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Policy NV2 from the Planning for the Future: Core 
Strategy and Urban Core Plan for Newcastle Upon 
Tyne and Gateshead, Submission Document 
proposes the allocation of the site for housing and 
provides guidance regarding how it can be brought 
forward and developed in a sustainable way. The 
purpose of the Core Strategy and Urban Core Plan 
is to set out a clear framework for growth, which 
will guide development until 2030.

This document aims to demonstrate the viability 
and deliverability of the Hazlerigg site, given the 
constraints to development as outlined within  
this statement.

Introduction
Site and context   

The site is served by Coach Lane which follows the 

southern boundary of the site. 

The site has been considered for removal from the Green 

Belt because of its location, in a well-connected part of 

the city and close to existing residential development. 

The site is rectangular in shape and is located west of an 

existing residential area making it a logical ‘infill’ site.

In addition, none of the planning or technical assessments 

undertaken have identified any reason why the Hazlerigg 

site should not be considered for release from the Green 

Belt. 

Adjacent to the south east of the site there is an area for 

outdoor sports as well as existing allotments. A public 

right of way runs along the eastern site boundary from 

north to south, where it meets with the playing field and 

allotment gardens. A second public right of way follows 

the western boundary of the site and links with Sandy 

Lane to the north. 

The site extends to 20 hectares, (approximately 50 acres) 

and currently consists of rough grazing land for cattle. 

There are relatively few trees and other landscape features 

on the site.

The development proposals would include up to 500 

units as shown on the masterplan (page 20 of this 

document). The main development access will be from 

Coach Lane. 

 This document has been prepared 
by Banks Property within the context of 

the ongoing preparation of the Newcastle 
Upon Tyne and Gateshead Core Strategy 

and Urban Core Plan. It relates to the 
proposed allocation of land to the west 

of Hazlerigg and south of Brunswick 
Industrial Estate, Newcastle.
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Land use   

The site is currently undeveloped 

greenfield in agricultural use. It is 

bounded by housing and industrial 

estates to the north and east, allotment 

gardens to the south east and Morley Hill 

Farm to the west. 

The southern boundary of the site  
abuts Coach lane, beyond which lies  
the Three Hills Local Wildlife Site (LWS) 
and community woodland.
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History
By the time of the First Edition Ordnance Survey map of  
1867 the study site is shown to be undeveloped, Morley  
Hill Farm is depicted as several small structures at the end  
of a long drive. 

By the time of the Second Edition Ordnance Survey 
map of 1898 although the study site is shown to be still 
undeveloped, Dinnington Colliery, to the north of the site 
makes a significant change to the former rural landscape.

The area around the site has developed over a period of 
many years but this process was accelerated in the 20th 
century to meet the needs of a growing population and 
increased industrialisation within the surrounding area.

The map dated 1966 shows the settlement of Hazlerigg  
to the south east of  the site and the surrounding area 
becoming increasingly developed.

All maps opposite: © Crown Copyright, all rights reserved.   

Newcastle City Council. LA 076244, 2012
1867 1898

1921 1966
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Access

Movement  
framework   
An objective of the Core Strategy is 
to facilitate movement within the site 
and create enhanced opportunities for 
sustainable access to the City Centre, 
including an enhanced recreational route 
and surrounding areas via all modes of 
movement including walking cycling and 
bus travel.

Local     
highways    

High quality access is achievable to 
Coach Lane, allowing traffic to distribute 
East and West of the site on good quality 
roads.

Initial assessments have confirmed 
that the local junctions are acceptable, 
however minor improvements may be 
required.

The A1 lies to the east of the 
development site; traffic to and from 
the development site will access the A1 
via its junctions with B1318 Great North 
Road, Kingston Park Road and the A696.

The site links directly to the local 
footpath network, giving the opportunity 
to create dedicated linkages through the 
development, albeit these are limited by 
the A1 corridor to the east of the site.

Evidence suggests that the site benefits from 
numerous facilities within walking distance of 
the site, including:

• Shops, including post office and 
newsagents within 5-10 minutes walk

• GP surgery in Wideopen to the east, 
approximately 10-15 minutes walking 
distance, which has the potential capacity 
to serve the site

• Two primary schools within 15-20 minutes 
walking distance of the site, Hazlewood 
Primary and Greenfields Community Primary

• The closest secondary schools are St. 
Mary’s Catholic School, in Longbenton and 
Gosforth Academy, both of which have 
capacity to serve the site

• Community facilities within 15 minutes 
walking distance of the site including 
Wideopen Library, a Public House and 
Hazlerigg Victory and District Social Club

• Multiple recreational facilities/open space 
within 5 minutes walking distance of the 
site, including the neighbouring allotment 
gardens and playing pitch to the east of 
the site, Havannah and Three Hills LWS 
to the south of the site and Big Waters to 
the north. Within 10-20 minutes walking 
distance of the site, there is also Lockey 
Park and Brunswick Recreation Ground

• The site links directly to the local footpath 
network, giving the opportunity to 
create dedicated linkages through the 
development

• The site is adjacent to existing bus services 
on Sandy Lane through Brunswick Village 
and on Coach Lane 

• Access to the Metro is achievable via park 
and ride facilities at Kingston Park / Bank 
Foot



Site characteristics
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Landscape character       
The character of surrounding residential development 
is largely semi-detached post war properties 
constructed using traditional brick with pitched 
rooflines.

The local landscape is generally functional in the 
form of grass verges and footpaths with a limited 
number of trees. The allotment gardens to the south 
east of the site do provide some variation to the local 
landscape however they vary in terms of appearance.

Impacts on limited views into the site could be 
reduced through the use of structural tree planting.

The site gently undulates from north to south, level 
with surrounding development to the east and west. 
The site rises slightly towards the northern site 
boundary, beyond which lies Brunswick industrial 
estate. The study assumes that the indicative 
masterplan will be delivered with housing of no 

greater than two and a half storey dwellings, at 
approximately 9.4m in height. 

The site has no landscape protection status,  
however there are some trees and hedgerows located 
at the perimeter of the site. Boundaries within the 
site consist of post and wire fencing. The nearest 
ecological designations are to the south and west  
of the site, south of Coach Lane.

Topography and key views    

The site gently slopes from north to south. The 
area to the south of the site is the former Hazlerigg 
Colliery. Viewpoints have been assessed representing 
the main views into the site, from Coach Lane 
approaching from the west and from the existing 
residential development to the east. A 180 degree 
photograph of each viewpoint is provided.

View from: north western edge of the site looking towards Three Hills LWS

Site Topography



10  |  Banks Property  |  Hazlerigg Development  |  Promoter’s Summary Document www.banksgroup.co.uk/hazlerigg  |  11

View from:  beyond the site boundary to the west along Coach Lane, looking towards the site and east

View from: south western boundary of the site looking east

Site characteristics



Heritage/Archaeology
The site contains features of archaeology interest.  
Assessment to date has identified the following:

The site lies within the heart of an area that over the 
recent past has revealed evidence of a high density  
of settlement sites from the prehistoric period.

A full geophysical survey of the site identified a 
well preserved prehistoric rectilinear enclosure 
which straddles the western site boundary that was 
recognised as a crop mark from aerial photographs in 
the 1970’s. A gas pipeline was cut through a section  
of the site which also affected the north east corner  
of the enclosure in 2000. 

It has been agreed with the Archaeology Officer that 
the north west corner of the site will not be subject to 
development, in order to preserve the archaeology in 
situ. 

The geophysical survey also identified a large area of 
magnetic disturbance to the south west of the site, 
corresponding with a slightly raised area of uneven 
ground, representing an area of made-ground forming 
the southern edge of a water filled hollow/ pond. A 
smaller area of disturbed ground was also found, again 
alongside a pond. These ‘Ponds’ are first depicted 
on the 1961 Ordnance Survey map and suggest a 
relatively modern origin for this disturbance during the 
twentieth century.

Ecology    

Whilst evidence suggested that the site contains few 
features of ecological interest, an extended Phase 1 Habitat 
Assessment including Great Crested Newt and other 
appropriate surveys have been undertaken for the site. 

There are designated wildlife sites adjacent or near to the 
site – Havannah LNR, Three Hills LWS (to the south of the 
site) and Big Waters LWS/SSSI (to the north of the site).

There is a wildlife enhancement corridor which runs along 
the western and southern boundaries of the site, linking 
with the adjacent designated wildlife sites. 

The proposed development area is considered to be of low 
ecological value dominated by improved grassland pasture, 
a poor semi improved grassland road verge and species 
poor hedgerows with immature to semi mature trees. Water 
bodies on site are shallow and are likely to dry out annually. 
A mature species rich hedgerow along the northern site 
boundary is considered to be of higher ecological value 
given its size, age and species it supports.

There are a limited number of trees to the east and west 
site boundaries. Hedgerow forms the boundary of the site.

The Phase 1 habitat survey, undertaken in March 2014, 
identified protected species outside the survey area, within 
the local nature reserves and further afield however the site 
itself was deemed unsuitable for protected species such as 
red squirrel.

Although Great Crested Newts are locally abundant with 
a breeding population present within the Havannah Local 
Nature Reserve (LNR), which is located approximately 30m 
to the south of the site, surveys of ponds on and adjacent 
to the site found them to be sub-optimal habitat and no 
evidence that great crested newts are present.

The poor suitability of the ephemeral ponds, including 
heavily poached banks and the surrounding terrestrial 
habitat lead to the conclusion that the likelihood of this 
species being present on the site is low.

No suitable roosting opportunities for bats were recorded 
on site and foraging potential was recorded as sub-optimal. 
No evidence of badger was recorded on site. A limited 
number of birds were recorded during the survey including 
wood pigeon and house sparrow. Although the likelihood of 
breeding birds on site is low a breeding bird survey is to be 
undertaken on site to confirm the assessment. 

As the habitats on site are widely replicated within the 
surrounding area, no mitigation has been recommended to 
compensate for the small loss of habitat. Additional survey 
work is to be undertaken during summer 2014, including 
follow-up great crested newt and breeding bird surveys, 
where there is a sufficient requirement for these due to 
potential significant effects. 

For further details please see the Extended Phase 1 Habitat Survey Report 

(details of how to view the document are provided on the back cover).

Site characteristics

For further details please 
see the Archaeological 
Desk Study and 
Geophysical Survey 
Reports (details of how 
to view the documents 
are provided on the 
back cover).
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Flood Risk/Drainage    
Due to its location and topography, flood risk due 
to water courses or overland flows are not an issue 
on the site. Due to the difficulties in accessing 
watercourses from the site, preliminary agreement 
has been reached with Northumbrian Water by 
which surface water from the proposed development 
will outfall to existing adopted surface water piped 
systems. Some earthworks reprofiling would be 
required on site to create development platforms 
and to ensure that onsite drainage solutions are 
achievable. Drainage reports have confirmed the 
following:

DEVELOPMENT SURFACE WATER DRAINAGE 
Enquiries with Northumbrian Water have confirmed 
that a surface water drainage outfall is available in 
the north east corner of the site. Capacity available 
at this outfall will require attenuation of surface 
water flows from the development to 70 l/sec. An 
adequate surface water drainage scheme is therefore 
deliverable but will require a cut and fill exercise to 
ensure adequate falls to the outfall, combined with 
storm water storage in order to attenuate flows to the 
required limit. 

In order to minimise requirement for substantial 
earthworks, it is proposed to affect attenuation 
using underground storage, use of a surface based 
sustainable urban drainage system being sub optimal 
in this case.

LAND DRAINAGE    
The site generally falls towards the south and is 
relatively low lying at its boundary with Coach Lane. 
Coach Lane appears to act as a barrier to land 
drainage connectivity to the nature conservation area 
further to the south. 

The site suffers from ponding due to undulations in 
its topography and blockage of the drainage within 
the road corridor.  Residual surface water and general 
land drainage will be controlled by use of swales 
and suitable landscape features in order to enable 
discharge via restoration of the existing drainage within 
Coach Lane. 

For further details please see the Flood Risk Assessment and 

Drainage Strategy (details of how to view the document are 

provided on the back cover).

Utilities infrastructure     
The site is very well located in relation to existing 
services networks.  Consultations have confirmed 
the following:

FOUL DRAINAGE    
Northumbrian Water confirm that there is adequate 
capacity within the existing foul drainage network 
and treatment systems to support the development 
of up to 520 dwellings, with outfall to the south east 
of the site.

GAS AND ELECTRICITY   
The site will be served via connections from 
current assessments located in the surrounding 
infrastructure. 

There is a High Pressure gas main located within 
the site however this has been assessed and 
confirmation of the associated built development 
stand-off zones have been agreed with appropriate 
parties including Newcastle City Council (NCC), 
the Health & Safety Executive (HSE) and Northern 
Gas Networks, to accord with Health and Safety 
guidelines.

WATER SUPPLY    
Consultations with Northumbrian Water have 
confirmed that an adequate water supply for up to 
520 dwellings is available by means of connections 
to the mains surrounding the site.

TELECOMS     
Will be served via connections from the current 
telecommunications network surrounding the site.

Noise       
An assessment of noise has been undertaken for the 
site. General principles of the assessment methodology, 
along with key noise sources for assessment were 
discussed and agreed with the Environmental Health 
Department at Newcastle City Council (NCC) and 
representatives of Newcastle International Airport.

The noise assessment considered the potential impact 
of existing sources of noise across the site, including 
road traffic noise, activities at the Brunswick Industrial 
Estate and aircraft noise, given the proximity of the site to 
Newcastle International Airport.

Assessment of current noise levels and the potential 
impacts of existing and future sources of noise on the 
proposed development area have been assessed with 
reference to the National Planning Policy Framework, 
Planning Policy Guidance, the appropriate British 
Standards (BS4142 and BS8233) and the World Health 
Organisation Guidelines for Community Noise (1999).

BRUNSWICK INDUSTRIAL ESTATE    
The potential for noise impacts from the Brunswick 
Industrial Estate at the proposed residential development 
has been considered.

The industrial estate is located adjacent to the northern 
site boundary. Observations made during the noise 

      
survey indicated that the operations at the Brunswick 
Industrial Estate were audible at monitoring locations 2, 
3, 4 and 5 during the daytime. No night-time activities at 
the industrial estate were observed during the survey.

Due to the sporadic nature of the noise generated by the 
industrial activities (occasional bangs, clatters, reversing 
sirens, etc) and the proximity of the site to the A1, Coach 
Lane and Newcastle International Airport, industrial 
noise was not considered the dominant noise source. 
As a result of this, mitigation measures will allow relevant 
standards to be met.

NEWCASTLE INTERNATIONAL AIRPORT   
Aircraft noise was identified in the majority of the daytime 
measurements and occasionally during the night-time 
noise measurements. Depending on the size of the 
aircraft, it was at times the dominant noise source for the 
duration of the flyover. 

The proposed site lies within the night time noise 
contours issued by Newcastle International Airport for 
2030 (see next page). The majority of the site lies within 
the 51-54 dB(A) contour for the night-time period. 
Aircraft noise should therefore be taken into account and 
appropriate mitigation proposed to ensure adequate 
protection against noise. Subject to mitigation measures, 
external and internal noise limits can be achieved.

Site characteristics
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Noise (cont.)
Assessment of aircraft noise from 
Newcastle International Airport 
will be supplemented by ongoing 
noise monitoring at this location 
for this noise source. Additional 
measurements are to be recorded 
during the forthcoming summer 
season to consider the aircraft noise 
during this ‘peak’ period at Morley Hill 
Farm. 

The assessment indicated that on-site 
mitigation measures will need to be 
implemented to ensure that the noise 
is reduced to an acceptable level to 
ensure the appropriate limits for both 
day and night time are achieved. To 
achieve the acceptable standards 

regarding external noise limits, 
mitigation may include a combination 
orientation of gardens/buildings in 
order to minimise impact and the use 
of boarded fencing and walls. 

Standard thermal double glazing in a 
solid brick or blockwork façade would 
also be required, which would ensure 
that internal noise levels are met in 
living rooms and bedroom areas 
across the site with the windows 
closed. 

However, acoustic ventilation would 
also be required within proposed 
dwellings located on the outskirts of 
the site, to enable an appropriate level 
of sound insulation and ventilation 

in noise sensitive rooms (bedrooms 
and living rooms). Some properties 
will require acoustic ventilation 
in bedrooms in order to mitigate 
aircraft noise during the night time 
period, however further information 
including which plots would require 
this will be based on measurements 
to be collected over the forthcoming 
summer season.

Subject to the mitigation measures 
detailed within this report being 
implemented, external and internal 
noise limits can be achieved.

For further details please see the Noise 

Assessment Report (details of how to view the 

document are provided on the back cover).

Site characteristics
Air quality    

Following consultation with NCC Environmental Health Officers (EHOs), it was agreed that regarding air quality the 
potential for the site to receive malodours and dust from neighbouring land uses should be assessed. 

It was agreed with NCC that consideration should be given to issues if odours and dust that may arise from the 
neighbouring industrial units on Brunswick Industrial Estate to the north of the site and the Morley Hill Farm to the west 
of the site. At the date of assessment (March 2014) NCC confirmed that no recent dust or odour complaints had been 
received that were connected with any of the activities associated with the Brunswick Industrial Estate, Morley Hill Farm or 
any other activities in the vicinity of the development site.

Assessment included numerous site visits and walkover surveys around the site in order to identify potential sources of 
odour and dust emissions, assess the impact of any existing sources and to identify the likelihood of odour and dust 
sources impacting the development in the future.

The assessment did not identify any odour or dust nor any significant likely odour or dust potential from the activities 
undertaken in the vicinity of the development site and NCC has no recent record of odour or dust complaints associated 
with the industrial estate or the farm. The assessment concluded that the industrial estate and the farm pose a low risk of 
odour or dust emissions capable of causing impact at the development site and no further assessment is required.

For further details please see the Air Quality Impact Assessment (details of how to view the document are provided on the back cover).

48
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Night-time noise contours 2030 - Newcastle International Airport
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Design considerations

Constraints 
• The site is crossed diagonally by a 

gas pipeline, therefore appropriate 
stand-off and easement has been 
incorporated into the design of the 
development 

• Landscape buffers have been 
included to the northern and 
southern boundaries of the site, to 
screen the development from both 
Brunswick Industrial Estate and 
Coach Lane 

• Due to the presence of locally 
important archaeology to the north 
western boundary of the site, 
appropriate stand-offs have been 
incorporated into the design

• The site has been designed to 
provide effective drainage for both 
surface and foul water

• Consideration has been given to 
the proximity of the site to adjacent 
recreational areas (such as the Three 
Hills LWS) and the provision of green 
linkages to these areas
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Masterplan
Designed to accommodate approximately 500 units.

Vision 
The vision for Hazlerigg is to create a 
sustainable development that provides 
a range of housing for local people, 
taking into account diversity in terms 
of age and social groups with the local 
area. Connectivity with surrounding local 
green infrastructure will be maintained 
and enhanced and the site will benefit 
from excellent transport links.

Design parameters 
• The site is to characterised by 

predominantly two or three storey 
houses.

• Buildings are generally set at back 
edge of pavement or behind small 
front gardens of around 1-2m, 
providing a buffer to the street

• Mostly continuous perimeter block 
development with street parking 
and some central parking courts as 
necessary

• Views out generally contained and 
limited by built form

• Emphasis on high quality landscape/
streetscape treatment with a 
coordinated materials palette to 
generate cohesion and a sense of 
place

For further details please see Hazlerigg Masterplan 

(details of how to view the document are provided 

on the back cover).
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Housing delivery   

DENSITY     
On the basis of a net development area of around 
18.6ha, the development of approximately 500 
units generates a site-wide density of 27dph. This 
average density would incorporate pockets of 
higher density units generally to the eastern and 
central site margins and then much lower density 
development at the sites western and south 
western margins. This would also introduce the 
opportunity for key character areas to emerge over 
time.

BUILD RATES     
An assumption of build rates and dates provided 
by Newcastle City Council expect the scheme to 
commence in 2018/19 however an achievable 
commencement date would be 2016, to aid the 
delivery of the plan in terms of housing delivery 
numbers.

Additionally, although current build out rates in the 
surrounding area are at circa 35 units per annum 
(per house builder), we expect by the time that the 
site has progressed through planning there will 
have been an improvement in the housing market 
and that building rates will have moved closer to 
45 units per annum. The scale of the site may also 
enable multiple builders to be on site concurrently.

HOUSING MIX

It is expected that the following mix of properties 
could be incorporated into the site:

27 2 bedroom apartments

31 2 bedroom houses

256 3 bedroom houses

183 4 bedroom houses

5 5 bedroom houses

Character
Once developed, the finished scheme   
should enable a much better interface and 
edge between the existing built up area of 
Hazlerigg and countryside context to emerge.  
Characteristics will include:

• Strong landscape presence on site to 
complement the wider area, within overall 
density of densities under 25dph

• Area comprises irregular plot sizes and a wide 
range of house types 

• Dwellings drawn from a much wider materials 
palette

• Streets, lanes and shared surface areas adopt 
a much lower density and more rural character 

• Boundary treatments similarly adopt a more 
rural and locally common forms including 
hedgerows, small walls and post and rail 
enclosure 

• To construct buildings at zone margins that 
face out across open spaces wherever possible 

• To establish development forms that enable on-
plot parking

It is intended that the development will be bus 
permeable with a main loop formed between the 
most easterly ‘main entrance’ to the scheme and 
the most westerly development access. This loop 
has the potential to run to the south of the Linear 
Park or permeate further into the scheme, passing 
the Central Park before heading west and back 
over the Linear Park at a more northerly point.

This primary street will form the ‘main development 
loop’ beyond which a series of secondary linking 
streets and lower category Lanes and private 
drives will permeate. There is potential through 
future negotiation with the Highways Authority to 
enable streets to become attractive elements of 
the public realm with potential for shared surface 
streets finished in a variety of attractive materials.

Recreational and    
amenity open space   
This includes a central Linear Park running diagonally from 
the north western corner of the site to a point just east of 
the main site entrance from Coach Lane. This attractive 
amenity corridor, framed by frontage development, 
planting and recreational routes that have potential to link 
with the existing public right of way to the north, broadly 
follows the alignment of a major development constraint 
in the form of a gas main crossing the site.  

To the north, this area opens up to accommodate 
sufficient offsets from an area of potential archaeological 
sensitivity and also providing substantial setback from 
Morley Hill Farm. To the south, provision for green space 
and associated planting at the main site entrance from 
Coach Lane provides an attractive gateway to the 
development. It is envisaged that the area will be used for 
passive use and enjoyment – ball throwing, dog walking 
etc which, as a result of its location could also be used by 
residents from adjacent residential areas.

Density
A fundamental element of the design approach 
to the site is that higher densities are generally to 
be concentrated towards eastern margins of the 
development area closest to existing and generally 
higher density terraced forms around Windt Street 
and Beacon Drive further north.  These areas will also 
be located at a point closet to not only the adjacent 
play area and football pitch, but also local shops and 
services to the east - easily accessed on foot via local 
paths and adjacent streets.  

Higher densities would be achieved through the 
development of townhouses and a greater number of 
terraced units with potential also for a small number of 
apartment buildings. 

Generally larger house types would be served from 
private drives or relatively low key lanes. Low density 
detached homes – some of which might be less than 
2 storeys (as around the Site’s south western corner 
and edge to Coach Lane), would also enable the site’s 
margins to integrate and assimilate with its wider 
countryside context. 
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This document is supported by the following documents:

• Desk-based Archaeological Assessment

• Geophysical Survey

• Extended Phase 1 Habitat Survey Report (including great crested newt surveys)

• Noise Assessment

• Air Quality Impact Assessment

• Hazlerigg Masterplan

• Movement Framework Plan

• Landscape and Character Statement

• Flood Risk Assessment and Drainage Strategy

• Hazlerigg Statement of Viability and Deliverability

• Preliminary Geotechnical and Ground Contamination Desk Study

• Scoping Opinion (Transport)

• Correspondence with Newcastle City Council and other Stakeholders

These documents are available to view at the web address below.

Further
information


