of working 
age to the settlement boosting the local economy and increasing footfall to local shops and services maintaining 
the viability of the village’s local facilities

New homes in a layout which complements the existing settlement as a natural extension, increased linkages 
between the urban areas and surrounding countryside which fully integrate into the existing settlement to provide 
a contemporary extension to meet the aspirations of Kibblesworth while maintaining its local character and 
respecting the environment in the area.



Design objectives and 

principles

The following sets out over-arching design principles and 
objectives for development.

Residential development to the north and south of Kibblesworth 
 Bank. 

Integrated development which maximises connectivity to from 
 and through the development, providing safe, pleasant and 
 attractive routes.

Extension of the existing Kibblesworth village with a strong sense 
 of local character and landscape.

A landscape framework which embraces the concept of green 
 corridors or network to maximise the permeability of green spaces, 
 encouraging biodiveristy throughout the site.  In particular the 
 green space should connect to the Coltspool Burn.

Key references for landform, layout, built for, open space 
 and movement patters to be drawn from Kibblesworth Village.  
 Development proposals  shall respect, reflect and enhance this 
 context.  

Green space buffer along western and northern boundary of site 
 adjacent to Ouslaw Lane and Coltspool Burn.

Green links through site on north south and east west axis.

Introduction of SuDs / storage ponds in north western corner of 
 site.

Potential inclusion of local shop and new public square. 
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Key Features:

 Extension of Kibblesworth to the west and north west 

 Integration of existing greenway links to village centre and  
 surrounding open countryside 

 Creation of new neighbourhood open spaces

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

Concept framework 
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Indicative Block Layout 
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 A comprehensively planned residential development   
 comprising no more than 225 units and delivering a mix of 
 predominantly family housing.  

 Layout to maximise views to the north, east and south.
 

 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.

Create, retain and enhance green edges to site.

 Pedestrian and cycle links to wider network. 

 Hedgerows within site to improve setting of housing.

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

Retain landscape buffer and woodland to north with 
 appropriate buffer to western boundary.

Incorporate open space and recreational spaces for all age  
 groups of children and teenagers within the site.

Provide vehicular and pedestrian linkage between both sites 
 ensuring whole site is developed in an integrated manner 
 rather than as separate sites.  
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Access and movement 

plans

The movement network for the sites are based around central loops 
which connect through Kibblesworth Bank.  Localised streets form 
loops off the main street.

The main site access to the development site could be via a new four-
arm priority roundabout junction. The roundabout would provide 
access to both the northern and southern areas of the development, 
whilst also providing a facility for the bus route extension to turn 
around and a bus layby (should it be required).

It is envisaged that the implementation of the roundabout would be 
coupled with an extension to the existing 30mph speed limit within 
Kibblesworth, which would be appropriate to the residential nature
of the proposals

As well as providing appropriate traffic capacity for the development, 
the roundabout would also act as a traffic calming and gateway 
feature for Kibblesworth, which would help to reduce traffic speeds
on the approach to the village from the west

A preliminary assessment of the potential traffic impact of the 
proposed development has been undertaking using Census Origin 
Destination data. This shows that the proposed development is
likely to have minimal impact at the majority of junctions on the 
local and trunk road network, with only a few junctions requiring 
more detailed traffic assessment.
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The proposed development site is for no more than 225 houses, 
to be provided as an extension to the existing residential area of 
Kibblesworth village

The internal site layout will incorporate a Manual for Streets design 
ethos, (in line with national guidance and Gateshead Council’s draft 
SPD) which will create a pedestrian-friendly environment –
helping to encourage walking from and to the site. The footpaths and 
footways will be designed to provide direct routes to Kibblesworth 
Bank, which provides access to the bus stop and other facilities
within Kibblesworth.

The design of the internal site layout will be such that low vehicle 
speeds will be encouraged. This will result in a pleasant and safe 
environment for cyclists – encouraging this mode of transport.

Whilst some areas of the site are in excess of 400m from the 
Kibblesworth bus stop, these are still within around 600m, which is 
not considered to be an unreasonable walking distance to a bus stop
given the wide range of shopping, employment and leisure activities 
that can be accessed by the bus. Even so, in order to ensure that 
all areas of the site can be accessed within 400m of a bus stop, 
discussions have been held with Go NorthEast.  This suggests that 
there potential diversions to the existing services which could be 
feasible.  The proposed design of the site access could be in the 
form of a roundabout with an allowance for bus stop provision.  
Discussions will be held with Go NorthEast to consider options for 
serving the proposed bus stop with an appropriate frequency of 
buses – options for which could include extending existing bus 
routes along closer to both sites. 

Access and movement 

plans
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Landscape and Green 

infrastructure
Due to the landform of the site along its western edge and while it is 
not anticipated that there will be any significant visual impact, there 
is an opportunity to step the development back from the western 
boundary creating an area of parkland and boundary tree planting.  
This also provides a green link between the woodland walkway 
to the north at Coltspool Burn and to the south at Bowes Railway 
Path.  Further green links will also be provided across the site, linking 
residential areas through the development along desire lines, and 
connecting to the wider landscape.

Formal green spaces have been used to create key spaces within the 
site, similar to the found at Gardiner Square.  

2010 Cities Revealed® aerial photography ©copyright 2010 

Land use, density,

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

Both sites  – Medium to low density at 25-35 dwellings per hectare 
with a mixture of terraced, semi detached and detached dwellings.  
Higher density housing in the gateway areas close to Kibblesworth 
Bank  and in the western part of the site abutting existing properties, 
before tailing away towards the landscaped  western boundaries.    

Density should also be higher along those frontages edging the 
principle access streets.  
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Wider Context
The plan (right) shows how the development sites fit to the wider 
context.  

The development of the site will be connected to the existing village 
and network of footpaths.  In particular pedestrian linkages can be  
created  from the northern part of the site through to Kibblesworth 
Bank.  There is already a connection between the allotments to the 
west and Kibblesworth Bank which will provide a pedestrian link to 
the village centre.  The southern part of the site will be linked with 
the Bowes Railway path.

SuDs, drainage & foul 

water
Summary of constraints - The sites fall within an area identified 
as being at low risk from fluvial flooding (flood zone 1).  The 
Coltspool Burn (a tributary to the River Team) runs west to east 
along the northern boundary of site 43 which could potentially 
be a flood risk however it is not an area that has been modelled 
by the Environment Agency in terms of flood zones. An additional 
unnamed watercourse/land drain discharges into the Coltspool 
Burn located to the east of site 43. Both watercourses are susceptible 
to surface water flooding. There is an unnamed watercourse/land 
drain located 250m to the south east of site 263. 

The Environment Agency’s flood mapping (areas susceptible to 
surface water flooding and flood map for surface water) indicates 
a distinct surface water flow path from Kibblesworth Bank through 
the northern corner of site 263 to the Grange Estate towards the 
Crescent and the unnamed watercourse, ultimately discharging 
in the Coltspool Burn. For site 43, a distinct surface water flow 
path is identified that runs from Ouslaw Lane and the north west 
corner of the site and there are small areas of potential surface 
water ponding.  Overland flow paths should be maintained and 
incorporated in landscaping and or SuDS (Sustainable Drainage 
System).  A flood risk assessment will be required to demonstrate 
that there is no risk of surface water flooding to property and to 
determine the effects surface water discharge will have on areas 
downstream, including the Coltspool Burn.

The British Geological Survey indicates persistent shallow ground 
water may be present in northern and eastern extents of site 263 

and the majority of 43. A flood risk assessment will be required:

 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. 

A drainage area model is not available from Northumbrian Water 
to determine the foul and surface sewer capacity. Surface water 
is likely to discharge into Coltspool Burn therefore NWL do not 
consider this would have an adverse impact on the public sewerage 
system.  Foul capacity and connection points are to be confirmed 
by confirmed by NWL.   A water main crosses site 43 which will need 
a suitable diversion or easement. 

The initial SuDS suitability assessment considered there were 
no significant geological constraints that would prohibit the 
implementation of SuDS at this site, however shallow groundwater 

will need to be mitigated. Detailed design of SuDS should include 

ground investigations, consideration of overhead power line 
easements and potential contamination.

Opportunities - There is potential for additional flood storage 
SuDS to manage the existing flood risk at Grange Estate and the 
Crescent. 

SuDs, drainage and foul  - The sites are at low risk of fluvial flood 
risk, however surface water flow paths run through the sites and 
there maybe a risk of shallow groundwater. Development should 
be avoided on natural surface water flow paths incorporating them 
within landscaping and or SuDS. 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 is potential to incorporate a Sustainable Drainage System to 
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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.  

It is intended that development will positively address Kibblesworth 
Bank, where possible.  Key frontages along the main route and onto 
landscape edges, along with landmark buildings will aid in way 
finding and legibility.  

Contains Ordnance Survey data © Crown copyright and database right 2012 
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manage the surface water runoff through attenuation storage, and 
then discharging surface water at least greenfield equivalent rates 
into the Coltspool Burn. A flood risk assessment will be required to 
demonstrate that the development manages flood risk over the lifetime 
of the development demonstrating that there is no risk of groundwater 
and surface water flooding to property and there is no increased risk of 
flooding elsewhere, particularly as result of discharging surface water 
into the Coltspool Burn. 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. Consideration should also be given to the 
potential to manage surface water flooding in the Grange Estate and 
the Crescent areas by incorporating overland flows and integrating 
additional SuDS storage.

Developers will be required to demonstrate that there is adequate foul 
and surface water infrastructure capacity before connecting to the 
public sewerage system. A drainage area model is not available from 
Northumbrian Water to determine the foul and surface sewer capacity. 
Surface water is likely to discharge into a watercourse therefore NWL 
do not consider this would have an adverse impact on the public 
sewerage system.  Foul capacity and connection points are to be 
confirmed by confirmed by NWL



Working with 

topography

The natural topography of the site and surrounding area is an 
important consideration and an asset that can be exploited to 
ensure  views east over Team Valley towards the urban areas of 
Gateshead and the Lamesley conservation area.  

Development should respond to changes in levels working with 
the topography and generally following contour lines.   The 
blocks on the north western part of the site are orientated on 
a north south axis which will offer these properties good views 
from the high point of the site over the village and beyond to 
the west.  Further east the site falls away and here blocks are 
shown on an east west axis following the general form (in terms 
of topography) to the properties on Kibblesworth Bank.  To the 
south of Kibblesworth Bank blocks are orientated on south west - 
north east axis again purposely to respond to levels.  

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

The development of the site will be implemented in a series of 
distinct phases.  The plan to the right shows the first phase to the 
south of Kibblesworth Bank with a second phase to the north.  Phase 
3 would be the land to the north east of Phase 2.  It is anticipated 
that the infrastructure and general open space provision would be 
brought forward commensurate with the specific requirements of 
the phase of the development to which it relates.  
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