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1 Introduction 

1.1 Introduction 
To realise Sunderland arc’s vision for transformation of the City there is a need to identify deliverable 
projects within the 15-year programme. Ensuring the hurdles to successful development are minimised, 
the roles and responsibilities of the strategic partners must be clear and delivery driven, emanating from a 
planning strategy framework which is agreed by all to bring about real regeneration of the City.  

Understanding the realities and opportunities in the property market is a key element, if not the key 
element, to ensuring that the potential for change is understood and the vision achieved. Collating all 
information and strategy helps to solidify the development potential in the short, medium and long-term. 
This is reflected in the very early stages of concept development.  

The initial development scenarios which we will develop in tandem with masterplanners are predicated on 
the market intelligence derived in the local area, City and Region, across the relevant property sectors. 
The current market values will represent a snap-shot in time, without account taken of the rising values 
through the effects of regeneration. 

Report Remit 
Jones Lang LaSalle was commissioned to assist the consultant team led by EDAW to provide market and 
delivery advice in respect of the Stadium Park Sports Village Development Framework. For the purpose of 
this initial market report the “Stadium Park Sports Village” name is inclusive of Sheepfolds and Stadium 
Park. 

The remit of this report is to provide baseline market information in respect of the residential, leisure, 
commercial and retail sectors.  

We have evaluated the various research papers and conclusions within the Strategic Studies Report 
(Roger Tym and Partners) - evaluating the development recommendations and supplemented this with 
updated market information drawn from agency and investor sources within the North East. In addition, we 
have placed the market position of Sunderland within the sub-region and regional context in both 
development strategy and market terms.  

This technical report will draw together key issues and next steps to be considered as a platform of 
informed advice for the development of options in the subsequent stage of the process. This report sits 
within the overall consultant report to establish a joined up strategy and to inform supplementary planning 
guidance and to justify the financial viability of such schemes.  

1.2 The Site  
Stadium Park is currently utilised for car parking and designated sports and recreation green space. This 
prominent site sits on the north bank of the River Wear next to the Stadium of Light (Sunderland AFC). 
Sheepfolds Industrial Estate is a key site positioned directly to the south of the Stadium Park site. For the 
purpose of this report the two sites combined will be referenced as Stadium Park / Sheepfolds or ‘Stadium 
Park Sports Village’.  

The success of the Sports Village is dependant upon the regeneration of this site in order to raise the 
overall profile of the site as a destination and therefore increase the development value. The revised arc 
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Business Plan, which will go to the April 2006 Board for approval, reflects this need and has Stadium Park 
and Sheepfolds as one project. This is the result of the arc’s discussions with its founding members and 
means that both Stadium Park and Sheepfolds are now priority 1 projects. 

1.3 Strategic Context  
This section of the report discusses the strategic framework for the Stadium Park Sports Village within the 
context of Regional and National Government direction for this area of the North East. Reviewing these 
strategies within the context of the site will provide further dimension and background for the future of the 
area and the development of strategic options in the next stage of the report.  

Regional Planning Guidance 
Sunderland, along with Middlesbrough, is recognised as an Urban Centre of national importance. This is 
identified by the European Spatial Development Perspective (ESDP), within Regional Planning Guidance 
for the North East. This recognition is set out to ensure regionally balanced development to avoid 
excessive economic and demographic concentration in the core area of the European Union. The ESDP 
recognises the need for action to bring the GDP of the North East up to at least the European average. 
There is continued support from European funds to achieve this aim, with support directed towards 
developing the regions opportunities and promoting regeneration.  

Northern Way 
The Government’s ‘Northern Way Strategy’ places Sunderland within the overall context of a trans-
regional growth framework. The Northern Way growth corridor sets out a blueprint for economic 
development in the North of England, including the city regions of Liverpool, Manchester, Leeds, Sheffield, 
Hull and Tyne and Wear. The aim of the programme is to raise productivity and employment in the three 
northern regions to the national average. In this sense the site is connected with work which takes place 
within the whole of the Northern Way Strategic Growth Area. The Sunderland arc Urban Regeneration 
Company is a key player in the Tyne and Wear City Region.  

The Tyne and Wear City Region document, which sits within the Northern Way, specifies the requirement 
for a Sports Village concept around the Stadium of Light. The proposed scheme should therefore be 
placed within the objectives of the Northern Way, to create more sustainable communities and accelerate 
economic growth within a knowledge economy through public and private partnership programmes of 
investment, alongside a framework of a transport and housing revitalisation strategy.  

Creating Sustainable Communities in the North East  
Sunderland became a city 13-years ago and is the largest city by population in the North East of England. 
Although it has re-invented its economy, the people of Sunderland still suffer from the legacy of industrial 
decline. Promoting development Sunderland is key to achieving the sustainable communities in the North 
East. This objective is set out to reduce the effects of socio-polarisation between communities in 
Sunderland and other areas of England.  

Development of the Stadium Park Sports Village site will promote economic growth through development 
which will not only improve the landscape of Sunderland, but provide better local retail, residential and 
leisure facilities within the overall framework of delivering sustainable communities in Sunderland.  

Sunderland Living Landmark 
Sunderland has made a bid for the Living Landmarks award. This will create the City’s first landmark for 
160 years and will house state of the art integrated health, education and cultural facilities and a fitness 
centre as part of high quality cultural activity for all communities in Sunderland. Additional facilities include 
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a major indoor flexible space with capacity for 5000 spectators; the highest indoor climbing wall in Europe 
and a regional ice facility which could hold 1500 people.  

The landmark building is likely to be located on the Stadium Park site adjacent to the Regional 50 metre 
pool and will therefore impact on the types of uses and development we want to achieve on the Stadium 
Park Sports Village. The development needs to be integrated with the objectives and major leisure uses 
for the Sunderland Living Landmark.  
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2 Leisure Market 

2.1  Leisure Property Market Overview 

Leisure Property Market 
2005 saw a further stage in the maturing of the leisure property sector.  It appears that occupiers, 
developers and investors are becoming more sophisticated in their thinking and no longer seek to cluster 
all sub-sectors together without too much thought to tenant mix.  Town centre circuits are evolving with 
operators seeking to be complimentary and slightly differentiate their offer.  Restaurant clusters are 
becoming more customer focussed with schemes such as Charter Quay in Kingston and Gunwharf in 
Portsmouth being highlighted as good examples of that form of development.  Cinemas are looking to both 
infill gaps in the market and create super cinemas, such as Showcase Deluxe, and are no longer taking a 
one size fits all approach.  A number of restaurant operators, such as Nandos, La Tasca, Pizza Express, 
who previously would not consider out of town locations are now aggressively pursuing such opportunities. 

Market Issues 
A number of the leading issues, events and topics affecting the sector in 2005 were as follows; 

Gambling  
There has been continuing press coverage of the effects of de-regulation of the gaming sector and US 
style casinos and internet poker have been in the spotlight in 2005.    

Overseas operators continued to unveil their large-scale developments, the anti-casino lobby ensured that 
their opposition to the Gambling Bill was heard; the Government performed a very public U-turn and 
watered down proposals for Regional Casinos in the Gambling Act 2005 that was passed in April. 

Internet gambling grew rapidly in 2005 on the back of the phenomenal growth of home broadband internet 
access and the deluge of poker site advertising on posters and billboards.   

Licensed Sector 
The issue of banning smoking in all public places came onto the agenda in 2005 and continues to be 
fiercely debated. The final outcome could have significant financial impacts on the licensed and bingo 
sectors.   

The merger of pub and bar chains showed no sign of abating whilst trading conditions remain challenging 
in the high street circuits.  The implementation in November of the 2003 Licensing Act that permits 24-hour 
alcohol licences ensured that anti-social behaviour associated with binge drinking continues to create 
debate and increases pressure on the license trade to change its ways.   

The new Licensing Act has transferred the responsibility of issuing licences away from Licensing 
Magistrates and to the Local Authorities. This change and the introduction of the new A4 planning use 
class in April, together with nightclubs now having their own sui generis planning use class has given local 
authorities even more control over licensed premises. It is expected that local authorities will use their 
enhanced enforcement powers more rigorously than perhaps some licensing magistrates did in the past. 
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Cinema  
UK cinema admissions and sales held firm in 2005 particularly when compared to the US and other 
European territories.  The long expected consolidation of exhibitor companies took place together with the 
revival of the leasing market. The closure of first generation multiplex cinemas continued last year with the 
demolition of the Vue / Warner Village in Newcastle. 

Restaurant Sector 
Restaurant leasing activity remains active with many venture capitalist backed operators forging ahead 
particular those targeting the ‘fast casual dining’ market.  Significant corporate activity was also evident in 
2005 with a number of chains changing hands, merging or floating on the stock exchange. The private 
equity firms continued to favour this sub-sector.  The merger and flotation of ASK, Zizzi and Pizza Express 
chains under Gondola Plc was the most noteworthy. 

Development  
2005 saw a limited number of new leisure schemes open, Blackburn and Bury St Edmunds were the only 
significant ones.  Many retail landlords and developers, in conjunction with cinema operators are now 
looking more seriously at adding leisure to retail schemes based on the perceived success of schemes 
such as Touchwood in Solihull, Bluewater. In terms of planning, national Government planning policy 
continues to restrict out of centre development in favour of town and city centre sites.  The latest 
Government planning guidance PPS6 reinforces this focus as well as the importance of public transport 
infrastructure. 

Investment  
With limited new developments coming on-line, 2005 experienced a continuing problem of a shortage of 
stock.  This combined with the weight of money and improvement in yields in other property sectors, 
particularly Out of Town Retail, meant yields for prime and secondary schemes continued to harden. The 
total value of cinema anchored leisure scheme investments traded last year was estimated to be circa 
£514 million made up of 8 lots. 

Economy and Leisure Consumers 
An Office of National Statistics survey finds that despite a reported downturn in consumer spending, 
household expenditure on leisure rose 4% for 2004 –2005 than in the previous year (source Martin Info 
Jan 06). 

Competition for this leisure expenditure remains fierce.  Consumers have considerable choice between in-
home and out of home leisure provision.  The rise of home broadband internet, wide screen plasma 
televisions, games consoles etc make it challenging for operators who have to continually adapt and 
innovate to entice customers to return again and again. 

2.2.  Sunderland Leisure Market 
In terms of commercial leisure, i.e. cinemas, gaming, health and fitness, licensed bars / clubs and 
restaurants Sunderland is generally well supplied however opportunities for further concepts and 
requirements do exist. 

Cinemas 
The Sunderland leisure market should be viewed and analysed in context of the wider Tyneside provision.  
Prior to the development of the Morley’s River Quarter 82,000 sq ft leisure scheme Sunderland was under 
supplied in terms of modern cinema screens.  The superior provision in the wider Tyneside market, 
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particularly the UGC Bolden no doubt led to leakage from the Sunderland catchment.  The new 2,200 
seat, 12 screen Cineworld offer has ensured that admissions that were migrating to the outlying cinemas 
has been re-captured. 

The Tyneside cinema market is worth circa £15.5 million in ticket sales and 3.4 million admissions per 
annum.   Sunderland’s market share has naturally increased as the Cineworld offer has established itself.  
Current estimates suggest that the Cineworld has secured approximately 10% of the market or circa 300 – 
350,000 admissions.  The established cinemas at Boldon, MetroCentre, The Gate in Newcastle and 
Silverlinks still, however, each captured 20% of the market with Odeon at The Gate securing 28%.  
Sunderland’s penetration into the cinema market may improve as habits change and promotion of the 
cinema takes effect. This transition may however, be more long-term as we are led to believe that the new 
Cineworld facility is currently not trading well.    

Bingo 
Sunderland has three major bingo clubs operated by national operators Mecca (Rank), Gala and Top Ten 
Leisure.  Operators report favourably on the performance of their respective clubs in the Sunderland 
market.  With the reforms to membership and promotion, operators are expecting improved performance 
from their clubs nationally and Sunderland is no exception.  The bingo market is very much driven from the 
local catchment which is loyal and undertake many repeat visits.  Competition from other clubs in the 
wider Tyneside market does not really have any significant impact on local operators unlike the cinema 
market where discerning cinema goers will want modern facilities and will travel if they are not available 
locally. 

With the lines between bingo clubs and casinos set to continue to blur, operators are confident about 
trading prospect going forward and funds are available to refurbish clubs where necessary. 

Casino 
Sunderland is one of the 53 permitted areas in the UK that is able to licence casinos.  There are currently 
two licensed casinos in Sunderland, they are operated by Gala and Grosvenor (Rank Group).  The 
Grosvenor club is the older of the two offers and is located on North Bridge Street close to the subject site.  
The Grosvenor Club is likely to be under sized for the operator as the reforms of the licensing laws allow 
operators to offer a wider choice of gaming and new facilities. The Gala club in contrast is very modern 
having opened last summer.  The club is 20,000 sq ft and is located within the Morley River Quarter 
scheme.  As with the bingo market, operators are expecting to benefit from an increase in their gross 
gaming yields from customers spending more per visit and from new customers taking up casino based 
gaming for the first time.  The ability to promote casinos and the removal of the 24 hour casino 
membership rule is helping operators significantly.  Gala reported that they are pleased with the 
performance of their new club.  Grosvenor declined to comment but it is assumed that the new Gala 
opening has had a negative impact on their trade. 

With regards to the future casino market the Casino Advisory panel has formally invited local authorities to 
submit formal proposals for ‘regional casinos’ in their area. Sunderland City Council has submitted a 
formal proposal for a regional casino to the panel which, will also decide on the location of eight ‘large’ and 
eight ‘small’ casinos permitted under the Gambling Act. Discussions with Sunderland arc and the City 
Council have led us to believe that the North East is well placed to secure a regional casino license, 
should the number of regional casino licenses available increase, or one of the ‘large’ casino licenses. The 
other main competition in the area is likely to come from Newcastle and Tees Valley although it is thought 
that Sunderland and Tees Valley are most well placed from a regeneration perceptive. 

Also of note is the emerging planning position with regards to the location of casinos. A discussion with 
Sunderland City Council has determined that policy is likely to stipulate that casinos are in locations where 



Sunderland arc: Stadium Park Sports Village 

 
 

abc 7 

 

customers have to make a conscious decision to visit i.e. not next to major transport nodes and not on 
routes home from employment locations. This is an important point when determining the position of any 
potential casino in the Stadium Park Sports Village masterplan. 

Bowling 
Sunderland Bowling Centre on Newcastle Road close to the subject site is the dominant bowl offer in 
Sunderland. Although the facility offers 32 lanes and should satisfy the Sunderland demand comfortably, 
the centre is externally in a poor state of repair and in need of investment.   

Health & Fitness 
The Sunderland market is dominated by small independent private operators.  National operators have not 
been attracted to Sunderland in the past.  The gym facilities within the Marriott Hotel at Seaburn are the 
closest to a multiple operation serving the catchment.  The lack of national operators may be because 
Newcastle has been the priority for operators in the past or that operators believe there insufficient 
numbers of people with enough disposable income to support a private club. It is however surprising that 
the affordable format operators such as JJB Fitness, Fitness First or Total Fitness are not represented.  

Bars / Restaurants 
In a regional context Newcastle Quayside dominates in terms of draw for wet led licensed offers.  The size 
and reputation of Newcastle’s late night circuit ensures that it draws in people from a wide region.  
Sunderland’s licensed bars and clubs serve a more local market in comparison and is very much in 
Newcastle’s shadow.  The provision is defined within four circuits; Riverside, High Street West, Low Row 
and Holmeside.  Apart from a few national operators such as Yates (Laurel) and JD Wetherspoons, the 
Sunderland market has not attracted a similar proportion of national bar chains compared to other similar 
sized cities.  This we suspect is due to the dominance of Newcastle with operators preferring to acquire 
sites in Newcastle.  The operator profile is therefore largely made up of regional or local firms.  The most 
significant recent opening has been Noble Leisure’s ‘Union’ concept which was a conversion of an old 
cinema on the Holmeside circuit.  The Idols club is due to be refurbished by owner JI Entertainment 
shortly.   The market up and down the UK remains very subdued as there are too many similar concepts 
competing for market share.  Sunderland will be experiencing the same trading difficulties. 

In terms of restaurants Sunderland is poorly served.  The restaurant sector nationally is expanding and 
evolving rapidly.  The market is being led by the ‘fast casual dining’ style operations, typified by operators 
such as Nandos, La Tasca, Wagamama, ASK, Gourmet Burger Kitchen.  Whilst the River Quarter scheme 
has attracted new lettings to national operators ASK, Frankie & Bennys and Nandos, Sunderland does not 
enjoy the range and quality of eating out venues that other cities can boast. 

2.2.  Market Values 
Currently there is significant activity nationally across many of the leisure sub-sectors.  Operators are well 
financed and have clear strategies to roll out new sites and develop new concepts.  Rents across the 
different sub-sectors vary, and indeed differ further depending on site characteristics, competition so on 
and so forth.  As a way of providing national context we headline below the current rental tone for each 
sub-sector together with comment on the investment market and pricing.    

Cinema 
Based on a typical warm shell specification (ie projection mezzanines, acoustic envelope, stadia seating) 
base rental offers i.e. without any cash reverse premiums, for new developments remain between £9 - £12 
per sq ft with 5 - 6 months rent free outside of Central London.  
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Bowling 
There continues to be little or no rental growth for the last 7 years with the market willing to only pay 
between £8 to £11 per sq ft. for prominent or cinema anchored sites.  There is therefore limited 
‘excitement’ for a developer / landlord to encourage them to develop or redevelop space for bowling 
particularly when the bowl is less of a people draw when compared to a cinema. 

Gaming 
For a casino unit of between 20,000 – 30,000 sq ft under the 1968 Act, operators are generally paying 
between £8:00 per sq ft and £12:50 per sq ft outside of London depending on local competition, market 
size and location.  However we are aware of one offer of £16:50 per sq. ft in a regional city for a 20,000 sq 
ft unit. It should be noted however that the operator has the ability to build their own 10,000 sq ft 
mezzanine.  Whilst the window to apply for 1968 Act casino licences is still open we expect to see 
evidence of operators increasingly pushing their rental offers up through the £15 mark for prime out of 
London sites where competitive bidding occurs. The pricing for ‘large’ casinos is still developing but £20 
per sq ft for 30 – 50,000 sq ft appears achievable. 

Evidence for bingo clubs also suggests that rents grew in 2005.  For prime sites operators are breaking 
through the £9 - £11 band that has been typical for the bingo sector for so long.  In competitive bidding 
situations, for prime sites operators are willing to pay upwards of £13 per sq ft 

Health & Fitness 
The sector has seen little rental growth over the last 3 years.  Rents for new units remain depressed. 
£7.50 – £8:00 per sq ft is typical.  

Restaurants / Bars 
The general tone of restaurant rents outside of Central London, on leisure schemes continues to range 
from £18 – 25 per sq ft depending on the location, size and prominence of the unit and the individual 
business model.   Rental offers being made for Regional Shopping Centres are however in excess of £35 
per sq ft plus significant service charge. 

For licensed operators rents continue to be subdued with many of the high street pitches remaining 
significantly over rented.  This is unlikely to change in the near future.  

Leisure Investment Market 
Investment Property continues to attract significant amounts of investment capital from numerous sources, 
as a result of the continued imbalance between demand and supply of investment grade properties 
significant yield compression has been witnessed over recent years.  The leisure property investment 
market has also benefited from this inward yield movement for all property, and as a result of the historical 
‘yield discount’ for leisure new investors have been attracted to the sector as they have been priced out of 
other markets. 

Investor demand for leisure property is wide and diverse, with institutional life and unit linked funds 
investing directly and indirectly through specialist third party funds together with debt funded private 
property companies and private investors, both domestic and overseas. The total value of cinema 
anchored leisure scheme investments traded last year was estimated to be circa £514million made up of 8 
lots. 

Investors have been attracted to the market as a result of covenants within the leisure sector improving (or 
at least being more widely understood), long occupational lease terms and the existence of guaranteed 
rental uplifts (particularly attractive in a low growth environment).  In addition to the discount in yield still 
available in the leisure sector compared to alternative investment markets. 
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Recent evidence in the market indicates that leisure yields are continuing to move inwards from previous 
levels.  The sale of Weyside Square in Guildford in 2004 stood out by setting a new benchmark for a pure 
leisure scheme achieving an initial yield of 5.75% and an equivalent yield of 5.80%. This scheme 
represents a comparatively small lot size compared with some of the larger leisure parks and also benefits 
from the ‘Guildford factor’. Since then leisure schemes have continually been traded at and around the 
6.25% level which shows an inward movement in yields. Whilst the prime end of the market has yet to be 
tested, the acquisitions of Cambridge Leisure Park and Queens Link, Aberdeen and the purchase of 
Aspects, Bristol by L&G Leisure Fund and River Quarter, Sunderland by Morley suggest that yields are 
continuing to move inwards further with initial yields falling well below the 6% level.  The Parkway leisure 
scheme in Bury St Edmunds was sold in August 2005 to a private Northern Irish investor for approximately 
£9.4 million representing a net initial yield of 5.7%. 

One of the most recent leisure investment transactions providing an indication onto the prime leisure 
investment market is the sale of The Quay, Heron’s development on the outskirts of Glasgow.  The Quay 
was acquired by a private Irish investor for £62 million representing a net initial yield of 5.5% and an 
equivalent yield of 5.75%.  We understand that there were a couple of other bidders at the same level 
however the purchaser agreed to perform to a tight time frame. 

Fulham Broadway, the Pillar developed mixed leisure and retail development above Fulham’s primary 
underground station has been sold by Merchant Place to William Ewart Properties.  The centre which was 
bought by Merchant Place for £97.7 million (5.76 IY and 6.25 EY) in February 2004 changed hands in 
December 2005 for £115 million representing a net initial yield of 5% and an equivalent yield of circa 5.5%.  

Although Fulham Broadway is not exclusively a leisure investment and attracts ‘special purchasers’ as a 
result of its London location, however this and Glasgow illustrate the inward pressure on yields for leisure 
property.  In light of both the Glasgow and Fulham transactions and witnessing the price of more 
secondary centres, we believe that prime leisure investment yields are becoming established at the 5.5% - 
5.75% equivalent yield level. 

2.3  Demand 
Jones Lang LaSalle has undertaken initial market discussions with operators to identify current occupier 
requirements for Sunderland.  The feedback received to date is as follows; 

Cinema  
With the opening of the Cineworld at River Quarter the cinema market for Sunderland is well supplied.  
There are no requirements. 

Bowling  
The existing Sunderland Bowl offering 32 lanes is sufficient for the catchment.  Leading operators Ten Pin 
and Bowlplex confirmed that they would not be interested in bringing another offer to the Sunderland 
market. 

Bingo  
Gala confirmed that they would potentially have a 25,000 sq ft requirement for the city centre if Mecca’s 
existing site is compulsorily purchased.  They wish to capture the market share that Mecca currently 
enjoys.   
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Casino  
Stanley Casinos have confirmed a definite requirement for a ‘large’ casino as defined under the new 
gambling act.  This requirement would be for up to 50,000 sq ft.  Their initial feedback to the potential 
location was positive. 

Bannatyne also confirm interest for a casino, size unconfirmed.  Should Sunderland secure a ‘large’ 
casino licence for this regeneration site we are confident that other UK operators such as Grosvenor, 
London Clubs International and perhaps Gala would bid for the opportunity. 

There has also been interest in the site from International operators for a Regional Casino. 

Health & Fitness 
Bannatyne confirmed a potential requirement for their health & fitness club concept.  They would however 
require a freehold or long leasehold interest, size 1.5 – 2 acres.  Other operators have not responded to 
date but we are aware that discussions had previously taken place with JJB for a soccer dome. There 
would however, be reluctance from the planning authority to accept a facility, such as a soccer dome, that 
has a significant retail element. This is something that JJB may look to incorporate as seen at their 
facilities at Pride Park, Derby and Trafford Park, Manchester. 

Bars & Restaurants 
Operators will not confirm interest at such an earlier stage.  Once the anchor leisure elements are secured 
we could expect interest for 2-3 standalone restaurant of circa 325 - 371 sq m (3,500 – 4,000 sq ft).  units 
with good main road visibility.  Alternatively if a casino was secured together with a hotel, interest for in-
line restaurants could materialise but it will depend on how the overall scheme is positioned and designed. 

Hotel 
A degree of market testing has taken place with the budget lodge market and a requirement from Premier 
Travel Inn has been confirmed.  The requirement would be for circa 120 rooms.  Testing of the 4 star 
market at this stage maybe premature as a comprehensive information pack would be required to 
encourage operators to come forward. 

Sporting Facilities 

We have consulted Sport England on the potential demand for sporting facilities in the North East and 
more specifically in relation to the Stadium Park / Sheepfolds site. The strategy suggested going forward 
to gauge the potential demand would be three phase: 

1) Contact national sporting governing bodies to explore any possible requirements they may have in 
the North East. 

2) Carry out a facilities planning model which will explore the existing provision in the area. This will 
however, only determine potential demand for indoor bowl, water leisure and indoor sports. This 
process is normally guided by Sports England and carried out by the local authority however, Sport 
England have indicated they have resources allocation to assist Sunderland arc and the City 
Council with this process. 

3) Beyond this Sport England saw a potential scope for sports or leisure provision with the extreme or 
lifestyle sports sub-sectors.  

We were also informed that Sport England are soon to release, within the next couple of weeks, a second 
phase of ‘active design principles’ which they would hope our scheme would adhere to.      
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2.3  Conclusions 

The following details our major conclusion from the research and highlights some of the major point to be 
taken forward into our option appraisal: 

Findings 
•  Operator feedback from our initial market testing has been positive.  
•  A number of requirements have been identified that could create a mixed scheme offering synergy to 

the stadium and the other sports related facilities planned for the site. 
•  The outstanding requirement from one of the leading three star budget hotel chains, Premier Travel 

Inn is encouraging, and we are sure that other budget lodge interest could come through once the 
master plan is more fully developed.  

•  The four star plus hotel market will however be more challenging.  A very targeted detailed and 
marketing strategy needs to be developed to encourage operator interest.  Certainty relating to the 
casino element and the possibility of co-location would assist in the financial viability of a four star 
operation. 

•  Sunderland arc have had meetings with several hotel operators and have informed us that interest in 
Sunderland is high. Farringdon Row, which will start on site later this year, is likely to include a 3 star 
hotel whilst the proposals for the Vaux site includes two hotels. 

•  The confirmed requirement from the UK’s largest casino operator, Stanley Casinos, for a 50,000 sq ft 
“large” casino is very positive and could be the catalyst to the other commercial and sporting leisure 
facilities. Sunderland is currently pushing for a regional casino although there are several major 
operators interested including Newcastle and Tees Valley. Tees Valley Regeneration has recently 
identified Aspers as their preferred Regional Casino operator for Middlehaven and are currently 
leading a campaign on their website to gain local backing for the scheme.   

•  With a more developed master plan, marketing materials and a degree of certainty on the anchor 
casino operation, other commercial leisure interest such as restaurants and a health and fitness 
facility will be more likely. 

•  The key challenge for the master plan is to create the potential or a truly integrated leisure destination 
whose sum is greater than its parts.  

•  If the commercial leisure components, the existing stadium, and the proposed sporting facilities can 
relate to each other in terms of layout and synergy then the developments maximum potential will be 
achieved.  

•  As an example the inter-relationship between the stadium with its existing conference rooms, a four 
star hotel and the casino needs to be understood and designs developed to maximise business 
synergies. 

Key Masterplan issues  
•  Providing sufficient car parking for the casino, likely to require 500 spaces. This will have be co-

ordinated within the masterplan to ensure sufficient car parking spaces for all occupiers. 
•  Maximising potential of the river with commercial leisure particularly for restaurant operators and the 

four star hotels. 
•  Giving the casino visibility and ensuring access is simple.  
•  Giving the budget hotel operator proximity to the City Centre. 



Sunderland arc: Stadium Park Sports Village 

 
 

abc 12 

 

•  Avoiding conflicts between the operation of the stadium and other uses. 
•  Allowing the master plan to be phased, thus enabling the scheme to develop in stages.  Similar 

projects, such as Cardiff International Sports Village have lost momentum and have been on the 
drawing board for 10 years because the scheme is so large and cannot be broken down into 
deliverable phases. 

•  Market capacity of hotel market, given other proposals on nearby sites. 
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3 Residential Market 

3.1 Residential Overview 

National & Regional Markets 
The Halifax House Price Index noted an increase in values of 2.1% in the final quarter of 2005, confirming 
a modest recovery in prices during the latter part of last year. All major housing indicators, including 
approvals to fund house purchases and new buyer enquiries, showed consecutive monthly rises during 
the later half of 2005. Despite these encouraging signs the annual percentage increase in house prices 
nationally in 2005, at 5.1%, was the smallest for 10 years and significantly below the long-term average of 
8%. 

Looking more closely at the market within the North East the housing index points to annual house price 
inflation of 6.6% which is higher than the national increases as detailed above. Growth in the region has 
however, slowed when compared with the same period last year where growth rates of 30% per annum 
were achieved. 

Commentators from the Halifax perceive growth in the North East being driven largely by the availability of 
affordable property for the first time buyer. The counties of Northumberland and Cleveland have seen the 
strongest gains.   

Regional Value Hierarchy 
According to figures recorded for the 12 months ending September 2005, Sunderland, with a house price 
average of £127,517, sits within the middle of the regional value hierarchy at number 14 of the 27 
comparable areas. Prices in Sunderland, within this period, have increased 8%. Middlesbrough has seen 
similar increases of 7% and both locations are said to be showing encouraging signs of first-time buyer 
activity.  

Elsewhere, in neighbouring Newcastle, prices have levelled off at an average of £152,642 per property 
showing a 2% decrease from the year before. This slight fall in values is thought to be a knock-on effect as 
buyers look to other locations within commutable distance. 

The highest averages in the North East are in Morpeth, at £187,246, and Whitley Bay, at £168,390. These 
areas have shown property price increases of 9% and 8% respectively over the past year.   

The Valuation Office Agency (VOA) has produced the following analysis of land values within the North 
East region.  
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North East 
Location Small Sites   

(sites for less than 5 houses) 
£ per ha (approx. £ per acre) 

Bulk Land   
(sites in excess of 2 ha) 

£ per ha (approx. £ per acre) 

Sites for flats or maisonettes 
£ per ha (approx £ per acre) 

Newcastle (Heaton) £2.75m (£1.11m) £2.5m (£1m) £3.5m (£1.42m) 
Alnwick (Morpeth) £2.3m (£930k) £2.2m (£890k) £2.3m (£930k) 
Sunderland £1.95m (£790k) £1.85m (£750k) £1.95m (£790k) 
Middlesbrough £1.48m (£600k) £1.48m (£600k) £1.48m (£600k) 
Durham £3.2m (£1.3m) £3m (£1.2m) £4m (£1.6m) 
Source : Valuation Office Agency, 
July 2005 
 

   

 
The land values quoted by the VOA for Sunderland are largely in line with the sentiment sourced from the 
market, however, the above are illustrative rather than definitive and represent typical levels assuming no 
abnormal constraints and a residential planning permission.  

The above is useful to establish Sunderland’s position in the regional land value hierarchy which is above 
that of Middlesbrough but below neighbouring Newcastle, Alnwick and Durham.    

Key Residential Drivers 
The following looks to establish some of the key residential drivers which will encourage future market 
growth in this sector: 

 
•  Extension of the Metro line into Sunderland has unlocked property hot spots in Ashbrooke, Thornhill 

and pockets around the Metro Stations at Pallion, Millfield and Fullwell. These will promote the profile 
of certain sites and also provide residents access to employment opportunities within and outside the 
City; 

•  Despite steady increases in residential values in recent years, experts have suggested that City 
Centre stock is currently under valued which suggest the potential for an affordable market for first 
time buyers who are showing interest in the market;  

•  The availability of land and recent investment by Sunderland arc has created the potential to create 
residential destinations especially along the riverside;    

•  Sales values within Sunderland have seen significant growth within the last five years, some 120%, 
higher than that of neighbouring Newcastle and the wider Tyne & Wear. This has led the property 
press (bbc.co.uk – April, 2004) to predict an imminent housing boom on Wearside; and 

•  The quality of the new build accommodation and a number of successful conversions of period 
properties has been encouraging. The challenge is now to provide the overall mix of uses 
(employment, leisure offer) to attract new residents to the area, prevent outward migration to 
neighbouring areas and regain the former population with a Sunderland base who have moved 
elsewhere in search of better housing accommodation and lifestyle. 
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3.2  Summary of Baseline Work 
This section looks to highlight the findings of the Strategic Study; Residential published by Roger Tym & 
Partners in association with Storey Sons & Partners issued in January 2005. 

This baseline work considered the residential market within Sunderland and the potential for development 
within Sunderland arc’s ownerships. The study included specifically analysis of the Sheepfolds site but not 
Stadium Park, it can however be taken as read that their conclusions for both sites would be similar.   

The major market findings include the following: 

•  There is an over supply of social housing / starter homes with values up to £80,000 concentrated 
particularly in the northern and central areas which contain a mix of tenure and shared ownership. 
We would highlight that although there is a demolition programme of “social” housing underway by 
Sunderland Housing Group of ex-council house stock, there is thought to be a shortage of decent 
quality shared ownership type social housing which allow first time buyers / lower earners to get on 
the property ladder; 

•  There is a poor supply of executive homes with values upwards of £160,000. Demand for this type of 
product will be driven by location, and the southern belt is highlighted with significant potential for 
provision of this product with values potentially reaching £350,000 per dwelling; 

•  There is an under supply of, but a good demand for, standard family units within the £80,000 – 
£160,000 bracket and there is a poor supply of professional homes (£100,000 - £200,000) and 
potentially a ‘very good’ demand but this will be location driven; and 

•  The report commented that developer perceptions of the Sunderland housing market was one of 
failure, but that activity at Bonnersfield, the introduction of apartments in the City Centre and 
proposed improvements to the Riverside represent the potential for a change in market sentiment. 

 
 3.3  Residential Value Trends 
 

Building on the national and regional analysis in section 3.1, the following section utilises data collated 
from the Land Registry detailing sales values and numbers on a postcode basis for the area surrounding 
the Stadium of Light and then benchmarks this against the wider Sunderland, Newcastle and the Tyne and 
Wear sub-region.  

The Land Registry data will detail wider residential market trends as it consists of sales for all properties 
including new-build and re-sale dwellings. Full details of this data is included in Appendix 1.  

 



Sunderland arc: Stadium Park Sports Village 

 
 

abc 16 

 

£0.00

£20,000.00

£40,000.00

£60,000.00

£80,000.00

£100,000.00

£120,000.00

£140,000.00

£160,000.00

July -
Sept 2000

July -
Sept 2001

July -
Sept 2002

July -
Sept 2003

Jul - Sept
2004

July -
Sept 2005

Stadium of Light Area (SR5 1)
Sunderland
Newcastle
Tyne and Wear

 
 

Source : www.landregistry.co.uk – full breakdown included in Appendix **. 
 

Average Price Trends 
Stadium Park and Sheepfolds sit within the postcode boundary of SR5 1. Average house prices in this 
area stood at just over £100,000 per unit, this is nearly double that recorded five years ago. The above 
table shows that, whilst SR5 1 largely kept pace with growth in Sunderland and Tyne and Wear up until 
2003, value growth has slowed within recent years with a 7% drop in values between 2004 and 2005. 

More importantly, wider market trends have has seen the highest growth in Sunderland where values have 
increased 121% within the last 5 years compared Newcastle at 98% and the wider Tyne and Wear at 
110%. However, the average price in Sunderland (at £130k) is still someway below Newcastle (at £177k), 
and the sub-region (at £150k).  It should also be noted that the increase in percentage terms have risen 
from a lower base. 

Price Trends by Property Type 
Price growth in Sunderland and SR5 1 has been largely driven by demand for terrace and semi-detached 
dwellings which make up the majority of total sales.  

The average price of a terrace house in SR5 1 as of September 2005 was just under £80,000. This rate 
was below Sunderland as a whole, at £94,500 and Tyne & Wear at £116,755. The terrace stock within 
SR5 1 showed growth of 174%, the highest of any property type within the comparable areas, this was 
followed by Sunderland which saw increase in terrace values of 169%. Both started from a low base of 
£29,000 and £36,000 respectively. 

The Land Registry stated that there were relatively few sales of detached and flat / maisonette 
accommodation within the sample period and in fact no transactions within the SR5 1 postcode boundary.       
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3.4 Market Demand 

Market Demand 
There are a number of developers who are either currently active in the area or looking to secure 
opportunities. These include Persimmon, George Wimpy, Glenrose Developments, Bowey Homes, Miller 
Homes, Charles Church and Pathway Homes, who are part of the Sunderland Housing Group. 

Developer interest in Sunderland would therefore appear to be relatively healthy with good levels of 
demand for opportunities coming to the market. Anecdotal discussions with local agents have supported 
findings in the Roger Tym Report which suggests that residential land values of £750,000 per acre were 
achievable in the City Centre and central areas. Values to locations to the South of the City, in Ryhope, 
Tunstall and Doxford, were again said to support higher values of around £1 million per acre.  

Evidence detailed in section 3.5, suggests demand in the Sunderland’s investment market for new build 
stock is strong with all 122 dwellings completed by Glenrose being sold off plan to investors, 22 of whom 
are said to be local. Anecdotally however, agents expressed a contrasting view with concerns about the 
levels of demand for apartment schemes suggesting that sales for this type of product, based on current 
market conditions, would be slow. This would mirror a national trend showing caution for the level of this 
type of product on the market. 

Activity in City Centre locations has been led by several conversion schemes of period properties, a 
number of which have been completed by the partner of Sunderland Housing Group, Pathway Homes. 
Sales representatives from Pathway Homes have informed us that demand for this product would appear 
healthy from a mixture of owner-occupiers and investors attracted by the quality of the product and the 
relative affordability of the stock compared to neighbouring Newcastle. We would however note that, 
although sales have recently picked up a number of the converted units at The Old Post Office remain 
unsold and schemes elsewhere are offering significant incentives to attract purchasers into the market. 
Further growth of the City Centre offer would need to be considered alongside a greater mix of uses to 
service residents. 

Student Market 
The University has two main campuses within Sunderland. These include one sited in the City Centre and 
the Sir Tom Cowie Campus accommodating media and business facilities located within close proximity to 
the Stadium of Light.  Students are generally either accommodated in purpose built flat accommodation or 
in one of the 195 bed spaces in University managed houses throughout the City.  

Of the purpose built accommodation detailed on the management company web-site, the majority is 
relatively new and has been built within the last 10 years. The accommodation provides easy access 
(typically within 5 minutes) by foot or the metro-network to University facilities.  

We have consulted Sue Brady from the University’s residential accommodation service department to 
discuss the future accommodation requirements. We were informed that the University’s immediate 
residential strategy was one of contraction rather than expansion, with a number of the current facilities 
under-let. The University were recently approached by the owners of Dune House located near the St. 
Peters campus but they declined the opportunity to purchase the facility due to concerns regarding student 
demand in this location. 

University research has indicated that students prefer to be closer to the City Centre than locations such 
as the Stadium Park / Sheepfolds site.  Sunderland also has the reputation of having a high proportion of 
day visit students who will either travel from neighbouring locations or live at home whilst studying.  
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That said, the site’s proximity to the Metro line and the sporting facilities being provided does mean that 
we must establish the University’s expansion plans to determine if they have any requirements (residential 
/ educational / leisure) that could be accommodated within this strategy. 

Athlete Accommodation 
The consultant team have also discussed providing an element of residential accommodation reserved for 
athletes staying in the area and using the proposed sporting facilities. This could accommodate, for 
example, swimming training camps staying in the area in preparation for major events such as the 
Olympics. 

We have looked at the comparable example of Sportcity in Manchester to see whether they have provided 
similar accommodation. The Sportcity Estates Manager stated that the only residential accommodation 
provided on site was a privately developed Countryside Properties development, some of which is 
currently used as serviced apartments charging around £650 per week. As part of the next phase of 
development Sportcity are looking to provide a 150 bed, 3 star hotel but this, similar to Stadium Park / 
Sheepfolds, is largely dependant on the ability to attract a large casino to the site. 

Currently athletes visiting Sportcity will stay in a virtual village where they are signposted to vacant 
university accommodation and 3 star hotels off site where they will have to travel to the sporting facilities.  

We suggest that the Stadium Park / Sheepfolds masterplan could explore the possibility providing a 
condensed student / athlete accommodation on site which could be utilised by athletes training in the area 
and students on sports related courses. 

Developer Perceptions 
The Roger Tym Report classifies house builders perceptions of Sunderland into three broad categories: 

1) ‘a northern belt which covers the land to the north of the river. This is considered average, while being 
dominated by former local authority housing; 

2) the central belt which includes the city centre and the area directly to the south of the river which is also 
considered average; and 

3) a highly desirable southern belt around Silksworth, Tunstall and Doxford . Areas close to the A19 were 
also considered good locations.’ 

 
Our discussions with agents and developers have provided mixed responses with regards to the prospects 
of residential development within the vicinity of the Sports Village. A number of respondents failed to see 
beyond the initial condition of the area and did not see residential potential for the area when compared 
with more established locations such as Silksworth, Tunstall and Doxford.  

The majority however were able to see the bigger picture and indicated confidence in potential residential 
development at the Vaux and Farringdon Row sites. This is based upon Sunderland arc’s potential 
investment into the area, the scale of development that can be created and the profile of the site across 
the River.  

Again, there was caution expressed as to the level of apartment accommodation that could be achieved at 
Stadium Park Sports Village, with a need to manage supply of this product. It would seem there is an 
opportunity to diversify the product at Stadium Park / Sheepfolds to provide a mix apartments as well as a 
significant element of family dwellings in the provision of 3 and 4 bed town house accommodation. 

The potential for residential development on the Sheepfolds / Stadium Park site would be built on the back 
of proposals across the River at the Vaux and Farringdon Row sites with the view that the success of 
these sites will lever further interest from potential developers.  Phasing is a key consideration in light of 
this. 
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3.5  Supply 
 

The following section looks at some of the schemes currently being brought forward in the area which will 
inform the typical mix of dwellings provided and also benchmark some of the values being achieved.  

Map of Activity 
The following map provides a pattern of activity highlighting the locations of major new residential 
schemes which are either in the development pipe-line or currently available.  

 

3 

Site 
 

1 

4 2 
7 

8 

5 
6 

1. Post Office 
2 bed apart., 
£165 - £200k. 

9 

9. Echo 24 - 2 
bed apart., 
£220k. 

4. St 
Michael’s 
Court - 2 bed 
apart., up to 
£123k. 

2. Hammerton 
Hall - 2 bed 
apart., £165 - 
£185k. 

7. The Croft - 
2 bed apart. 
£137 - £183k. 

8. The Cedars 
- 2 bed apart., 
up to £146 - 
£169k. 

5. Greystone- 
5 bed houses, 
up to £400k. 

3. Tunstall 
Grange- 4/5 
bed houses, 
up to £280k. 
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A full schedule has been provided in Appendix 2 and the following includes a sample of this information. It 
is worth noting that a number of the scheme representatives were reluctant to give actual sales values and 
we have differentiated below where the figures are actual or asking prices. 

The Old Post House, Pathway Homes (ref 1) 
This scheme involved the refurbishment and conversion of the former Post House and sorting office to 
provide 32 apartments. This development is on Thomas Street, around five minutes drive from the Sports 
Village site, and the units have been sold to an even spilt of investors and owner-occupiers. 

Asking prices were quoted from just under £200,000 (£258 per sq ft) for a two bed and £145,000 (£188 
per sq ft) for a 1 bed, averaging at £205 per sq ft for the comparables listed.  

Specific spot values here, recorded in the first quarter 2006, detail just under £185,000 for a 1,071 sq ft 2 
bed apartment and just under £140,000 for a 762 sq ft 1 bed apartment. Although sales representative 
stated that these values reflect the full market value as paid with no incentives, we would note that these 
prices are lower than original values quoted months earlier. 

By means of a comparable for Stadium Park, we would note that this scheme is of a high specification and 
the sales values are likely to be higher than the market rate to justify the higher build costs in this 
refurbishment scheme. 

Tunstall Grange, Persimmon Homes (ref 3) 
This scheme contains more traditional three, four and five bed accommodation. Persimmon Homes have 
developed over 100 homes over 2 phases including 82 three and four bed dwellings and 18 four – five bed 
units. Homes are said to be selling well and to date all to owner occupiers. 

Sales values achieved for the four bed dwellings here range from £220,000 - £280,000 per dwelling (£142 
- £181 per sq ft), such values are exclusive of incentives which included £5,000 – 10,000 discounts and 
part exchange deals.  These lower sales values per sq ft are attributed to the larger size of the units.  

Echo 24, Glenrose (ref 9) 
The Echo is a joint venture scheme between Glenrose Developments and Tolent Construction which is to 
provide an 11 storey riverside building with one and two bedroom apartments and three bed duplex’s. 
There are a total of 179 units to be provided and development is expected to be completed in April 2007. 

The scheme is showing good demand with 122 units sold off plan to investors, 22 of whom were said to be 
local. Values here range from £150,000 - 190,000 (average £261 per sq ft) for a 1 bed, £227,500 for a two 
bed (£240 per sq ft) and large three bed dwellings for £360,000 (£233 per sq ft).  

The sales office confirmed that they were not advertising incentives and that a £2,000 discount was 
negotiated on the most expensive properties. It is worth noting that the developer had to secure a number 
of sales off plan to finance the development which will explain the high level of units purchased of plan by 
investors. Although it was not confirmed by the sales office, it is thought that some of the higher sales 
values may have reflected a small initial deposit made by speculative purchasers looking to take 
advantage of future upturns in the market.  

Bay Court, George Wimpy 
The George Wimpy scheme is another new build apartment scheme which has delivered 32 one and two 
bedroom apartments over three storeys (triplex).  All units have been sold to an even spilt of investors and 
developers and demand was said to be good. 
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Values achieved included £180,000 (£259 per sq ft) for a one bedroom dwelling and £250,000 (£303 per 
sq ft) for a two bed. 

Greystoke, Bellway (ref 5) 
This Bellway Homes development delivered a range of units from two bed apartments to four and five 
bedroom detached houses and town houses providing a total of 141 units due for completion in summer of 
2006. 

Asking prices on the site range from £175,000 (£218 per sq ft) for a two bed apartment with balcony and 
£404,000 (£162 per sq ft) for a five bedroom detached house, Bellway were unable to confirm actual sales 
values. 

Summary 

With regards to the evidence above and in relation to the subject site, caution must be shown to the high 
sales values quoted for apartments at the Echo site. These have been led by the investor market and are 
likely to represent small initial deposits this, and the context of an overall cooling in the investor market 
region and nationwide, would lead us to show caution when forecasting values for the appraisals 
purposes. 

The sales values for houses are taken from higher value locations to the south of Sunderland and, at this 
stage, we would again be inclined to take a more conservative view in relation to value forecasting within 
our appraisal work. 

To support the spot values sourced from pipeline schemes we have also consulted residential valuers 
from local estate agencies within Sunderland including, amongst others, Halifax Property Services, 
Chadwick Airey, Andrew Craig and Jones Pallas. Their view concurred that our of estimation of current 
sales values for new build product in the vicinity of the Stadium of Light, should be more conservative than 
some of the high values discussed above. 

Our conclusion is to include the following values as a base for the forthcoming appraisal work to be 
undertaken Stadium Park, these reflect an estimation of new build values in the area based on current 
market conditions: 

 
− Apartments Accommodation:  £120,000 - £140,000 per dwelling 

(approx £200 per sq ft) 
 

− Three / Four bedroom houses :  £150,000 - £170,000 per dwelling 
(approx £160 per sq ft) 

Sunderland arc Supply 
The quantity and phasing of dwellings being brought forward at Stadium Park / Sheepfolds will have to be 
considered in the context of forthcoming supply at the arc’s other ownerships and other potential sites that 
are likely to come forward.  As a point of reference these have been provided below: 

 
Phase 1 – (2004 – 2011)  
− Farringdon Row / Vaux / Galleys Gill -  650 dwellings 
− Bonnersfield – 190 dwellings 
− Sunniside – 500 dwellings 
− Holmeside – 100 dwellings 
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Phase 2 – (2011 – 2016)  
− Farringdon Row / Vaux / Galleys Gill -  650 dwellings 
− Bonnersfield – 120 dwellings 
− Sunniside – 250 dwellings 
− Holmeside – 50 dwellings 

 
Phase 3 – (2016 – 2021)  
− Farringdon Row / Vaux / Galleys Gill -  150 dwellings 
− Sunniside – 150 dwellings 

3.6  Conclusions  

Baseline Proposal 
Within the Sunderland arc business plan the Stadium Park / Sheepfolds site has the provision for 300 
dwellings, this figure reflects the allocation for this area in the emerging UDP. Representation has been 
made to Sunderland City Council for allocation of 500 units at the issue of the latest Unitary Development 
2.  Whilst the decision was upheld to allocate 300 units, discussions with the Local Planning Authority 
have lead us to believe there is a long term possibility to achieve a greater allocation, beyond the 2016 
plan period and dependant on the success of surrounding schemes.  

The Roger Tym research noted that the allocation of apartments at the Sheepfolds site was considered 
too dense, a claim which has been supported by the caution expressed by the market at the prospect of 
large scale, multi-site apartments development. The report considered Sheepfold as a ‘favourable’ site for 
development indicating interest in the area from developers although no developer would consider land 
banking the site at this stage.  

The baseline work suggested good demand in this location from young professional occupiers and the 
prospective housing type was thought to be standard two bed apartments with a suggestion of end values 
of up to £160,000. 

Our findings would largely support these conclusions however, our realistic conclusions of value would be 
slightly below this due to the amount of apartment accommodation which is likely to be coming on line in 
the area. The general market sentiment in Sunderland would appear to be encouraging in the long-term 
with the investment of Sunderland arc, the availability of land, the Metro link and property press reporting 
a potential housing boom in the area, cited as potential sources for optimism.          

The Masterplan 
With regards to the residential content of the masterplan for the Sheepfolds / Stadium Park sites the 
following points must be taken into consideration:   

 
•  Careful consideration must be given to the mix of residential units with the proposed scheme. Whilst 

the location alongside the waterside awards dramatic views and perhaps encourages dense 
apartment accommodation, attention must be paid to the success of similar apartment schemes in 
the area and demand for this type of dwelling; 

•  It is important, from a commercial perspective, that a sense of place is created within Stadium Park / 
Sheepfolds which will encourage residential developers and future residents. This will be achieved in 
the scale and mix of development provided on the site, which will be assisted in considering the 
Stadium Park and Sheepfolds sites as a whole and re-branding the product to change perceptions; 
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•  The quality of accommodation provided will be vital in encouraging inward investment and building 
buyer confidence in the area as part of an overall economic strategy and also to regain some of the 
population migration who have Sunderland origins but are employed outside the area ie Newcastle; 
and 

•  The view over the River must be considered carefully in terms with the design adjacent Vaux and 
Farringdon Row seen as vital in terms of the developers perception of the area. 

 
The next stage will be to take forward our conclusions with regards to values and density into an options 
appraisal which will enable us to assess the impact of scale and mix on the viability of proposals for the 
Sheepfolds/Stadium Park area. Our final proposals will set out an initial mix of units but the masterplan 
must contain the flexibility to respond to changes in market condition and external factors from 
surrounding sites.     
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4 Office Market 

4.1  Office Overview 
 

This section aims to establish a picture of office activity within Sunderland and benchmark conditions and 
values within the current market. This will be achieved in setting Sunderland within the regional office 
market hierarchy, looking at current demand levels and then accessing the area’s current and future 
provision to cater for these requirements.   

This has been achieved in an evaluation of the baseline work carried out to date which has been 
supplemented and evaluated with on-line research from in-house databases, such as Promis, Egi and 
Focus, and consultations with market operators including agency professionals, developers and investors. 

Regional value hierarchy 

North East 
Location £ per sq m  

(approx. £ per sq ft) 
Type 1 

£ per sq m  
(approx£ per sq ft) 

Type 2 

£ per sq m  
(approx £ per sq ft) 

Type 3 
Newcastle upon Tyne * £215 (£20) * £200 (£18.60) £75 (£7.00) 
Northumberland (Morpeth) - - £65 (£6.00) 
Sunderland £100 (£9.30) £100 (£9.30) £70 (£6.50) 
Middlesbrough - £100 (£9.30) £70 (£6.50) 
Durham £130 (£12.00) £125 (£11.60) £100 (£9.30) 
Teesdale * £165 (£15.30) £170 (£15.80) £80 (£7.45) 
Source : Valuation Office Agency, July 2005 
 

   

 
 
 
Key 
 
Type 1 
Town centre location. Self contained suite over 1,000 sq.m in office block erected in last 10 years, good standard of finish with a lift and good 
quality fittings to common parts. Limited car parking available. 
 
Type 2 
As Type 1 but suite size in range of 150sq.m-400sq.m. 
 
Type 3 
Converted former house usually just off town centre. Good quality conversion of Georgian/Victorian or similar house of character. Best quality 
fittings throughout. Self contained suite in size range 50sq.m-150sq.m, with central heating and limited car parking. 
 
*Type 1 and 2 are out of town at Thornaby, Middlesbrough. 
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In terms of central office rents we can see that Sunderland sits at the bottom of the Regional hierarchy 
alongside Middlesbrough. As detailed later in this section, rents higher than £100 per sq m (£9.30 per sq 
ft) are achieved in out of town Sunderland locations.  Neighbouring Newcastle has the highest rents in the 
North East at £215 per sq m (£20 per sq ft).   

Newcastle is likely to retain its position at the top of the value hierarchy as the business capital within the 
Region.  There is a steady supply of sites within the City Centre and surrounding business parks and the 
private sector can bring forward development as the market requires. 

North Tyneside also has the capacity for office development at the Cobalt and Quorum office parks. These 
have Enterprise Zone (EZ) status until 2006 and beyond this there is likely to be rental levels and demand 
which will further allow speculative development. 

Office development is underway at the Baltic Business Park in Gateshead. Team Valley and a number of 
other former industrial facilities are likely to provide further capacity for office development in this location. 

These are some of the locations which will challenge Sunderland’s ambition to gain a greater share of the 
regional office market. Pipeline supply within Sunderland is discussed in more detail in section 4.4.   

Key employment drivers 
There are a number of key employment drivers which will drive the demand for office space within 
Sunderland: 

 
•  The area has a number of existing employers including Nissan, Rolls-Royce, Barclays, Lloyds TSB, 

Nike and Berghaus; 
•  The infrastructure in the area is provided from the A1M and A19 which provide access to the rest of 

the UK including London (within 5 hours) and Glasgow (within 3 hours). Proposals to invest into the 
road network in the area including an ‘iconic’ bridge crossing over the River Wear and the Sunderland 
Strategic Transport Corridor will improve access to the area; 

•  The Tyne & Wear Metro Link provides Sunderland with an integrated transport network improving 
access to a wider workforce and also creates a focus for activity around the stations and interchange 
i.e. Stadium Park Sports Village; 

•  Potential for businesses to foster greater links with the University of Sunderland in their research 
capacity; 

•  Number of key schemes in the area including the state of the art IT infrastructure, such as ‘Point of 
Presence’ technology at Doxford Park allowing a choice of broadband suppliers, direct fibre link to 
disaster recovery and an e-commerce incubator centre;  

•  Large employment base with a population of 280,807, the largest within the North East at the 2001 
census; and 

•  The Lyons Review places Sunderland, overall, in the second quartile of possible locations for 
relocation of central government functions but in the top quartile for ‘Information Support Contact 
Centres’, ‘Interactive Contact Centres’ and ‘Back Offices’. This highlights the potential for Sunderland 
to attract public sector occupiers which offer covenant strength and long term commitment to the 
area.   
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Furthermore, the Regional Economic Strategy (RES) highlights the Knowledge Intensive Business 
Services as a key growth sector for the North East; needs will be accommodated within the Regions’ office 
accommodation. This sector includes occupiers from banking, accountancy, legal and engineering 
consultancy. 

4.2  Evaluation Summary of Baseline Work 
The majority of our research and discussions with market operators would reinforce findings made within 
the baseline report. A number of key conclusions and recommendations were highlighted which are 
discussed below. 

The report details office demand in Sunderland within the last 10 years being based predominantly upon 
out-of-own accommodation. This market has been led by the city’s enterprise zones, which are discussed 
in section 4.3, which have helped Sunderland become established as an office location.  

The arc’s strategy is based upon the ability of the City Centre to increase its market share by building on 
the back of the regeneration momentum and gaining increased development and investor confidence in 
the area as a destination for office development. Such a ‘step change’ in perception and image has been 
witnessed at Doxford Park and will look to be repeated at the arc’s ownerships. 

To achieve this change the office market will require the following :  

•  High quality development such as that proposed at Rainton Bridge Business Park.  Although clearly a 
different offer, any proposals must highlight benefits of a central location; 

•  A mix of uses that demonstrate vitality and vibrancy which will encourage occupiers and employers to 
the area; 

•  A strong marketing strategy to highlight the positive attributes of the City and promote an ambitious 
new image. This will be achieved with the involvement of a number of key stakeholders including 
employers, local residents, investors and inward investment agencies; and 

•  A highly focused programme for delivery which is co-ordinated with forthcoming supply in the area.  
 
4.3  Locations / Rents 

City Centre 
Office rents in Sunderland City Centre stand at £107 per sq m (£10 per sq ft) but higher rents are being 
quoted and have been achieved at out of town locations. The Roger Tym report details office 
accommodation scattered throughout the City Centre with a distinct cluster within its north east quarter. A 
further cluster to the north of the City Centre includes Wear View House, Gill Bridge House and Shackleton 
House which accommodate around 1,000 staff from government agencies. 

 
The baseline work collated data from the Rating List 2000 and identified the following characteristics of 
City Centre stock :  

 
•  The number of office units within the City Centre is declining; 
•  Offices in Sunderland City Centre are mainly located in old buildings; 
•  The public sector has played an important role in new office provision; 
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•  Only 29% of office stock is considered “average” or better. The condition broadly reflects the 
age of the stock. None of this accommodation compares well with prime new office 
accommodation in Newcastle City Centre, or at Doxford Business Park; 

•  Sunderland City Centre offers very little choice in the type of office premises available; 
•  Most (87%) of office units are within terraced buildings with little, if any, parking provision; and 
•  Demand for premises in the City Centre is weak. 

 
In conclusion the majority of the City Centre stock is outdated and unsuitable for modern requirements and 
a number of existing operators, namely Arriva and Reg Vardy, have been forced to move out of the centre 
to purpose built accommodation at Doxford Business Park. At present the stock only caters for local 
occupiers and if the current decline continues further vacancies are expected.  

Out of Town 
Prime office space is considered to be in the new build accommodation at the Doxford International 
Business Park. This out of town location sits on the south-west edge of Sunderland at the A19 / A690 
interchange however the site is not well accessed by public transport. Rents currently quoted at the site for 
new build space are around £145 per sq m (£13.50 per sq ft) whereas past headline rents achieved have 
been sub £130 per sq m (£12 per sq ft).  

The northern area of the Park had Enterprise Zone (EZ) status for 10 years from 1990 which enabled a 
phase of speculative development on the site. Since the EZ expiry, development has slowed as 
opportunities have been taken up. The accommodation is comprised of large detached units constructed 
after 1990. Of the 20 buildings within the Park all but three are in single occupation. Doxford Park is seen 
as Sunderland’s key location for corporate HQs and financial and customer services.   

The majority of deals, sourced from the egi database 2005, were completed at the Sunderland 
Enterprise Park. The 30 hectare (74 acre) Park is located on the north bank of the River Wear and is 
accessed via the A19 / A1231. A total of 87,500 sq m (941,841 sq ft) are provided on the site which 
accommodates, amongst others, Lloyds TSB, Fusion Outsoucing and Berghaus. It is also home to the 
North East Business & Innovation Centre (BIC), which offers modern workspace from 10 sq.m. (107 sq ft) 
to 650 sq.m (7,000 sq ft), combined with targeted business support.  

Two small units at the Park of 339 sq m (3,654 sq ft) and 356 sq m (3,833 sq ft) were let in early 2005 to 
financial service operators for rents of £113 sq m (£10.50 per sq ft) and £97 per sq ft  (£9 per sq ft) 
respectively. 

There is further office accommodation in Washington Town Centre however, development has been 
limited since the early 1980’s. Located between the main centres of Tyneside and Wearside, Washington 
provides modern office suites the majority of which are of average quality and declining. Pennine House 
has however, been refurbished and the new DSS office at Waterview Park is of high quality.  

4.4 Demand 

Take up 
Information provided by Storey:ssp shows encouraging growth in take-up within Sunderland in recent 
years. This is illustrated in the period between 1997 and 2002 which has seen an average take-up of 
17,000 sq m (183,000 sq ft) per year. This compares with 18,500 sq m (200,000 sq ft) in Newcastle and 
14,000 sq m (150,000 sq ft) in North Tyneside in the same period. 
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This suggests healthy demand for office space within recent years which has been mainly centred around 
out-of-town schemes and new build accommodation at Doxford Park where tenants have been attracted 
by the accessible locations and financial incentives offered to investors through the EZ status. 

Market sentiment discussed below would suggest that, without the EZ status, take up would have slowed 
significantly from 2002, and the City Centre market in particular has become stagnant.    

Property Requirements 
Invest in Sunderland is the inward investment agency with looks to market Sunderland as a location for 
investment and also place outstanding property requirements with sites and premises. Since April 2005 
the agency has received around 74 requirements for office accommodation.  

Quantified information regarding the total size and use was not available, however, representatives were 
able to confirm that the majority of enquiries received were within the 9.3 sq m (100 sq ft) – 557 (6,000 sq 
ft) bracket.  Such requirements are likely to be from local occupiers seeking grow-on space rather than 
regional employers.  

Business Space Case Studies  
To provide a picture of the type of space which has accommodated such requirements in other areas, we 
have provided a case study schedule Appendix 3. This information will be useful to inform the 
masterplanning work, informing total space requirements of successful schemes. 

Market Sentiment 
Our consultations with agency professionals from JLL, GL Hearn, DTZ and Lambert Smith Hampton would 
largely endorse the indigenous nature of demand in the area. 

There is said to be limited demand in Sunderland for units over 930 sq m (10,000 sq ft), this point is 
illustrated by the example of Akeler House at Doxford International Business Park.  Here there is currently 
a 2,787 sq m (30,000 sq ft) unit available for £145 per sq m (£13.50 per sq ft) and for a one year term the 
owners are willing to offer one year rent free period to the incoming tenant.  

Despite this, the property has been on the market for one year and there has been limited demand from 
single space occupiers. So much so that the owners are considering ‘splitting’ the unit to provide 
accommodation of under 930 sq ft (10,000 sq ft) which is more in-line which current demand. Agents have 
also pointed to successful schemes in South Tyneside which have seen healthy demand for office space 
under 465 sq m (5,000 sq ft). 

Developer Akeler, who are marketing their scheme at Rainton Bridge (see below), are optimistic with 
regards to the future of the Sunderland office market. They see future scope for City Centre office 
development being driven by demographics, availability of grant funding and a number of requirements 
from both SME and larger space occupiers.     
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4.5  Office Supply 
 

Having established the characteristics of current demand the following section highlights the pipeline 
supply that will cater for future requirements in the area and attract inward investment to the area.   

Pipe-line Supply 
St James Place, St James' Boulevard / Westmorland Road/George Street 

The proposals are based upon a site of 7.9 acres which forms a major gateway project at the south west 
approach to Newcastle City Centre. This scheme is to provide 11,340 sq m (122,066 sq ft) of office space 
along with 419 retail units, 402 student dwellings as well as retail, hotel and casino uses. Developer Vico 
Properties have submitted a planning application to Newcastle City Council and a decision is expected in 
spring 2006.  

Cobalt 1, Cobalt Business Park Silverlink North, Newcastle upon Tyne 

This supply will continue the development programme at Cobalt Business Park. Developer Highbridge 
Business Park is due to complete a further 100,770 sq ft of office accommodation in May 2006. 

Rainton Bridge, beside A690 at Houghton-le-Spring, close to the A1M and A19 

Developer Akeler and Sunderland City Council have begun construction of 5 office buildings comprising of 
9,300 sq m (100,000 sq ft).  The scheme will be developed speculatively to provide three village units of 
1,022 – 1,115 sq m (11,000 – 12,000 sq ft) and which will appeal to the needs of SME growth companies 
and two larger units of 2,508 sq m (27,000 sq ft) and 3,716 sq m (40,000 sq ft) providing prime 
headquarter space.  

Despite demand issues discussed above, regarding larger office floorplates, it is claimed that the 
accommodation at Rainton Bridge will provide design which ‘raises the benchmark for the region’ (Andrew 
Creighton of LSH, Estates Gazette, 23/04/2005). 

The Council has already constructed a 50,000 sq ft incubator unit for small businesses and the owners 
have agreed a deal with Northern Rock for a further 400,000 sq ft of accommodation to be developed in 
two phases of 25,000 sq ft and 150,000 sq ft. 

Akeler see the majority of demand for the smaller units coming from SME occupiers, predominately from 
the local market but noted that some occupiers in this sector show strong covenants from an investor 
perspective. Whilst demand would be more limited for the larger units, Akeler see likely tenants coming 
from regional corporate occupiers and inward investors with call centre and back office requirements.  

4.6 Conclusions  

Baseline Proposals 
The baseline proposes 7,000 sq m (75,350 sq ft) of office accommodation as part of redevelopment of the 
Sheepfolds / Stadium Park site which would complement the ‘Sports Village’ initiative. The report accepts 
that the area is slightly peripheral to the City Centre and not as strong an office location as sites to the 
south of the River (eg Vaux or Farringdon Row).  

It is thought that an office use at Sheepfolds / Stadium Park would provide a balance to the overall needs 
of the mix of development and also reinforce the office activity for the City with its relatively central 
location.  
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Outstanding demand is likely to be satisfied within the pipeline supply detailed in section 4.4 and the 
accommodation coming on line at Rainton Bridge. It is therefore likely that any office element to be 
provided at Stadium Park / Sheepfolds is seen as a long-term prospect on the back of an established mix 
of uses and the delivery of office space at other arc ownerships which, in the short-term would appear to 
be more deliverable from an office perspective. 

The Masterplan 
Going forward careful consideration must be given to the amount of office space provided at the Sports 
Village site. Based on the analysis of demand and supply it may be concluded that other sites are better 
equipped to provide Sunderland’s future office provision.  

Having accepted that currently the market will only support small space of under 930 sq m (10,000 sq ft), 
which is likely to accommodate SME operators, work must be conducted into the effect of providing such 
accommodation on the overall viability of the scheme. 

It is important for Stadium Park / Sheepfolds that any masterplan help create a positive brand for the 
location to change the perception of the area from an occupier and developer perspective. Potential 
investors in the office market will be attracted to the site on the back of a comprehensive re-development 
of the area which provides a complementary mix of facilities and improved infrastructure and accessibility.  
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5 Retail Market 

5.1  Introduction 
 

In this section we will look to establish the scope for retail development at the Stadium Park / Sheepfolds 
site.  

5.2  Site Context 

Planning Policy  
Sunderland’s most up to date planning policy comes from the Unitary Development Plan (UDP) Alteration 
2004 (Alteration No 2 – Central Sunderland), it is this document that will govern any potential retail 
development at the Stadium Park/Sheepfolds site. At present the plan treats Stadium Park and 
Sheepfolds as two separate allocations.  

Stadium Park 
With regards to the Stadium Park site the undeveloped land surrounding the Stadium of Light is subject to 
Policy NA3 of the UDP which identifies a comprehensive redevelopment with acceptable uses led by 
Assembly and Leisure (D2) and Hotel (C1), with appropriate pedestrian linkages and public realm 
components. This mix is designed to exploit the potential of the site whilst complementing rather than 
competing with the City Centre. 

Sheepfolds 
The UDP identifies redevelopment which seeks a more effective mix of uses that is to be led by business 
and housing with associated environmental and access improvements related to St Peter’s Metro Station, 
the Stadium of Light and the river frontage. The need to relocate the existing scrap yards and non-
conforming employment uses is also recognised. 

With regards to retail development at the site current national planning policy from PPS 6: Planning for 
Town Centres dictates that future retail development be focused within existing centres. The sites 
peripheral location would indicate that any substantial retail development would be opposed by 
Sunderland City Council, as they look to consolidate the retail offer within the City Centre.  

Discussions with the consultant group to date detail that some element of specialist retail may be 
permitted on the site as part of a wider mix of uses, this would for example suggest the potential to 
accommodate occupiers such as Snow & Rock in conjunction with a climbing wall facility. Whilst the 
inclusion of such an occupier would add to the diversity and strengthen the covenant of the scheme, 
further discussions will be required with the Local Authority to establish whether specialist retail would 
assist in achieving SCC’s objectives for the Stadium Park Sports Village.   

Retail development on the Stadium Park site is also restricted due to the lease terms of the freeholder, 
One North East. Sunderland AFC, who occupy the long leasehold, have consent to use the site for car 
parking but any commercial use is restricted.  
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5.3  Conclusions 
These planning and covenant constraints have lead us to conclude that there is limited scope for retail 
within the Stadium Park / Sheepfolds masterplan. There is a possibility of attracting a specialist retailer 
which would complement other uses within the masterplan, however, planning may still prove on obstacle 
for such an occupier.  
The baseline work completed would support our findings in proposing limited retail of around 2,000 sq m 
(21,528 sq ft) under the heading of ‘retail / fast food’. The inclusion of A3 / food & drink occupiers is 
another possibility for the Stadium Park / Sheepfolds site, with a number of outstanding requirements for 
bar and restaurant occupiers within Sunderland such as Café Nero and the Whitbread Group.  

Whilst these occupiers could provide a positive contribution to the mix of the scheme, the accommodation 
at Stadium Park Sports Village of other outstanding requirements in the area, including KFC, Pizza Hut 
and Inferno’s Club, is likely to bring opposition from Sunderland City Council. 
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6 Key Issues / Next Steps 

•  The site enjoys an elevated position within the City, close to the City Centre, but is currently under-
utilised and lacks clear focus for future development as a living / business / commercial location. 

•  There is a positive message with regard to residential development.  Relatively good sales values 
have / and are being achieved in Sunderland, as indicted in section 3.5. This is encouraging in terms 
of development potential. 

•  The market is cautionary with regard to apartment development; any proposals must recognise the 
mixed use potential of the area, and the opportunity to develop an attractive new residential mix and 
corresponding living environment within the City. 

•  Leisure uses represent a clear opportunity, but any development must add value to the Stadium 
Sports Village development, whilst levering investment into the wider scheme. 

•  Capturing hotel investment above ‘lodge-style budget offers’ will require a committed approach to 
design overall, and a site which gives profile to the operation, probably waterside. 

•  Commercial / office development presents a potential challenge as there is pipeline supply outside 
the Centre with incentives attached.  That said, the current offer within the City is poor, and provides 
low cost accommodation, primarily to local or SME occupiers. The proposal to develop office 
accommodation in this area must be viewed from a position of creating a mixed use environment. 
Residential development would accrue the greatest value on the site, however, in view of the possible 
limitations of the housing allocation this presents the opportunity to promote commercial office space, 
which will promote the overall ethos of creating a living and working location, close to the Centre and 
transport links.  The key to developing on this site is to utilise the waterfront, and ideally promote a 
building of merit which takes advantage of the prominent position.  In defining viable schemes, we 
clearly need to take account of local demand and supply, to determine product and occupier needs.  
The lack of a discernable Grade A market in the City at present makes speculation for future 
provision difficult; the solution is to package the overall scheme into an attractive concept which will 
draw investment interest, and which will complement other arc schemes in the City. Careful phasing, 
in accordance with forthcoming investment on other arc sites, particularly Vaux, Farringdon Road and 
Holmeside will present clear direction to the future of the City Centre and is critical to the success of 
all arc sites.  

•  The potential of the University and associated residential accommodation needs to be further 
explored but initial discussion revealed a lack of appetite from the University’s accommodation 
services department for an expansion in their existing residential provision. There is, however, the 
possibility to explore the scope for a residential facility on site which provides condensed student / 
athlete accommodation which could be utilised by athletes training in the area and students on sports 
related courses. 

•  The proximity to the Centre and the Metrolink connections give excellent scope to a mix of uses.  
Whilst there is potential for a specialist retail offer within the masterplan, an A1 use is significantly 
restricted via the planning and restrictive covenant context of the site. With regards to food and drink 
operators, despite potential demand within the market, consideration will have to be given to the 
potential location of this element with residential and hotel operators sensitive to such occupiers. 
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•  The commercial appeal of the site would also be enhanced by combining the Stadium Park and 
Sheepfolds sites into one opportunity. This would improve the ability of the market to create a sense 
of place and therefore change occupier and investor perceptions in the area. 

•  The next step is to build on the values information herein and develop appraisals to assess the 
viability of proposals based on aspiration, capacity and remit of the sites. There are a number of key 
pieces of information which will add value to the appraisals including: 

 
•  Site Parcels; 
•  Land Values; 
•  Acquisition Costs / CPO negotiations informed by Lamb & Edge; 
•  Timeframe / Phasing; 
•  Infrastructure; 
•  Abnormal cost / ground conditions etc; 
•  Planning requirements, S106; 
•  Potential tenant requirements / terms; and 
•  Development costs / fees. 
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Appendix 1 : Land Registry Data 
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Appendix 2 : New Build Schemes 
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Appendix 3 : Example Office Schemes 

 



Sunderland arc: Stadium Park Sports Village 

 
 

abc 38 

 

 

 
 

 
 

 

 
 

 
 

COPYRIGHT © JONES LANG LASALLE IP, INC. 2006 
This publication is the sole property of Jones Lang LaSalle IP, Inc. and must not be copied, reproduced or transmitted in any form or by any means, either in whole or in part, without the prior 
written consent of Jones Lang LaSalle IP, Inc. 
The information contained in this publication has been obtained from sources generally regarded to be reliable.  However, no representation is made, or warranty given, in respect of the accuracy 
of this information.  We would like to be informed of any inaccuracies so that we may correct them.   
Jones Lang LaSalle does not accept any liability in negligence or otherwise for any loss or damage suffered by any party resulting from reliance on this publication. 


