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1 Introduction and Context 

Report purpose and content 

1.1 This Report sets out the findings of the ekosgen evaluation of the work of Bridging 

NewcastleGateshead (BNG), focusing on the impact of investment to date. This commission 

is intended to allow BNG and the local authorities to review progress and enable BNG to 

respond to external questions including conditions set by the Audit Commission.  

1.2 This Chapter provides the context to the assessment and an overview of the BNG 

programme. It includes an understanding of investment and achievements to date and the 

varied nature of the areas falling within the remit of the BNG programme. 

1.3 This Report will be followed by an assessment of options for the forward programme, 

accompanied by an impact model and handbook. The impact model has been designed to 

build on the existing monitoring information and intelligence held by BNG linking the HMR 

investment with any housing and neighbourhood change to determine attribution and the level 

of additionality generated by BNG. The impact model and will be accompanied by a handbook 

which explains how the model works and how it can be updated. Initial findings are included 

within this report.   

1.4 The remainder of this Report considers: 

• Section 2: How BNG has used evidence to inform its intervention programme;  

• Section 3: Changes in housing and socio-economic indicators since the 

programme's launch;  

• Section 4: Intervention by Strategic Investment Area and impacts on key indicators 

as well as an assessment of the visual impact to date and future potential; 

• Section 5: Approaches taken and impact achieved by intervention type; 

• Section 6: BNG's relationships with partner organisations; and 

• Section 7: BNG’s early impacts and the challenges to sustainability and reducing 

displacement. 

1.5 Each section of the report begins with a summary of findings, followed by an in-depth 
assessment for those interested in the detail. The summaries provide a stand alone 
assessment that can be read independently of the main report content. 
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Summary: Study Context 

 

BNG programme context 

BNG aim to make housing markets work across Newcastle and Gateshead by investing in 

renewal and growth to support economic prosperity and social inclusion. BNG has worked to 

address the area’s challenges and opportunities since 2002/3 establishing a programme that 

balances finite resources with the need to address a variety of issues. The arrival of Growth 

status in 2008/9 has further broadened BNG’s remit, allowing a comprehensive approach to 

private sector housing investment to be taken. While an uncertain environment created by the 

recession and short term funding allocations has required swift responses over the past year, 

BNG remain committed to long term growth and renewal objectives.  

 

BNG’s programme geographies 

Sub-areas for investment have been identified in recognition of functional market areas that 

demonstrate common characteristics. This has enabled investment plans to be developed in 

response to local needs and for the prioritisation of investment. The Strategic Commission 

Reviews established a clear vision for each area, demonstrating the need for investment 

through the evidence base and showing how investments have been coordinated.  

 

The exercise identified three priority areas for investment (Scotswood, Walker Riverside and 

Bensham and Saltwell) with lesser interventions to be progressed in the other BNG areas. 

There were also areas, such as Cowgate, where BNG decided not to invest due to 

regeneration already being delivered by other public and private sector partners.   

 

By maintaining a watching brief over conditions, BNG remain flexible in their investment 

proposals to ensure intervention can occur in response to changing market conditions. The 

BNG areas display a range of characteristics from areas of predominantly social stock with 

long entrenched negative images to areas of opportunity on the edge of Newcastle city 

centre. The programme is entering a crucial phase, holding significant development 

opportunities at a time when market conditions hamper progress.  

 

Programme performance 

BNG has consistently delivered to financial targets. Site assembly activity accounts for half of 

all BNG investment in the period to the end of the 2008/9 financial year providing a solid 

foundation for future investment by both the private and public sector. Improvements to 

Houses form the second most significant element of the programme, accounting for 

approximately 20% of total expenditure.  

 

Over half of all investment has been reported in Newcastle’s Strategic Investment Areas 

whilst over a quarter occurred in Gateshead’s Strategic Investment Areas. The three areas 

reporting the greatest investment to date reflect the three areas identified as priorities for 

investment through the Strategic Commission Review (Scotswood, Walker Riverside and 

Bensham and Saltwell) in part reflecting the significant scale of acquisition activity that has 

occurred.  

 

Over 1,000 properties have been acquired to date and over 5,000 houses have been 

improved. The acquisition programme has generated a substantial land holding for 

development in later years with the first new build properties realised during the 2006-8 

programme. Forecast completions for 2008-2011 have been reduced due to the market 

downturn although medium to long term development aspirations remain and the sites are 

available to allow this to happen.  
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BNG programme context 

1.6 BNG was launched in 2002/03 through the Capital Modernisation Fund, leading to the 

introduction of Housing Market Renewal (HMR) investment as BNG was identified as one of 

nine Housing Market Renewal Pathfinders in 2003/4. The area faces physical challenges 

within its housing stock and an associated challenge of population loss as people have left 

the areas over time. There are also significant opportunities, reflecting the BNG area’s 

proximity to NewcastleGateshead’s combined employment offer and economic potential.  

1.7 Working with Newcastle and Gateshead Councils, BNG has established a 

programme that balances a finite supply of resources with many housing, social and 

economic issues in its target neighbourhoods. Covering approximately 77,000 properties the 

programme incorporates a significant area of both Newcastle and Gateshead. The 

partnership is committed to making housing markets work through investment in renewal and 

growth to support social inclusion and economic prosperity. BNG is assessed as ‘performing 

strongly’ by the Audit Commission which maintains a regular overview of approaches being 

taken and results achieved through the HMR programme.  

1.8 Growth Point status was awarded in 2008/09 with resources starting in the 2009/10 

financial year. This has provided an extended programme of activity for BNG. Overseeing 

both the HMR and Growth
1
 resources in tandem allows BNG to consider and address the 

range of housing challenges and opportunities present within its boundaries. An uncertain 

funding environment for both investment streams provides an ongoing challenge for BNG as it 

seeks to maintain and build momentum and confidence across priority schemes.    

1.9 The economic recession has been a key issue for the Pathfinder over the past year, 

requiring a swift response to deal with the housing market downturn. Activity continues to 

secure development agreements for priority intervention areas including in Scotswood and 

across the Gateshead Joint Venture sites to ensure the programme’s momentum is 

maintained and housing units are delivered. Whilst BNG has had to make some short term 

amendments to the Programme, the partnership remains committed to the achievement of 

long term market renewal and growth. 

1.10 Working in some of Newcastle and Gateshead’s most deprived communities, BNG 

works with partners to ensure that social and economic change is secured alongside physical 

renewal and growth. Delivery of BNG investment alongside programmes such as NDC, 

Decent Homes and SHIP, ensures that neighbourhood wide objectives are realised.   

BNG’s programme geographies 

1.11  BNG has identified a series of sub-areas within the programme boundary that are 

recognised by communities and display common characteristics. These areas were selected 

following area reviews to identify neighbourhoods in need of HMR intervention. The reviews 

have allowed tailored programmes of activity to be delivered in response to local conditions 

and needs. The BNG area contains great variety, from areas close to the city centre to 

suburban estates and areas of market collapse (at the start of the programme period) to those 

where more focused intervention has been required to tackle weaknesses in housing supply 

and viability.  

1.12 BNG’s Advisory Group has recently updated the Strategic Commission Reviews to 

influence the development of the 2008-11 programme, and show how HMR and Growth can 

form part of a wider strategy for target areas. 

                                                      
1
 For HMR BNG operates within the specifically defined Pathfinder area where as the Growth Point 

covers the whole of Gateshead and Newcastle 
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1.13 The reviews establish a clear vision for each neighbourhood and for the BNG area 

overall; they also effectively link the role of the Pathfinder to the Growth agenda through the 

establishment of an additional evidence base, and have enabled the members of the BNG 

Board to make informed decisions, particularly around future Programme priorities. The 

Strategic Commission reviews also allowed BNG to clarify where it is necessary to revisit and 

update its evidence base, and to clearly identify where revenue resources are focussed.  The 

priority focus areas for intervention arising from the Strategic Commission Reviews were:  

• Scotswood (Newcastle) 

• Walker Riverside (Newcastle) 

• Bensham and Saltwell (Gateshead) 

1.14 BNG would intervene, though to a lesser extent and making best use of previous land 

assembly, in: 

• Felling (Gateshead) 

• Elswick Discovery Quarter (Newcastle) 

• Byker (Newcastle) 

• Benwell (Newcastle) 

• Dunston (Gateshead).  

 

1.15 Further, BNG would continue to monitor and work on specific interventions in 

Deckham, Teams and North Central. The decision not to invest in some areas was made 

because regeneration was already being delivered by other public and private sector 

partners.  

1.16 The tables below provide a summary of the BNG areas, demonstrating their varied 

characteristics and requirements for intervention. They are ordered to reflect those receiving 

the highest levels of BNG investment.  

Scotswood Benwell 

Overcoming negative perceptions is the biggest challenge facing partners regenerating the West End. 

BNG’s largest housing clearance area is focused around Armstrong Road providing the key driver to 

creating a better image for the area. The imminent appointment of development partners and launch of 

new build activity has the potential to change the perception of the area with the proposed public-private 

sector approach to provide a strong commitment to delivery. Early success is being achieved through 

targeted neighbourhood management and housing renewal initiatives. This ensures the confidence of 

the existing population so that they stay in Scotswood Benwell and are assured of the commitment to 

them as well as being attractive to new households. Delivering a wide choice of housing that is ‘future 

proofed’ is at the heart of the regeneration approach. 

 

Walker Riverside 

Walker Riverside exemplifies an area requiring significant intervention to develop sustainable 

communities and create a successful future. The area is highly accessible but has no centre, a very 

poor choice of homes for those wishing to buy and has reported high levels of population loss. Most 

households aspire to owner occupation which is under-represented in the area. Principal actions are to 

build a range of mainly family homes for owner occupation which will appeal to peoples’ aspirations for 

size, quality and distinctiveness. Early phases of new development provide visible signs of this change. 

The provision of replacement homes for rent, within mixed tenure developments, is also central to 

meeting the needs of existing households. Demolition of unsustainable properties will help to transform 

the area, and the new Heart of Walker will provide quality services and facilities, new school and 

improved infrastructure, green spaces, parks and leisure provision and access to health services to 

support new housing development. This combined development of residential properties and community 

facilities will provide a new identity for Walker that can help to retain existing and attract new residents. 
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Gateshead West Central 

This area covers the areas of Bensham and Saltwell, Teams and Dunston. The area has significant 

issues in terms of the quality and choice of dwellings that has resulted in the population declining over 

the last 20 years. Regeneration is tackling issues around housing quality and choice, to attract and 

retain residents. Increasing levels of home ownership will be secured through development of family 

homes for sale, whilst ensuring affordable housing allows first time buyers to enter the housing market. 

Demolition of unpopular areas suffering from market decline will help to open up sites in the heart of 

neighbourhoods. This is being accompanied by improvements to the current stock helping to reduce the 

numbers of long term vacancies and provide confidence in the area to support both existing and new 

stock. The appointment of Joint Venture partners will mark an important step in taking forward future 

development activity.  

 

The Elswick Discovery Quarter (EDQ) 

The strategy for the regeneration of the Elswick area has five principal components: (i) a new heart for 

Elswick on Elswick Road linked by a rejuvenated Elswick Park to a commercial area on Westmorland 

Road; (ii) two "Catalyst for Change" areas as a focus for early development: at the eastern, city edge 

and at the western Benwell end; (iii) Housing Change: restructuring the local housing market and 

improving both the rented stock and the environment of the estates; (iv) A suite of complementary 

measures covering education, open space, transport  and health services; and (v) Neighbourhood level 

interventions throughout Elswick. Riverside Dene is a key scheme in the area whilst the innovative 

conversion and extension of properties on Loadman Street has provided an early addition to housing 

choice in the area.  

For the Discovery Quarter, the objectives are to create: Newcastle’s next office quarter; a centre for the 

knowledge economy and Science City and a place for city living. It will also be an anchor for tourism 

development, a distinctive part of the city’s evening economy, providing a link between the City Centre 

and the West End of the city. An extensive site has been assembled to allow this development to be 

taken forward.  

 

Gateshead East 

Gateshead East covers the strategic intervention areas of Felling Bypass, Deckham and part of the 

Town Centre. Due to its location and development opportunities, the area has the potential to become a 

housing area where people will choose to live, work and spend time. Previous regeneration has 

provided a solid foundation with selective demolition and industrial change removing many of the issues 

that had undermined the area historically. The challenge now is to ensure that opportunities are fully 

realised and that small estates are reconnected through new developments and improvements.  

The focus for East Gateshead is therefore to construct a housing market which reconnects the existing 

social housing through a holistic approach, reconfiguring existing land uses and using new housing 

developments to create a sense of place and quality. Existing stock will be improved to make it more 

attractive, and increase confidence in the area to invest, diversifying the tenure within estates. The result 

will be a choice of quality housing that will attract new people and improve the offer to existing residents. 

Solid steps have already been made through the introduction of new build development and finalisation 

of the Joint Venture will provide the mechanism for future delivery. 
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Byker Ouseburn 

The creation of a new mixed, sustainable community has already started in the Lower Ouseburn Valley 

with an influx of new small businesses and the establishment of a series of visitor destinations. 

Developments including Lime Square and St Lawrence Road are attracting residents, and a number of 

future significant residential and mixed use schemes will contribute to the development of a new urban 

village. The intervention area is characterised by a lack of housing choice, being dominated by social 

housing in the Byker Estate, Byker Old Town, and Shields Road North areas. There are, however, 

excellent opportunities for tenure diversification, through the development of family housing for sale 

through the Byker Design Project or through smaller, more innovative exemplar schemes within the 

Ouseburn as part of mixed use developments. Improvements to the public realm and better 

neighbourhood management, together with the proposed BNG supported schemes should encourage 

and support an increasingly diverse community. 

 

 

North Central 

North Central is regarded as being a key entry point to the City with road and light rail transport modes 

all travelling through the area. The area contains successful sustainable neighbourhoods adjoining 

areas of failed and failing neighbourhoods. Cowgate is the major challenge to change and will be a core 

area of community involvement. Previous investment in the physical environment and change in tenure 

has largely been short lived in terms of success. There are now a number of key interventions 

underway, or planned, which will reinforce the positive image of North Central. This is primarily focused 

on ‘social’ interventions by the local authority, police, fire service and Your Homes Newcastle. New 

housing at Central Grange by George Wimpey provides a landmark for new development, whilst the 

improvements to Blakelaw Recreation Ground reflect the investment that is taking place in the non  

housing environment to create a safe and attractive residential location.  

 

1.17 BNG has a number of exceptional development opportunities, although current 

market conditions have inevitably slowed progress. Nevertheless, the major interventions 

areas have the potential to make a major contribution to the ambitions of both Local 

Authorities. Current market conditions and the need to secure and deliver significant private 

sector investment by developers and new home owners means that BNG and the 

stakeholders are now entering a crucial phase in the market renewal plans. 

Programme performance 

1.18 BNG has consistently delivered to its financial targets, defraying their funding 

allocation in each financial year. Site assembly has provided the programme’s financial focus, 

accounting for half of all BNG investment and forecast to continue as a major element of the 

programme during 2009-2011. A strong start was made in this intervention area at an early 

stage of the programme, providing a solid foundation for future investment by both the public 

and private sector. The other significant element of investment to date has been in the 

improvement of retained properties, accounting for one fifth of BNG investment, to support 

their sustainability and that of new build developments.  

BNG Spend by Activity            £000s 

  2003/04  2004/05  2005/06 2006/07  2007/08  2008/09  Total  

Site Assembly  5,880 15,590 16,547 9,493 18,975 19,045 85,531 

Improvements to Houses  1,660 4,261 5,963 7,016 10,236 5,615 34,750 

Others 1,264 1,404 2,434 2,096 2,123 1,344 10,665 

Planning  117 1,242 1,444 1,723 2,691 3,332 10,549 

Environmental Improvements 488 3,354 2,827 262 830 1,657 9,417 

Supporting Communities  157 2,348 2,657 1,011 1,415 1,138 8,726 

Site Development  12 145 48 1,399 4,641 1,829 8,074 

Total  9,577 28,345 31,920 23,000 40,910 33,960 167,712 

Source: BNG 2009               
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1.19 Of the £167m invested through BNG to the end of 2008/9, over half has been 

reported in Newcastle’s Strategic Investment Areas and a quarter in Gateshead’s Strategic 

Investment Areas. The areas reporting the highest programme spend have provided the focus 

of BNG’s land assembly programme, the highest cost element of BNG intervention reflecting 

the nature of activity required. The top five spending areas highlighted in the table below are 

also forecast to provide BNG’s ongoing focus for investment in the 2009-2011 period, 

reflecting the long term nature of transformational activity. This reflects BNG’s focus on three 

areas: Walker, Scotswood and Bensham. Investment to date provides the basis for the 

achievement of greater impacts in later years through the recycling of existing investment and 

attraction of private investment.  

BNG Spend by Area                                                                                                                 £000s 

  2003/04  2004/05  2005/06  2006/07 2007/08  2008/09  Total  

Scotswood Benwell 4,027 5,706 6,792 7,232 7,753 8,418 39,930 

Walker Riverside 571 3,770 3,886 5,034 9,099 5,120 27,480 

Bensham Saltwell 178 1,809 1,000 1,723 6,350 10,164 21,223 

Elswick Discovery Quarter 245 5,281 5,678 2,530 2,824 4,161 20,719 

Felling ByPass 1,165 2,838 2,211 2,429 6,579 1,763 16,986 

Byker Ouseburn 17 125 320 338 2,013 1,556 4,369 

Deckham 0 278 3,154 19 0 0 3,451 

Teams  0 189 289 714 2,197 0 3,388 

North Central 71 527 751 24 563 126 2,061 

Dunston  0 15 86 0 112 0 213 

Town Centre 0 0 0 0 92 0 92 

Gateshead Area Wide  813 5,076 4,824 1,643 1,770 1,368 15,495 

BNG Core Costs  1,491 1,065 1,100 1,147 1,283 579 6,665 

Newcastle Area wide 1,000 1,666 1,830 167 275 704 5,642 

Total  9,577 28,345 31,920 23,000 40,910 33,960 167,712 

Source: BNG 2009 

Level of spend  

  High  

  Medium  

  Low 

1.20 Reflecting the stage of the programme, BNG’s primary output achievements have 

been around land assembly and property improvement. A significant development 

programme is planned for future years on the land assets acquired through the programme. 

The first new build properties began to be realised through the 2006-2008 programme with a 

reduced programme of completions now forecast for 2008-2011 due to the market downturn.  

1.21 Output achievements largely reflect the investment programme with the highest 

number of acquisitions and demolitions reported in the area of highest programme spend, 

Scotswood Benwell. Other areas of significant investment, including Felling By-Pass and 

Walker Riverside, have also made major contributions to the programme’s output 

achievements. Although other areas report a lower level of activity, investment has achieved 

significant change at a local level.  



    

  8   

Core Outputs by Area 2003/04 - 2008/09 
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Scotswood Benwell 995 361 16 0.152 494 

Walker Riverside 501 180 133 1.69 495 

Bensham Saltwell 36 221 11 0.024 401 

Elswick Discovery Quarter 125 0 19 2.17 913 

Felling Bypass 491 213 77 4.29 1040 

Byker Ouseburn 76 6 0 0 274 

Deckham 29 0 0 4.72 0 

Teams 0 38 0 0.02 307 

North Central 120 2 0 0 64 

Dunston 0 0 0 0 0 

Town Centre 0 0 0 0 42 

Gateshead Wide 0 0 8 0.45 700 

BNG Wide  0 0 0 0 0 

Newcastle Wide  0 0 2 0 343 

Total  2,373 1,021 266 14 5,073 

Source: BNG 2009, Note: Ranked by level of spend 

Conclusions 

1.22 BNG continues to perform strongly at a time of great uncertainty due to the recession 

and uncertainty around future financial allocations. Finance and output targets have been 

continuously satisfied and the programme has prioritised investment areas to ensure those 

areas presenting the greatest need and opportunity for investment to benefit. Although there 

has been prioritisation, a watching brief is maintained across the area to allow interventions to 

be introduced as necessary if market conditions significantly change.  

1.23 Having invested £39m in Scotswood Benwell and £27m in Walker Riverside, there is 

a need to prioritise the building of new housing. In these two areas alone, 1,500 properties 

have been demolished and there is a danger that without significant new build the areas will 

have been weakened rather than renewed.  
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2 BNG's Evidence Based Approach 

 

Summary: Evidence base 

BNG’s evidence base is recognised as an important asset for the organisation both internally 

and externally. Ongoing investment in a research programme that in recent years has 

become increasingly operationally focused has ensured that BNG have the information 

required to inform investment decisions, make the case for ongoing funding and assess the 

impact of investment to date. BNG and local authority systems also provide a rolling tool to 

monitor housing markets and measure neighbourhood vitality. 

Research has enabled BNG to secure a greater understanding of segments of the market 

(including the private rented sector and new build), the aspirations of local residents, the 

views of stakeholders and market change to date and future prospects, all of which have 

informed investment decisions in later years of the programme. There has been a clear 

rationale for the BNG research programme with the possible exception of the sectoral 

analysis which does not appear to have informed BNG’s activity. 

The following points can be made against the individual elements of research considered: 

• Neighbourhood Renewal Assessments – an early source of evidence to inform the 

nature of intervention in private housing stock that continues to inform activity; 

• Community consultation (2005) – demonstrated support for BNG’s vision and 

ensured that the view of local residents informed future investment proposals and 

approaches; 

• Estate agent and lettings agent surveys (2005-2007) – provided an important 

appreciation of market dynamics and identified points for consideration by BNG. 

Ongoing survey work is recommended to ensure a current market perspective is 

maintained and development activity is publicised; 

• New build buyers survey (2006) – provided an understanding of the characteristics of 

new build buyers and the key factors informing their purchase decision. Also 

provided a prompt to greater joint working between the local authorities; 

• Housing market intelligence (2006 onwards) – an important source of rolling market 

updates to allow consistent monitoring and sharing of findings with Board members; 

• Work here, like to live here (2007) – identified the housing preferences of graduates 

and workers and their perceptions of the BNG area to inform future activity; 

• Private rented sector (2007) – secured an insight into the nature of the sector, 

including target areas and property types and the experience of landlords. Identified 

priorities that have informed future activity in the sector; 

• Modelling future housing markets (2008) – provides a market perspective to inform 

future investment decisions and allow BNG to prepare for future change; 

• Value of design (2008) – recognises the multi-faceted value of good design to inform 

future requirements as part of BNG development activity; 

• Housing options (2008) – establishes practical measures to enable BNG to respond 

to challenges around market uncertainty and restricted mortgage availability; 

• BNG impact assessment (2009) – allows the impact of investment to date to be 

considered whilst addressing Audit Commission recommendations.  

Overall the evidence base is strong with a focus on understanding the market and has 

informed investment decisions. The review identified limited areas for further investigation, a 

number of which (including securing further information regarding take up of new build units 

and the frequency of survey work) are understood to already being considered by BNG.  
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Introduction 

2.1 To shape the projects and programmes delivered and planned for the future, BNG 

has assembled a comprehensive evidence base which has been valued both internally and 

externally with the Audit Commission consistently rating BNG as "performing strongly" in its 

assembly and use of the evidence base. This has helped BNG to develop a detailed 

understanding of the interventions required to attract and retain its target markets, and 

thereby achieve long standing market renewal.  

2.2 From 2008-09, BNG has developed an operationally focussed programme of 

research to inform the current Pathfinder activity, which will aid continuous improvement, and 

inform the future investment programme. Internal BNG and Local Authority systems for 

monitoring housing markets and measuring neighbourhood vitality are also being effectively 

used as tools for monitoring progress and making informed decisions on investment priorities.  

2.3 This section of the Impact Report examines the ways in which the evidence base has 

informed development and implementation of the Investment Programme across the 

Pathfinder area. The research is presented in date order below to demonstrate how BNG has 

continued to develop understanding of market conditions and to illustrate the manner in which 

the research findings have informed the forward programme. 

Neighbourhood Renewal Assessments (NRAs) 

2.4 Neighbourhood Renewal Assessments (NRAs) identified early priority intervention 

areas. They determined early priorities for intensive intervention in private stock and guided 

the form of intervention to be taken, including the introduction of a strong focus on stock 

renewal in Arthur’s Hill. The outcomes of the NRAs have continued to inform the phased 

approach being taken.  

Community Consultation (Summer 2005) 

2.5 Consultation with communities lies at the heart of the BNG intervention programme. 

Consultation has not only helped to define the programme; it has helped to define resident's 

perceptions over what constitutes a "great place in which to live", and has captured the views 

of both the community and stakeholders. The feedback from the community consultation 

indicated that there was broad agreement and widespread support for BNG’s vision and the 

priorities that enable the vision to be achieved. Key figures indicate that over 60% of the 

respondents believed that there was a need to increase home ownership, nearly 80% 

believed that there was a need to provide a better choice of housing and over 70% agreed 

that improving neighbourhoods through partnership was the most viable approach to 

regenerating these areas. Ongoing involvement (including as outlined in Section 6) ensures 

that local residents continue to inform investment proposals.   

Estate Agents and Letting Agents Survey (2005-2007) 

2.6 Between 2005 and 2007, BNG undertook an annual survey of estate agents. This 

was expanded to include letting agents in 2006 and 2007 to understand the wider market in 

which Pathfinder activity was being delivered. It is understood that whilst there has been no 

survey since 2007, BNG intends to reinvigorate the engagement of estate agents and 

discussions are ongoing with RICS to agree an appropriate approach.   

2.7 In 2005, the survey identified the factors that encourage people to move into, stay in 

or leave local areas, focused on changes over the previous 6-12 months and anticipated 

changes over the coming 6 months. In particular, the survey provided qualitative information 

in support of BNG’s Land Registry and Hometrack house price data analysis, and identified 

that the number one priority for local purchasers was purchase price, with the second most 

important factor being location. Other key issues highlighted the fact that first time buyers 

were increasingly being priced out of owner occupation, with many reluctantly settling for 
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rental accommodation. Estate agents felt there was a need for more lower-priced new build 

housing locally, a factor which has influenced the BNG programme. Crucially, the majority of 

estate agents demonstrated enthusiasm about the Pathfinder and felt that it would help to 

regenerate the Newcastle and Gateshead area.  

2.8 The 2006 survey found that most of the previous year’s predictions had been correct. 

Notably, rising house prices had led to a reduction in investor activity as there were fewer 

remaining properties at the lowest end of the market which had the potential for large capital 

growth. Private renting continued to be a major part of the BNG market as potential first time 

buyers looked to the rental market until they were able to afford home ownership. This 

information has helped BNG and the local authorities to adapt the approach to private rented 

sector interventions in response to a more detailed understanding.  

2.9 By 2007 the housing market context had changed considerably due to a number of 

impacting factors. Changes in the global economy were beginning to have an effect, and the 

resultant credit crunch resulted in lenders being unwilling to lend at higher loan/value ratios or 

to perceived higher risk lenders (including both borrowers and developers). This necessarily 

impacted on the core BNG areas which are known to have high proportions of first time 

buyers. The estate agents predicted that there would be a drop in house prices lasting 12-18 

months. Increased numbers of repossessions were also becoming evident in the Pathfinder, 

demonstrated by properties being brought forward for sale at auction. 

2.10 Despite the weakening market, the 2007 survey found that the pathfinder 

neighbourhoods remained key market areas for first time buyers, who accounted for 60-75% 

of purchases in the Pathfinder area. Estate agents also commented that families were more 

likely to move out of the pathfinder area due to a lack of aspirational housing.  

2.11 The 2007 report provided some key recommendations to BNG including: 

• Broadening the housing range and bringing land forward for development as soon 

as possible; 

• Continued monitoring and support of the private rented sector; 

• Continued marketing of the area to combat negative perceptions of the pathfinder 

as a place to live; 

• Promote stamp duty exemption in the Pathfinder for properties sold under 

£150,000; 

• Measure market stability through monitoring the number of properties from the 

pathfinder area that are sold at auction; and 

• Communicate more effectively with estate agents and letting agents to monitor 

market stability. 

2.12 With no survey having been undertaken since 2007, it is not possible to assess with 

any confidence whether market stability has been monitored through the course of the 

recession. A comparison to the 2007-08 survey would be beneficial to compare the 

perceptions that are held about a particular area during an economic downturn and the 

housing market. This external perspective would establish whether the decline in prices has 

reached its lowest point, and would help to identify potential responses.  

New Build Buyers Survey (April 2006) 

2.13 The New Build Buyers Survey (completed in March 2006), aimed to provide a better 

understanding of the new build housing market in the BNG area.  One of the key aims of the 

survey was to provide insight into the differences in housing preferences which exist between 

people living inside, and those living outside the pathfinder boundary. It was also important 

that the survey could be used to define different housing submarkets and to understand how 

choices differ within and between these submarkets. 



    

  12   

2.14 The main findings from the survey of both the pathfinder and surrounding areas 

include: 

• Higher preference for new build properties from single people, couples and 

younger families; 

• Mixed tenure developments were not considered popular, currently there are 

negative perceptions from respondents towards this type of development; 

• There are negative perceptions of the Pathfinder area and the neighbourhoods in 

it, particularly in relation to crime and the environment; 

• Strong preference towards 3 bedroom semi-detached and 3 and 4 bedroom 

detached properties; 

• Two main compromises are made when moving house; not being able to afford a 

property in their preferred location and not finding the right size of property in their 

preferred location; 

• Services and the environment are important neighbourhood factors considered 

when choosing a property.  

2.15 The study has helped to define the type and quality of new housing required, 

assisting BNG to deliver sustainable communities within the pathfinder. It also identified some 

of the key challenges and opportunities related to providing such housing.  

2.16 The research (particularly the development of the Core Strategy) has also 

strengthened the joint working between the Newcastle and Gateshead Authorities and BNG. 

Key recommendations to implement operational change and focus resources within BNG 

include further liaison with local and regional planners to develop policies that are aligned and 

which will deliver the scale and quality of housing required. Such policies will include a mix of 

incentive and control for developers, encouraging them to develop innovative means of 

funding and delivering the right type of housing (i.e. the right design, size, tenure) and which 

is demonstrably good value for money.   

Housing Market Intelligence (2006 onwards) 

2.17 Since 2006, the BNG Board has received HMI (Housing Market Intelligence) reports 

on a regular basis. The reports provide the Board with a comprehensive suite of indicators 

that identify changes within the market, and demonstrate the impact that the interventions of 

BNG (and other partners) are having. This enables the performance of the Programme to be 

measured against the targets agreed with CLG, and provides the Board with an opportunity to 

consider how best to continue to tackle the various challenges within the Pathfinder. 

2.18 Each HMI report presents the same datasets over time, updated as necessary, 

allowing the progress that has been made against the HMR targets to be easily reviewed and 

understood. This approach means that it is relatively easy to monitor and identify trends in the 

housing market in the areas where BNG is active. 

Work Here, Like to Live Here (2007) 

2.19 The Work Here, Like to Live Here research papers were commissioned by BNG in 

late 2007. The two reports (one focusing on all workers, the other on students and graduates) 

provided a strategic overview of the characteristics and housing needs of people working 

locally, and presented other influencing and contributory factors that shape housing choices 

and inform policy and strategy decisions. The two studies enabled BNG to develop their 

policies for site specific activity throughout the Pathfinder area. Key findings included:  

• younger people have a greater propensity to move house, and also to live in the 

pathfinder. They also consider buying houses in non-traditional ways such 

obtaining a mortgage with friends and using their parents as guarantors.  

• a need to rebalance the housing tenure profile within the BNG area, particularly by 

introducing more housing for private sale. The analysis recommended promoting 
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the development of a broader range of housing types (family housing, detached 

and semi-detached housing), but also flexible housing.  

• Perceptions of the BNG neighbourhoods amongst the target groups indicated a 

lack of awareness of the possible housing options provided in the Pathfinder area 

and the awareness of neighbourhoods within it. This perception led to strong 

marketing in order to raise awareness and combat negative perceptions of part of 

the Pathfinder. 

2.20 These findings have since shaped the work of the Pathfinder. 

The Private Rented Sector (2007) 

2.21 Private sector landlords were surveyed in February 2007, responding to the scale of 

the sector within the BNG area. The study provided BNG with an overview of the private 

rented sector, its activities and the way in which it has operated within the Pathfinder area. 

BNG gained an insight into the types of property typically managed by the PRS, the broad 

geographic areas of activity, the perceived market in which landlords operate and the 

experiences that landlords have of managing a portfolio of properties and tenants. 

2.22 The study established a consensus amongst stakeholders and landlords that the PRS 

in the pathfinder area is relatively buoyant, with landlords in Gateshead reporting a relatively 

healthy market, a factor attributed to the regeneration of Newcastle city centre, the cultural 

revival of the Quayside areas of both cities, and the relative un-affordability of home 

ownership for many households. Landlords were optimistic over future growth in the sector 

and despite concerns over the high level of competition, in 2007 the majority of landlords 

expected to expand their portfolios over the coming years; this was most likely amongst 

landlords with large portfolios and accredited landlords.  

2.23 The study established a set of priorities and actions for BNG to take forward in future 

years. The study noted that there are no easy solutions to the problems confronting policy 

makers and practitioners working with private landlords and it would be foolhardy for the study 

team to offer some here. The priorities were to: 

• continue to work to improve standards in the sector and continue to support the 

work of Newcastle Private Rented Project and Gateshead Private Rented Sector 

Team.  

• to endorse accreditation and landlord engagement, while accepting there will be 

some landlords who will be reluctant to go down this route. 

• to continue to work with landlords, residents and other stakeholders  e.g. through 

the Regional Conference.  

• to improve and update housing market intelligence, pooling knowledge so to target 

interventions at areas most in need, typically those in transition and recognised 

neighbourhood management areas. 

2.24 The PRS Interventions that are being taken forward have been tailored in response to 

the survey.  

Sectoral Analysis (2007) 

2.25 BNG together with various other funding partners (including the Arts Council) have 

commissioned a number of sector based research studies
2
. These have attempted to add 

value to the local market knowledge, and have strengthened the evidence base that BNG 

hold, but have not significantly dictated the strategic Programme of activity.  

                                                      
2
 For example, the Creative and Cultural Sector was the subject of a report completed by Urbanistix in 

May 2007.  



    

  14   

Modelling Future Housing Markets (2008)  

2.26 Research undertaken by Herriot Watt University in 2007 modelled the future housing 

markets within the BNG area enabling BNG and the two Local Authority partners to 

understand the impact of their interventions on the housing market over time. The report 

makes clear recommendations on the types of intervention that will have the most impact on 

future housing markets in the BNG area.  

2.27 The study demonstrated that demolitions are expected to continue, with the amount 

of land that is being released being much greater than the number of extra units that are 

completed. New house-building output concentrated in certain areas of change, particularly 

those close to the two city centres, is expected to generate greater change across a range of 

market outcomes. Social renting is expected to reduce in the BNG areas, with significant rises 

in private renting. Owner occupation is also envisaged to rise in the areas of change 

compared with very little growth nationally. In terms of housing stock, areas of change will see 

a reduction in their share of flats against a static picture nationally, and probably some 

increase in detached houses.  

2.28 Broadly, the effects of intervention are envisaged to be positive, as better housing 

and a higher quality environment attract more households and a better social mix into the 

BNG area. The impacts are broadly in the desired direction for house type mix, home-

ownership, poverty, and vacancies, with modest positive effects on prices. The model 

confirms the track that BNG have adopted, and has informed the development of the 2008-11 

programme.  

The Value of Design (2009) 

2.29 BNG together with the 8 other Pathfinder areas commissioned research to promote 

the Value of Design. This aims to influence and guide decision makers at all levels in enabling 

and reviewing schemes as they are brought forward. Value in Design is not just about 

identifying value in monetary terms, but also in terms of place-making and what residents 

consider provides value for them.  

2.30 The research assessed the views of private sector developers, residents and 

practitioners as to what constitutes good design both in the home and in the public realm. In 

concluding, the research put forward a series of recommendations regarding the future use of 

Pathfinder funds, stating that Pathfinders should use public sector funding to: 

• Focus development on place-making; invest in place and public realm. 

• Deliver high quality, well designed homes. 

• Invest in the right design team including appropriate specialists. 

• Create a clear vision that is shared by the whole development partnership.  

Housing Options (2009) 

2.31 The Housing Options work has further demonstrated how BNG has been actively 

seeking solutions to aid the delivery of the Programme. In recognition of challenges to 

mortgage access and market uncertainty, this commission provides BNG with the information 

required to increase access to home ownership. Practical measures are being established as 

a result of the research to help maintain market interest and allow future phases of delivery to 

progress.  

BNG Impact Assessment (2009)  

2.32 This current commission is intended to demonstrate the impact of BNG investment 

and the relationships that have been established to date. This is an important step in allowing 

BNG to build on the already extensive evidence base and expand their understanding of 

programme achievements ahead of that of many of their contemporary organisations. This 
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will help BNG to demonstrate their case for future support to the Audit Commission and CLG 

whilst providing an opportunity to consider future priorities in light of the outcomes revealed. 

Responding to market change  

2.33 BNG has also been effective and swift in responding to the recession, although the 

degree of change evident in the response caused some concerns to be expressed by the 

Audit Commission. Whilst BNG has had to make some short term amendments to the 

Programme, the partnership remains committed to the achievement of long term market 

renewal throughout the Pathfinder area. Ongoing monitoring of market conditions will enable 

BNG to determine when is appropriate to switch the focus back to development. This study 

assists with addressing the Audit Commission's concerns, enabling BNG to reflect on the 

delivery of the Programme and its achievements to date, and to take stock of where - and 

what - future activity should be.   

Conclusions 

2.34 BNG have made significant investments in the programme’s evidence base, drawing 

together the intelligence and resources of the two local authorities and greatly expanding 

knowledge of the housing market. There is a strong sense that research has been conducted 

for a purpose and that findings have been used by the BNG Advisory Group and Board to 

inform place based reviews and to prioritise areas and projects for investment. This approach 

has allowed BNG to add value to resources within the local authorities and provides an area 

of opportunity to be investigated further even in the absence of future HMR resources. 

2.35 BNG has commissioned research as the programme has faced new challenges and 

is an exemplar in Pathfinder circles in terms of its collaborative approach and its forward 

looking programme. The value of BNG work has been acknowledged by the major 

stakeholders, and independently by the Audit Commission.   

2.36 There are a number of elements of the evidence base that could potentially be 

strengthened, while taking account of constraints on budgets and capacity. The areas for 

consideration are: 

• understanding factors affecting supply (developers’ ability/willingness to invest) 

and demand (for home ownership and rent, and constraints on key groups);  

• residents’ profiles – an understanding of the characteristics of new home owners 

and those renting apartments (where they came from and why they moved) would 

help to assess the impact of BNG and would be a useful marketing tool in 

discussion with developers. It is understand BNG are currently developing an 

approach to this issue in response to Audit Commission recommendations; 

• frequency of survey work – regular surveys are required to allow BNG to measure 

change over time against a consistent set of questions;  

• core housing market indicators – whilst the HMI reports have greatly enhanced 

market knowledge gaps to remain in the evidence base. Understanding change in 

tenure is one core indicator that would add to BNG’s understanding of 

transformation; and 

• further developing collaborative arrangements – BNG has led the development of 

the programme’s evidence base. At a time of great budget pressures, 

opportunities to share the cost and staff implications of data collection and 

analysis could be further investigated to minimise potential duplication. This may 

include greater joint working with ONE and 1NG as examples.  
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3 Change in Housing Market and Socio-economic 

Conditions 

Summary: Change in housing market and socio-economic conditions  

Introduction  

This section highlights changes in some of the key housing and socio-economic indicators 

since the BNG programme launched. Indicators have been selected to recognise BNG’s role 

in supporting the housing market and creating places where people wish to live. 

Housing market change   

The housing market in the BNG area has been hit by the recession in common with national 

trends with sales figures showing significant declines since 2007. Median house prices fell 

during 2008/9 with the decline in the BNG area above Newcastle and Gateshead wide trends. 

Lower quartile prices in the BNG area also remain below average. New build sales have 

formed an important element of the BNG market relative to Gateshead and Newcastle wide 

trends. Increasing stock diversity remains a priority for BNG.    

Demographic change 

BNG’s population has grown from the 2005 base although latest figures suggest that it 

remains below identified targets. Over the past five years BNG has reported growth in the 

population aged 25-44, a target sector for the area. Local estate agents suggested that this 

reflects renewed interest in the area from younger first time buyers.  

Social change and deprivation 

Comparison of 2004 and 2007 IMD data shows that deprivation across the BNG area has 

reduced with the point reduction being greater than that reported across both Newcastle and 

Gateshead as a whole. In common with trends across the country, Job Seekers Allowance 

claims in Newcastle BNG and Gateshead BNG have increased as those previously on other 

benefits have been transferred to JSA coupled with the recession. Levels of housing and 

council tax benefit claims also remain higher in Newcastle BNG and Gateshead BNG area 

than citywide levels. Incidents of major crimes have reduced across the BNG area since 

2003/4 with reductions against a number of measures greater than those reported area wide.  

Changing perceptions 

Overall satisfaction in the BNG area increased between 2006/7 and 2008/9 from 62% to 71% 

in Newcastle and from 54% to 69% in Gateshead. Although rates remain below the city wide 

levels the gap has narrowed.  

Monitoring change at the neighbourhood level 

A sample of six key indicators (median house prices, vacancies, long term vacancies, 

population aged 25-44, JSA claimants and domestic burglary) were selected to demonstrate 

change across the SIAs over time. Statistics for 2003/4 to 2008/9 were used where possible 

although it is recognised that the later data has been affected by the economic recession and 

market downturn.  

The analysis showed that Byker Ouseburn, Deckham and Scotswood Benwell showed the 

greatest level of change. At the BNG level, the area has tended to match or exceed the 

performance of the two Local Authorities for a number of key indicators, even where the 

overall situation has been deteriorating. It is possible to conclude that in relative terms the 

Pathfinder has been improving, although it continues to lag behind the average performance 

of the Local Authorities on some important indicators. Positive change in resident satisfaction 

levels, narrowing the gap with citywide figures, is an important achievement.  
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Introduction 

3.1 BNG's investment against a series of key indicators has been tracked by the core 

team and Local Authorities over time. This section highlights changes in some of the key 

housing and socio-economic indicators since the BNG programme launched in 2003/4. The 

data selected recognises BNG's role in supporting the housing market and creating places 

where people wish to live, supporting change across a wider range of indicators. This is 

summarised below: 

Objective Indicators 

Stabilise and increase the population Demographic change 

Increase housing market vitality Sales transactions 
Property turnover 
House prices 
Vacancies 
Council Tax Band 

Reduce benefit dependency and worklessness Index of Multiple Deprivation 
JSA claimants 
Housing and Council Tax benefit claimants 

Increase resident satisfaction Resident survey results 

Increase feelings of safety Recorded crime 

3.2 In this section, data is presented at the BNG level and illustrates trends against 

national performance. Change at a Strategic Investment Area level is considered through 

Chapter 4 and the extent to which investment has contributed to change in Chapter 5.  

Housing market change 

3.3 BNG have provided a Housing Market Intelligence Update for September 2009 as the 

most recent report available. This report responds to the BNG objective to gather and 

interpret housing market intelligence as key to determining the Housing Market Renewal and 

Growth Programme in order to proactively respond to the current market. The HMI update 

reviews housing market change since the Scheme Update in 2005.   

Sale Transactions 

3.4 The number of sales across the pathfinder has fluctuated since the beginning of 

2006/07, mirroring patterns in the non-BNG and local authority areas. Since early 2008, there 

has been a pronounced decline in the number of sales as a result of the economic recession. 

The latest data shows that sale transactions across the entire pathfinder area has reduced 

significantly since 2007 with only 206 sales in January to March 2009 compared to 419 in the 

previous year. Sales in both the Newcastle and Gateshead BNG areas were lower than in the 

non-BNG areas and the respective local authority areas (Gateshead BNG area being the 

lowest at just 57 sales between January and March 2009).  

3.5 The September 2009 Housing Market Update also highlights that the pathfinder sales 

for the 2008/09 financial year reduced by 59% from 2,804 (2007/08) to 1,142. This compares 

to a decrease of 61% (from 3,886 to 1,500) in Gateshead and 53% (from 4,666 to 2,210) in 

Newcastle.  

3.6 New sales form an important part of the market in the Gateshead BNG area (16% of 

transactions) compared to the borough as a whole (7.5%). In the Newcastle BNG area, 14% 

of transactions involved new build properties, compared to 15% for Newcastle as a whole. 

The most common form of new build units sold in 2008/09 was flats (47%).  
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Sale Transactions: Land Registry
Source: BNG Sept 2009
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Property Turnover 

3.7 This data is based upon changes in council tax liability. The indicator provides a rate 

that shows the number of properties that have change liability twice or more per 1,000 

properties. It appears from the data that turnover has increased in the Newcastle and 

Gateshead BNG areas as well as the local authority areas. Since 2004/05, the Gateshead 

BNG area has experienced the greatest increase, which at 36% is more than double the 

Gateshead local authority increase of 17%. In contrast, the Newcastle BNG area has 

experienced an increase lower than that of Newcastle (8% in comparison to 11%).  

Property Turnover (per 1000 properties)  

Area  2004/05 2005/06 2006/07 2007/08 2008/09 

Newcastle BNG 58.8 43.2 52.7 62.2 63.7 

Newcastle 54.8 44.8 52.5 60.2 60.9 

Gateshead BNG 73.4 85.0 91.0 96.4 100.0 

Gateshead 45.8 48.7 50.4 52.8 53.4 

Source: LA Data 2009 

 

House Prices 

3.8 The BNG Housing Market Update 2009 provides detailed information on house price 

change over the period since Apr-Jun 2006 up to Jan-March 2009. The report states that 

median and lower quartile prices have now generally fallen across most areas of BNG, as 

they have nationally, following increases between 2006/07 and 2007/08.  

3.9 Additional information available from the local authorities allows the trend to be 

tracked back to 2004/05. Despite the decline over the past year, both of the BNG and local 

authority areas have experienced an overall increase in median house prices when 

comparing 2008/09 to 2004/05. This was greatest in Gateshead where prices have increased 

by 17%, closely followed by the Gateshead BNG area which experienced an increase of 14%. 

The increases in Newcastle were more modest, with the local authority area experiencing a 

lower increase (4%) than the Newcastle BNG area (5%). Across all areas this highlights that 

previous growth has been at a level that counteracts the decline since 2007/08.  
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3.10 Looking at the rate of decline since 2007/08, the BNG areas have experienced a 

much shaper decline than the local authority areas, suggesting that the impact of the 

recession on house prices is more pronounced in these areas. The largest decline has been 

in the Newcastle BNG area where median house prices have fallen by 16% compared to 4% 

in the local authority area. Median house prices in the Gateshead BNG area have been 

subject to a decrease of 12% compared to 5% in the local authority area.  

Median House Prices (£) 

Area  2004/05 2005/06 2006/07 2007/08 2008/09 

Newcastle BNG 91,372 112,009 113,675 115,138 96,750 

Newcastle 132,000 143,000 142,738 142,000 137,250 

Gateshead BNG 83,500 93,000 98,313 108,431 95,438 

Gateshead 99,950 110,000 116,988 122,426 116,750 

Source: Sept 2009 BNG HMI Report and LA Data. Note: the annual figures from the HMI 
Report (2006/07 onwards) based on an average of four quarters 

 

3.11 Lower quartile prices in the Newcastle BNG and Gateshead BNG areas have been 

consistently lower than values for local authority areas in general, although values have held 

up well in Gateshead since 2007/08, widening the disparity with the Gateshead BNG area 

(Gateshead experienced the lowest level of decline at 4% in comparison to 10% in the 

Gateshead BNG area). Similarly the decline in values in Newcastle has been more 

pronounced in the BNG area than the local authority (16% in comparison to 11%). Entry level 

homes are now more affordable across the Pathfinder area than in previous years with 

several areas reporting lower quartile prices of between £60,000 and £70,000.  

Lower Quartile House Prices (£) 

Area  2006/07 2007/08 2008/09 

Newcastle BNG 83,188 89,250 75,406 

Newcastle 107,531 108,250 96,000 

Gateshead BNG 77,719 84,656 75,872 

Gateshead 89,113 93,738 89,670 

Source: Sept 2009 BNG HMI Report and LA Data. Note: the 
annual figures from the HMI Report (2006/07 onwards) based 
on an average of four quarters 

3.12 Lower quartile prices for new build properties were circa £110,000 in the Gateshead 

BNG area, £11,000 less than elsewhere in Gateshead. In Newcastle, lower quartile prices for 

new build were £73,750 in BNG west, £85,000 in BNG east and over £93,000 in the rest of 

BNG North Central compared to £132,000 for Newcastle City in general. This suggests that a 

value gap remains.  

3.13 Estate agents operating in the BNG areas of Newcastle and Gateshead have stated 

that the market downturn has had the greatest impact upon sales in the city centres where 

there has been significant new build activity, primarily of apartment units. Much of this stock 

has been reduced in price by between 25-50% to secure sales. The impact of the recession 

has been felt across the city although on a smaller scale; properties that have been hit the 

hardest have tended to be new build, especially flats and detached properties at the upper 

end of the market.  

3.14 Local estate agents have suggested that the people who have been hit the hardest 

are first time buyers although the situation is improving and more first time buyers are 

showing an interest in the Pathfinder areas where there are visible signs of improvement 

through regeneration activity.  
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Vacancies 

3.15 Vacancies in the Newcastle BNG area have decreased slightly between 2006/07 and 

2008/09 from 6.9% down to 5.6%, largely in line with the decrease across the Newcastle local 

authority area. In both the Gateshead BNG area and local authority wide the number of 

vacancies has risen over the same period. This reflects the stage that land assembly and 

demolition activity is at. 

Vacancies 

Area  2006/07 2007/08 2008/09 

Newcastle BNG 6.9% 6.3% 5.6% 

Newcastle 5.8% 5.3% 4.7% 

Gateshead BNG 6.4% 6.7% 7.0% 

Gateshead 3.9% 4.1% 4.3% 

Source: BNG HMI Report 2009 

 

3.16 The pattern for long term vacancies is similar with decreases in the Newcastle BNG 

area and Newcastle wide and slight increases in both of the Gateshead areas. The increase 

in long term vacancies in the Gateshead BNG area has been more pronounced than that of 

short term vacancies, compared to negligible difference between the increases in the local 

authority area.  

 

Long Term Vacancies 

Area  2006/07 2007/08 2008/09 

Newcastle BNG 5.5% 4.6% 3.7% 

Newcastle 4.4% 3.7% 2.9% 

Gateshead BNG 3.0% 3.6% 4.2% 

Gateshead 2.3% 2.5% 2.6% 

Source: BNG HMI Report 2009 

 

Stock diversification 

3.17 The HMI report for January 2009 states that one of the key challenges still faced by 

the Pathfinder is the lack of choice. 40% of stock is owner occupied, 33% of stock is flatted 

and nearly 82% of properties fall within Council Tax band A.  

3.18 The target increase in owner occupation in the BNG area for 2018 was set at 53.1% 

in the Scheme Update with an interim target of 44.6% by 2008. The estimated figure for 2008 

was 47% and subsequent targets for 2011 and 2018 have been revised downwards to 48% 

and 51 % respectively, which if achieved will result in significant tenure change. 

Demographic change 

3.19 Increasing the 25-44 year old population is a key target for BNG as it has been 

suggested that in previous years the area has suffered from high transience of this group who 

have generally tended to settle elsewhere. Estimates based on resident population statistics 

available through neighbourhood statistics have been calculated for each of the BNG areas to 

allow this trend to be tracked. Given that the data is only available at Middle Layer Super 

Output Area, a geography which does not always match the boundaries of the BNG areas, 

the calculations were based on the proportion of total properties in each MLSOA that are 

within BNG strategic commission areas and the BNG area overall. A note explaining these 

calculations is included in Annex A.  

 



    

  21   

3.20 The data suggests that following a slight decline to 2004/05 both of the BNG areas 

have increased the population in this age group. Gateshead BNG has seen by far the 

greatest increase at 35% and this is especially positive when compared to the trends in the 

Gateshead local authority area whereby the age group decreased by 6%.  
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3.21 Within this group there is a suggestion from estate agents that increase may be 

coming from the younger end of the group to include first time buyers who remain interested 

in becoming home owners in affordable areas. At the upper end of the age group however 

there is a suggestion from local agents that the accommodation available is not entirely suited 

to families and that there is a need to diversify stock to provide more family homes with larger 

footprints as well as outside spaces. 

IMD Deprivation Domains 

3.22 Levels of deprivation and the change over time in the Pathfinder has been measured 

by a number of indicators, these include Index of Multiple Deprivation (IMD) data, the rate of 

Job Seekers Allowance (JSA) and housing and council tax benefits claimants (per 1000 

properties).  

3.23 This indicator is based on the single deprivation score generated by the IMD which 

combines a number of domains that cover a range of social, economic and health issues. The 

data is available for LSOAs and Local Authorities. An LSOA best fit geography has been 

defined for the strategic investment areas and Pathfinder. The score for each of these areas 

is based on a weighted average (determined by the number of properties) of the LSOA IMD 

score. Both of the BNG areas have reduced deprivation levels between 2004 and 2007 and 

this has also been at a slightly greater rate than the reduction in the local authority areas.  
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Deprivation
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JSA claimants 

3.24 The number of residents per 100 properties claiming Job Seekers Allowance (JSA) in 

the Newcastle BNG area has increased by 10% between 2004/05 and 2008/09. Despite the 

proportionate increase being lower than that of Newcastle (13%) the rate remains much 

higher than the city average, at 67.8 in comparison to 46.6 in 2008/09.  

3.25 The Gateshead BNG area has experienced a much higher increase at 24%, which is 

also above the local authority area increase of 18%. Growth in JSA claimant levels reflects a 

national trend as claimants have been transferred from other types of benefits, such as 

Incapacity Benefit, towards employment.  
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Housing and Council Tax Benefit Claimants 

3.26 The number of residents per 1,000 properties claiming council tax benefit has 

remained higher in the both BNG areas compared to the respective authorities.  Both the 

Newcastle BNG area and Newcastle as a whole have reduced the number of claimants per 

1,000 properties since 2004/08, the local authority reduction was slightly more pronounced at 

8% compared to 7% in the BNG area. Gateshead and Gateshead BNG have however 

experienced increases of 3% and 2% respectively.  
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Levels of recorded crime 

3.27 Across the BNG area there has been a reduction in incidences of most major crimes 

since 2003/04. This has been most significant in the level of recorded incidences of criminal 

damage per 1,000 properties which has reduced by 35% in the Newcastle BNG and 32% in 

Gateshead BNG area compared to -31% in Gateshead and -29% in Newcastle at a local 

authority level. There has however been variable change in the level of recorded drug abuse 

offences per 1,000 properties. Whilst Gateshead and the Gateshead BNG area both 

experienced decreases (43% and 7% respectively), Newcastle and the Newcastle BNG area 

have witnessed increases of 8% and 6% respectively.   

Changing perceptions  

3.28 In 2006/07 BNG carried out a survey of residents in the Pathfinder area to gauge 

perceptions of the place in which they live compared to those living outside the Pathfinder 

area. The surveys are largely the same for both Gateshead and Newcastle and comprise 

approximately 40 questions related to neighbourhood management, community cohesion, anti 

social behaviour, provision of council services and facilities. All questions asked were 

replicated across the two sections of the Pathfinder in Newcastle and Gateshead apart from a 

number of questions related to perceptions of neighbourhood improvement and community 

safety, satisfaction with housing choice and overall satisfaction with transport and 

environmental services which were not asked in the 2006/07 survey within Gateshead.  



    

  24   

3.29 This survey was repeated in 2008/09. Gateshead have followed a very similar 

approach to the 2006/07 survey with the addition of neighbourhood improvement and housing 

choice questions. Newcastle has used a reduced number of questions focused primarily on 

neighbourhood satisfaction, anti-social behaviour, the council and services.  

3.30 Overall satisfaction in 2006/07 within the BNG area of Newcastle was 62% totally 

satisfied compared to 84% in the rest of the city. Satisfaction levels had improved by the time 

of the 2008/09 survey to 71% satisfied compared to 86% in the rest of the city. 

3.31  In the Gateshead section of the Pathfinder area, satisfaction levels appear to be 

lower. In 2006/07 54% of residents stated that they were totally satisfied compared to 71% in 

the rest of Gateshead. Satisfaction levels have risen according to the 2008/09 survey to 69% 

totally satisfied compared to 81.2% in the rest of Gateshead. 

3.32 Respondents to the 2006/07 survey in Newcastle were asked if they thought that their 

neighbourhood had improved (Gateshead respondents were not asked this question in 

2006/07). The Newcastle data shows that 74% of respondents were satisfied with their local 

area and thought it had improved in the last year, by 2008/09 this had increased to 80% this 

is compared to 67% increasing to 76% in 2008/09 for the Newcastle BNG area. Gateshead 

achieved 84% of residents stating they had seen an improvement in the 2008/09 survey 

compared to 86.8% in the Gateshead BNG area.  

3.33 The survey also asked residents how satisfied they were with the choice of housing in 

their local area. For Newcastle the 2006/7 survey found that 56% of BNG respondents were 

satisfied with the choice of housing in their area compared to a city average of 65%, there 

was very little difference in satisfaction levels between the three Newcastle BNG areas. The 

BNG area began to close the gap with an increase to 59% in 2008/09 in comparison to 66% 

city wide.   This question was not asked in the 2006/07 Gateshead survey but in 2008/09 was 

53% in the BNG area compared to 66% city wide. 

Monitoring Change at the Neighbourhood Level  

3.34 In order to focus on change within each of the strategic investment areas, six key 

indicators have been monitored. Three of these; median house prices, vacancies and long 

term vacancies, relate to housing and the remaining indicators; population age 25-44, JSA 

claimants and domestic burglary, relate to wider socio-economic change recognising BNG’s 

influencing role beyond its direct remit.  Where possible, data has been gathered for each 

indicator for 2003/04 to 2008/09, however this has not always been the case due to data 

availability. When interpreting the trends it is important to recognise that the economic 

recession and market downturn is likely to have had an adverse affect on some indicators in 

2008/09.   

Housing Change  

Median House Prices 

3.35 The trends relating to median house prices vary greatly across the strategic 

investment areas, although the majority have experienced increases. The highest increase 

has been experienced in Deckham where median prices have risen by 70.7% between 

2004/05 and 2008/09 to £101,563
3
 –the second highest level in the Pathfinder. This was 

followed by Walker Riverside which has experienced an increase of 52.4% to £83,300. Both 

of these growth rates are significantly above the BNG average of 21.2%; however Walker 

                                                      
3
 All Median House Price figures are based on an average of the 2008/09 quarterly figures 
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Riverside remains below the BNG median price of £112,094. In 2008/09 Gateshead Town 

Centre had the highest Median Price at £142,677. 

3.36 Elswick Discovery and Gateshead Town Centre have both experienced decreases in 

median prices (29.8% and 18.5% respectively).  The Town Centre, however, currently has the 

highest Median Price at £142,677 due to its much higher starting position. Over 2008/09 

Scotswood and Benwell had the lowest median price at £73,375 – this is being closely 

monitored especially as it is an area which has suffered the greatest market collapse in the 

past.  

3.37 Many areas experienced median house price increases up until 2006/07 which were 

sufficient to counteract a decline in median prices between 2006/07 and 2008/09, likely to 

have been linked to the recession. Values in the BNG area are also sensitive to new stock, 

which may cause short term inflation to the median prices when first sold, followed by a fall to 

more typical median prices in the next period. This data is also affected by the low number of 

sales transactions, which have been historically low in some areas due to limited levels of 

private stock and have reduced significantly across the BNG area.   

Median House Prices  

  Percentage Change  

  
04/05 - 
06/07 

06/07 - 
08/09 Overall  

Scotswood and Benwell 57.6 -18.5 22.4 

Walker Riverside 56.8 11.7 52.4 

Bensham Saltwell 41.6 -1.7 20.5 

Elswick Discovery -7.7 -32.7 -29.8 

Felling Bypass 69.3 -1.0 60.0 

Byker Ouseburn 43.7 -22.0 38.5 

Deckham  64.1 12.5 70.7 

Teams 61.5 -8.9 28.9 

North Central 46.4 -4.1 23.4 

Dunston 38.2 -2.0 19.4 

Town Centre -16.2 -8.1 -18.5 

BNG  22.7 5.8 21.2 

Source: BNG HMI Reports and LA Data 2009 Note: Ranked by level of spend  

Vacancies 

3.38 Trends relating to vacancies also vary, reflecting the different stage of each strategic 

investment area. Scotswood Benwell has experienced the highest decrease in vacancies with 

a 4.6 percentage point fall, significantly better than the BNG average of 0.7. The proportion of 

vacancies, however, remains the highest of the Newcastle SIAs and above the BNG average 

(9.8% in comparison to 6% respectively), reflecting the high level of properties awaiting 

demolition. Similarly, whilst Gateshead town centre experienced the second highest decrease 

(2.8 percentage point decrease) it continues to have the highest proportion of vacancies. 

North Central has the lowest level of vacancies at 4.7%.  

3.39 There are four areas which have experienced an increase in the rate of vacancies, 

the highest being in Dunston by 5.2 percentage points largely due to empty units assembled 

for future demolition. Felling Bypass has also experienced an increase as a result of a 

number of unsold new build properties and some that have been recently demolished and not 

yet removed from the Council Tax records. As a result the proportion of vacancies in Felling 

Bypass (6.7%) has risen slightly above the BNG average for the first time since 2006/07.  
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Vacancies as % of total stock                 Percentage Point Change 

  06/07 - 07/08 07/08 - 08/09 Overall  

Scotswood Benwell -2.3 -2.3 -4.6 

Walker Riverside -0.9 -1.0 -1.9 

Bensham Saltwell -0.2 -0.2 -0.3 

Elswick Discovery 0.3 0.3 0.5 

Felling Bypass 0.4 0.4 0.7 

Byker Ouseburn -0.6 -0.6 -1.2 

Deckham  -0.4 -0.4 -0.7 

Teams 1.0 1.0 1.9 

North Central -0.6 -0.6 -1.2 

Dunston 2.6 2.6 5.2 

Town Centre -1.4 -1.4 -2.8 

BNG -0.4 -0.4 -0.7 

Source: BNG HMI Reports, 2009 Note: Ranked by level of spend  

 

Long Term Vacancies 

3.40 Scotswood Benwell has also experienced the highest decrease in long term 

vacancies with a 4.9 percentage point fall, significantly better than the BNG average of 1.1. 

Again, however the proportion of vacancies, remains one of the highest of the Newcastle 

SIAs and above the BNG average (7.8% in comparison to 3.9% respectively). Gateshead 

Town Centre and Felling Bypass experienced the second highest decrease (2.5 percentage 

point decrease) reducing long term vacancies to 7.4% and 3.4% respectively. The decrease 

in Felling Bypass was positive given that short term vacancies experienced a slight increase.  

3.41 There are four areas which have experienced an increase in long term vacancies, the 

highest being in Dunston (as with short term vacancies) by 6.7 percentage points. Whilst 

Bensham Saltwell experienced a decrease in short term vacancies the proportion of long term 

vacancies rose by 1.3%. Elswick Discovery and Teams experienced increases across both 

vacancy indicators. As with short term vacancies, the stage of activity and the type of activity 

relating to BNG in these areas is currently affecting these trends.  

Long Term Vacancies 

  Percentage Point Change  

  05/06- 07/08 07/08-08/09 Overall 

Scotswood and Benwell -2.7 -2.3 -4.9 

Walker Riverside 0.0 -1.4 -1.4 

Bensham Saltwell 0.8 0.5 1.3 

Elswick Discovery 1.6 0.0 1.6 

Felling Bypass -2.9 0.4 -2.5 

Byker Ouseburn -0.5 -1.0 -1.4 

Deckam  -0.7 0.5 -0.2 

Teams 1.3 1.2 2.5 

North Central -0.4 -1.0 -1.4 

Dunston 4.0 2.7 6.7 

Town Centre -1.5 -1.0 -2.5 

BNG -0.7 -0.4 -1.1 

Source: BNG HMI Report and LA Data 2009  
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Socio-Economic Change  

Population – 25-44 years old  

3.42 As mentioned, it has been suggested that in previous years the BNG Pathfinder area 

has suffered from high transience in the 25-44 year old section of the local population. The 

BNG area as a whole has experienced a 2.5% increase in this age group since the 

Programme’s inception in 2003. This, however, hides significant disparities between the 

strategic investment areas.  

3.43 The majority of areas have experienced an increase above the BNG average. In 

particular, the Town Centre (Gateshead) and Teams has seen a 12.7% and 12.2% increase 

respectively in the number of residents in this age group. Elswick Discovery and Byker 

Ouseburn have also experienced significant increases of 7.0% and 5.8%. There are three 

areas which have experienced decreases, albeit to a lesser degree. These are; North Central 

(0.5%), Walker Riverside (0.5%) and Dunston (1.2%). Each of these areas has a slightly 

lower proportion of residents in this age group than the BNG average (27%, 27% and 28%). 
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JSA Claimants 

3.44 The JSA claimant count provides the most up to date picture of unemployment. For 

the purpose of the Impact model, the indicator is based on that collected by the Local 

Authorities for the Vitality Indices and is therefore expressed as a rate per 1000 properties.  

3.45  In the majority of cases the claimant count has risen between 2004/05 and 2008/09. 

Whilst a proportion of this increase may be attributable to the recession, it is worthwhile noting 

that the number of claimants per 1,000 properties also increased in the most areas between 

2004/05-2006/07. The most notable increases have occurred in the Town Centre (Gateshead 

256%) and Dunston (111%), which was markedly above the BNG average of 9.7%. Both of 
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these areas, however, have the lowest claimant count rate
4
 at 38.2 per 1,000 properties in the 

Town Centre and 38.5 in Dunston. This compares to a BNG average of 67.8.  

3.46 There are two areas; Bensham Saltwell and Elswick Discovery, which have 

successfully decreased the number of JSA claimants by 11.3% and 4.8% respectively. Whilst 

Bensham Saltwell remains below the BNG average at 54.6 persons per 1,000 properties, 

Elswick Discovery has the second highest rate of the strategic commission areas at 85.6. In 

previous years to 2004/05, the area had the highest rate. 

JSA Claimants  

  04/05-06/07 06/07-08/09 Overall 

  

Change 
in 
Count  

% 
change 

Change 
in 
Count  

% 
change 

Change 
in 
Count  

% 
Change  

Scotswood and Benwell 63 11.7 -43 -7.1 20 3.8 

Walker Riverside 120 27.7 -4 -0.7 116 26.8 

Bensham Saltwell -16 -3.2 -39 -8.3 -55 -11.3 

Elswick Discovery 96 12.5 -134 -15.4 -37 -4.8 

Felling Bypass 122 57.5 35 10.6 158 74.2 

Byker Ouseburn 54 16.7 3 0.7 57 17.6 

Deckham  24 18.5 15 9.6 38 29.9 

Teams 45 22.8 -7 -3.0 38 19.2 

North Central 31 8.9 7 1.9 39 11.0 

Dunston 58 188.9 -24 -27.0 34 110.8 

Town Centre 30 254.6 0 0.5 31 256.4 

Source: LA VI , 2009 Note: Ranked by level of spend  

Domestic Burglary  

3.47 Trends in crime levels within the strategic investment areas are reviewed by a range 

of indictors in the Impact Model. For the purpose of this paper, domestic burglary has been 

selected as the focus. Again this is based on an indicator collected by the Local Authorities for 

the Vitality Indices which is expressed as a rate per 1,000 properties.  

3.48 Encouragingly, domestic burglary has decreased, albeit to varying extents, across the 

large majority of the investment areas. This has led to a relatively high decrease, of almost 

50%, across BNG as a whole. In particular, Deckham and Byker Ouseburn experienced the 

greatest level of decrease with cases of domestic burglary reducing by 74% and 63% 

respectively. Whilst this means that Deckham is below the BNG average of 14.7 cases per 

1000 properties at 10.8, Byker Ouseburn remains above it at 17.8.  

3.49 Gateshead Town Centre is the only area to have experienced an increase in 

domestic burglary; however it continues to have the lowest level of the strategic investment 

areas at 3.7.  

 

                                                      
4
 Per 1000 properties 
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 Domestic Burglary Percentage Change  

  
03/04- 
05/06 

05/06-
07/08 Overall 

Scotswood and Benwell -27.4 -34.4 -52.4 

Walker Riverside -18.2 -30.6 -43.2 

Bensham Saltwell -18.2 -47.1 -56.7 

Elswick Discovery 17.0 -43.2 -33.6 

Felling Bypass -24.8 -42.3 -56.6 

Byker Ouseburn -31.9 -45.5 -62.9 

Deckham  -48.7 -49.5 -74.1 

Teams -36.5 2.8 -34.7 

North Central -26.9 -16.4 -38.9 

Dunston -16.5 17.8 -1.7 

Town Centre 57.5 -24.2 19.4 

BNG -18.5 -36.9 -48.6 

Source: LA VI , 2009 Note: Ranked by level of spend  

Overall change 

3.50 To provide an overview of change in each area, an overall change score has been 

developed for each of the strategic investment areas. The score is based on the area’s 

average performance across 6 housing and neighbourhood change indicators
5
. The average 

was derived from a score of between 1 and 11 on each indicator (11 being given to the area 

that had experienced the greatest level of change). As shown in the table below Byker 

Ouseburn and Deckham experienced the greatest level of overall change to date. 

Strategic Neighborhood  Av. Change Score  

Byker Ouseburn 8.2 

Deckham  7.4 

Scotswood Benwell 7.2 

Bensham Saltwell 6.6 

Felling Bypass 6.4 

Walker Riverside 6.2 

North Central 6.0 

Teams 5.8 

Elswick Discovery 5.4 

Town Centre 5 

Dunston 1.8 

Source: ekosgen 2009 

 

Conclusions 

3.51 Overall the level of neighbourhood change has varied both by indicator and by area. 

There are signs that the Pathfinder is having a positive impact on the housing market, with 

cases of increased median prices and falling vacancies (short and long term), as well as 

socio-economic change demonstrated through reduced domestic burglary and increases in 

the proportion of the population aged 25-44. The relative impact of the recession on the BNG 

area remains to be tested with all areas currently being adversely affected.  

                                                      
5
 median house prices, % of vacancies, % long term vacancies, % population aged 25-44, JSA claimant 

rate and domestic burglary rate. 



    

  30   

3.52 At the BNG level, the area has tended to match or exceed the performance of the two 

Local Authorities for a number of key indicators, even where the overall situation has been 

deteriorating. It is possible to conclude that in relative terms the Pathfinder has been 

improving, although it continues to lag behind the average performance of the Local 

Authorities on some important indicators. Positive change in resident satisfaction levels, 

narrowing the gap with citywide figures, is an important achievement. 

3.53 Currently the level of change does not always match investment patterns, for 

example, with the highest level of change on some indicators being seen in areas that have 

received a medium or low level of investment such as Deckham. This is a reflection of the 

varying stage of the Programme across the areas and the type of activity taking place as well 

as the severity of challenges in BNG’s priority neighbourhoods. Trends are further considered 

through the impact model report which sits alongside this document.   

3.54 The outputs to date, which focus on acquisitions, demolitions and improvements, are 

precursors to the level of new build which will lead to the transformation of areas. When this 

happens there is likely to be more substantive evidence of neighbourhood change, for 

example through increased (or further increased) median house prices, increasing population 

and reduction in the proportion of residents claiming JSA. 

3.55 Whilst the Pathfinder remit commits BNG to support change in the wider socio-

economic conditions as well as housing, it is important to recognise that areas may have 

underlying structural weakness affecting factors such as unemployment. This highlights the 

need for continued complementary investment in areas such as employment and skills in 

order to positively influence trends and change in such areas.  

3.56 A final factor that should be considered when analysing the trends is the 

counterfactual position, i.e. what would have happened without the investment. This may 

highlight that actual increases should also include potential decline that may have occurred. 

This requires comparison of the trends with areas that have not benefitted from HMR (or other 

regeneration or housing initiatives). The outcomes of this exercise are summarised in the 

impact model report.  
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4 Delivering Change in Strategic Investment Areas  

 

Summary: Delivering change in Strategic Investment Areas 

Introduction 

This section provides an overview of investment in each SIA, supported by a review of each 

in key indicators and an assessment of perceived change to date and future potential as a 

result of BNG and partner investment.  The recession and market downturn started to impact 

on indicators from 2008/9 and may further slow progress in the current programme period.  

The assessment is reported by the scale of BNG investment to date, starting with those areas 

of greatest expenditure. The following summaries can be drawn for each SIA.  

Scotswood Benwell 

Scotswood Benwell has received investment of £39.9m through the BNG investment 

programme to date. This is the largest allocation made through the programme with more 

than half focused site assembly activity (£23.4m) accompanied by substantial investments in 

stock improvements (£6.6m) and planning activity (£6.0m). Over 350 properties have been 

acquired and 995 demolished through the programme creating an extensive land asset for 

future development. Almost 500 properties have been improved. Scotswood Benwell remains 

a priority for BNG with the highest indicative funding allocation of £20.8m in the period to the 

end of 2010/11. 

Positive change has been reported with regard to median house prices, the number of void 

properties, reduced domestic burglary and growth in the 25-44 population. Claimant count 

figures, which will have been affected by the recession, have increased.  

As one of the most extreme examples of market collapse in the country, intervention has 

tackled fundamental challenges. The scale of land assembled provides an important 

opportunity to create a new housing offer and area identity and is the largest single 

opportunity for growth in the BNG area. Finalisation of negotiations with developers and an 

early start on site is important to demonstrate an ongoing commitment to the area, particularly 

as expo proposals have been scaled back. Neighbourhood management has been widely 

welcomed although the sustainability of investment, particularly as BNG resources are 

tapered and eventually withdrawn, remains to be tested.  

Walker Riverside 

Investment of £27.5m has been made in Walker Riverside to date of which £14.7m has 

focused on site assembly to remove challenging stock and accommodate new development. 

Approximately £9m has provisionally been identified for investment to the end of 2010/11 to 

accommodate ongoing acquisition and improvement activity.  

Early development has occurred in the area allowing over 130 units to be completed to date 

(the highest level across the BNG SIAs) with future phases of the River’s Gate and Hibernia 

Village schemes to continue to build on completions. Significant investment has also been 

made to support new development, totalling £5.8m to date. Future gap funding requirements 

remain to be confirmed. The introduction of new stock has enabled the area to report one of 

the highest levels of increase in median house prices with other positive developments 

including a substantial reduction in domestic burglaries and a fall in vacancies. It has also 

provided an important outward sign of transformation and offered high quality diversification of 

choice.  

Integration of new and existing property is a priority for this area to ensure stock is popular 

and sustainable and help address negative perceptions of the area. A total of 495 properties 

have been improved to date at a cost of £3.7m with investment in social stock required to 

ensue it supports new units and does not deter potential buyers. Delivery of the Heart of 
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Walker development will be an important further development to protect investment to date.  

Bensham and Saltwell 

Receiving investment of £21.2m to date, this is Gateshead’s largest investment area. Site 

assembly has provided the focus of activity with £17.8m invested in the acquisition of 221 

units and demolition of 36 units to date. This has been supported by the improvement of 

approximately 400 properties at a cost of £3.3m. Intervention in the area is forecast to 

continue at a significant level with £21.1m provisionally identified in the current programme 

period.  

Positive change has been recorded across a range of market and social indicators, including 

the median house prices, level of vacancies, levels of JSA claimants, domestic burglaries and 

growth in the population aged 25-44 years.  

A focus of investment around Saltwell Road has ensured that improvement works have 

focused on retained stock close to clearance sites, allowing investment streams to be 

collective supportive. A number of acquired properties remain to be demolished presenting 

temporary blight. New development will introduce new housing choices although a number of 

individual sites are of limited scale and visibility which may impact on development interest.  

Elswick Discovery Quarter 

Although not one of BNG’s identified focus areas, Elswick Discovery Quarter has received 

investment of £20.7m with a provisional allocation of £11.6m for 2009/10-2010/11. Over half 

of the investment to date has been on site assembly (including £10.6m to acquire part of the 

former brewery site) whilst £7.1m of £7.5m investment in property improvements has focused 

on three schemes – Riverside Dene (previously Cruddas Park), Inner West Neighbourhood 

and Westgate Road multis. Primary outputs from investment are the acquisition of 2ha of land 

for future development, demolition of 125 properties, improvement of over 900 properties and 

the construction/conversion of 19 units. 

Although housing indicators have tended to report negative change there has been strong 

progress against social indicators. This includes reductions in the claimant count and 

domestic burglaries and growth in the population aged 25-44.    

This area offers great potential, particularly through BNG land holdings at Science Central 

and ambitious plans to transform Riverside Dene. Delivery of Riverside Dene does however 

present a significant risk given current market conditions and development plans for Science 

Central will require review. The property improvement programme has provided a positive 

visual sign of change with success also noted in the alignment of BNG and NDC investment.  

Felling 

Significant site assembly (£10.4m) and property improvement (£4.4m) programmes have 

been delivered in Felling alongside the introduction of early new build units on Sunderland 

Road and through the BoKlok scheme. Future investment in the area is forecast at a lower 

level (provisionally £1.8m for 2009/10-2010/11) reflecting the advanced stage of activity 

reached, including completed acquisition of the Freightliner site.  

Increases in median house prices had been reported in the area as new development came 

to the market but the market downturn has had an impact in the most recent financial year. 

There have been positive changes in the rate of domestic burglaries and success in attracting 

the 25-44 age group.  

Intervention in Sunderland Road has been well received with the successful alignment of 

works. New development has provided a clear sign of change with the BoKlok scheme in 

particular, a very high profile opportunity to publicise the changing housing offer. 

Consideration should be given to the improvement of stock immediately surrounding the 

BoKlok development to ensure it does not detract from new homes. Assembled sites in 
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Brandling and at the Freight Depot provide important opportunities for development in the 

future, of a significant scale and potential profile.  

Byker and Ouseburn 

A diverse package of activity has been delivered in this area comprising environmental 

improvements, stock improvements, planning activity and site assembly totalling £4.4m to 

date. Over 270 properties have been improved and 76 properties have been cleared to 

accommodate new development in later years. The area has seen strong growth in the 

population aged 25-44 and one of the highest reductions in domestic burglary in the BNG 

area as well as an increase in median house prices.  

Delays to development through the Byker Design competition have been disappointing but 

land assets are now available to facilitate development in later years. Launch of the Byker 

Estate Task Group will also promote ongoing activity in the area and investment in the 

Ouseburn Barrage is anticipated to support and potentially accelerate the introduction of new 

homes.  

Deckham 

Broadway site acquisition has provided the focus for BNG investment in Deckham with 5 

hectares of land assembled for development in later years. Investment in improvement works 

along Durham Road has provided a strong focus on the area’s main road but unfortunately 

has served to highlight the more run down appearance of properties on adjoining streets. The 

area has reported positive trends across a snapshot of indicators including growth in median 

house prices, reduced vacancies and a significant fall in domestic burglaries.  

Teams 

Investment in Teams has comprised site assembly (£2.5m), environmental improvements 

(£0.4m) and property improvements (£0.4m). Further BNG investment is not currently 

anticipated and there is evidence of private sector investment in the area. The Staiths South 

Bank scheme is an important addition to the housing offer, delivered without BNG support. 

Although positive change has been delivered, the barrier presented by the road and rail 

network constrains potential adjacency benefits.  

North Central 

BNG investment in North Central has mainly focused on stock improvements (£0.9m) and site 

assembly (£0.5m) with lesser investments made in supporting programmes. Private sector 

development demonstrates confidence in the area and as the market returns sale of BNG 

acquired sites for housing use should support the area’s ongoing transformation. Cowgate 

remains a priority area for social interventions but is not anticipated to provide a focus for 

ongoing BNG investment.  

Dunston 

BNG has supported site assembly and masterplanning activity in Dunston. The area benefits 

from a riverside location and proximity to the MetroCentre with assembled sites anticipated to 

be attractive to the private sector as the market returns.   

Gateshead Town Centre 

Gateshead Town Centre has received the lowest level of BNG funding with investment 

focused on a single improvement project and no further investment planned at present. The 

future vitality of the town centre will support the wider transformation of Gateshead. Delivery 

of development proposals will support BNG investment by acting as a potential attractor and 

retainer of households.  
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Introduction 

4.1 BNG's role in place making can be clearly seen at the level of the Strategic 

Investment Areas. The combined housing renewal and growth remit emphasises the need to 

deliver both physical outputs but also change the way in which areas are viewed by 

developers and existing and potential future residents. The table below demonstrates the 

relationship between the BNG outputs and housing and socio-economic indicators: 
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Median house prices      

Lower quartile house prices       

Number of sales       

Vacancies / Long term vacancies      

Band A properties      

Property turnover       

Population numbers (inc 25-44)      

Residential properties       

JSA/CTB Claimants       

Deprivation      

Crime       

Source: ekosgen, 2009. Note: orange shading denotes a relationship  

 

4.2 Investment in each of the SIAs is determined by evidence-based place reviews to 

ensure the best use of resources. This section provides an overview of investment by SIA, 

accompanied by a review of change in selected key indicators and an assessment of 

perceived change and future potential. This latter element of the assessment focuses on 

visible change in neighbourhoods which will be an important determinant in securing new and 

retaining existing households in the area as well as securing developer interest in sites. 

4.3 When interpreting the trends it is important to recognise that the economic recession 

and market downturn is likely to have had an adverse affect on some indicators in 2008/09, 

for example through a reduced number of housing sales and rising unemployment. This has 

implications for both the renewal and growth agendas with new homes now required to be 

delivered and the sustainability of retained existing stock important to retain confidence.  It is 

also important to recognise that localised activity may affect some indicators. For example, 

median house prices may be affected by temporary inflation due to the release and sale of 

new builds and the proportion of vacancies may increase as a result of an acquisition 

focussed project.  

4.4 The assessment is presented by the scale of BNG investment to date, starting with 

those areas of greatest expenditure. The table below summarises total BNG investment by 

area in the period 2003/4-2008/9 with all investment and output figures reported in the sub-

sections that follow also based on this period: 

 

 

 

 



    

  35   

Area Total BNG investment (£000s) 
Scotswood Benwell 39,930 

Walker Riverside 27,480 

Bensham Saltwell 21,223 

Elswick Discovery Quarter 20,719 

Felling By-Pass 16,986 

Byker Ouseburn 4,369 

Deckham 3,451 

Teams 3,388 

North Central 2,061 

Dunston 213 

Gateshead Town Centre 92 

Source: BNG 2009 

Scotswood and Benwell 

4.5 Scotswood Benwell has received the highest level of investment through the BNG 

Pathfinder to date. The total investment amounts to £39.9 million and over half of this (£23.4 

million) has been focussed on the Scotswood and Benwell Land Assembly project. There has 

also been significant investment in house improvements and planning (£6.6 million and £6 

million respectively). In particular, there have been three large improvement projects; DAS 

Streets (£1.5 million), Bishops Road (£1.2 million) and Greater High Cross (£1.1 million). The 

majority of the planning investment has focused on the Housing Expo Development (which is 

understood to have undergone revisions), reflecting the scale of the planned development.  

Scotswood Benwell (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 3,832 4,181 5,024 3,767 2,022 4,586 23,413 

Site Development 0 0 0 469 0 0 469 

Improvements to houses 51 564 603 1,415 3,012 974 6,619 

Planning 3 69 335 1,052 2,153 2,413 6,026 

Supporting Communities 141 892 830 529 527 446 3,364 

Environmental Improvements 0 0 0 0 0 0 0 

Other 0 0 0 0 39 0 39 

Total  4,027 5,706 6,792 7,232 7,753 8,419 39,930 

Source: BNG, 2009 

4.6 Expenditure has increased year on year, reflecting increased activity as the 

programme has progressed. Spend on both house improvements and planning has increased 

in the latter part of the programme as many of the large projects began in 2006/07. Going 

forward to 2010/11, Scotswood Benwell is provisionally profiled to receive £20.8million; the 

highest level of HMR investment of the Newcastle strategic investment areas.    

4.7 The outputs achieved in Scotswood Benwell to date reflect the scale of activity 

supported with a significant number of demolitions and acquisitions being achieved as part of 

the Scotswood Benwell Land Assembly project. At the beginning of the Programme there 

were also over 130 demolitions at Birchvale Avenue and Greentree Square. The total number 

of acquisitions and demolitions is expected to rise by 2010/11 with a further 72 and 300 

profiled respectively as part of the Neighbourhood Development project and continued activity 

of the Land Assembly project.  

 

 



    

  36   

Scotswood Benwell               

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  

Demolitions  266 301 113 131 42 142 995 

Acquisitions 3 70 107 58 38 85 361 

New Build / Conversions 0 1 2 10 2 1 16 

Land Acquisition (ha) 0 0 0 0 0 0 0 

Properties Improved  21 36 18 39 202 178 494 

Source: BNG, 2009 

4.8 A large number of properties have also been improved, particularly from 2007/08 

onwards. The pattern for properties improved is slightly different to investment patterns with 

the highest numbers of properties being improved as part of the Scotswood Village projects 

and at the Greater High Cross Renewal Area (128 and 102 respectively). This reflects varied 

unit costs across the schemes. A further 436 improvements are profiled at High Cross by 

2010/11.   

4.9 Scotswood Benwell has experienced positive neighbourhood change across the 

majority of indicators including the largest decrease in voids of the strategic investment areas. 

The area has also benefitted from domestic burglaries decreasing and median house prices 

and the proportion of the population aged 25-44 increasing. There has, however, been an 

increase in the claimant count.  

Scotswood Benwell Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05- 06/07 57.6 04/05-08/09 22.4 

Vacancies as % stock p.p change 06/07-07/08 -2.3 06/07-08/09 -4.6 

Population age 25-44 % change  03/04-05/06 1.1 03/04-07/08 1.3 

JSA claimants % change  04/05-06/07 11.7 04/05-07/08 3.8 

Domestic burglary  % change  03/04-05/06 -27.4 03/04-07/08 -52.4 

Perceived change and potential future transformation 

4.10 Scotswood is one of the most extreme examples of housing market collapse in the 

country and the scale of site assembly and plans for future development is extensive. North 

Scotswood and Denton Dene are more stable with a predominance of private housing dating 

from the 1930's and 1950s and intervention in these neighbourhoods has been more limited. 

To date the only significant new-build has been the development of the new Excelsior 

Academy on Denton Road.   

4.11 Benwell has been subject to an extensive programme of refurbishment, 

environmental improvements and intensive neighbourhood management.  The refurbishment 

in North Benwell along with the neighbourhood management were both widely cited as 

successful interventions with consultees, who also emphasised the importance of continued 

investment to maintain positive change. Alternative funding arrangements should be 

considered if this approach is to continue.  

4.12 The scale of redevelopment sites available in Scotswood offer potential for 

developers to create a new neighbourhood with its own identity. This area provides the 

biggest single opportunity for housing development and population growth in the BNG area 

and therefore the importance of delivery in this location cannot be under-estimated. Residents 

in the area have been waiting a long time to see new development on site and expectations 

have been raised through the expo process.  

4.13 It is understood that the proposed approach has now been revised to include an 

element of cultural activity but not the full expo proposals. Management of expectations in the 

community will be important in response to this change although the development outcome is 

understood to remain unaltered. An early start on site following conclusion of negotiations 

with potential partners and ongoing liaison with communities will be important alongside 
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active marketing of the area to attract home buyer interest. The investment approach to be 

adopted, comprising a partnership between the public and private sector, will secure a long 

term commitment to the area’s future that will see the attraction of new investment as well as 

realisation of the value of assets assembled to date and for previous investments to be 

recycled. 

Walker Riverside 

4.14 Walker Riverside has received the second highest level of BNG Pathfinder 

investment following Scotswood Benwell. This amounts to almost £27.5 million since the start 

of the programme. Over half of this has been invested in the Walker Riverside Site Assembly 

project. There has also been significant investment in five site development projects, which 

have received almost £6 million in total. Over £4 million of this was spent on Phase 1 of 

River’s Gate, as a contribution to the overall costs of the gap funded new build scheme, 

including remediation works and environmental initiatives.  

Walker Riverside (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 559 2,725 2,175 3,341 2,875 3,021 14,696 

Site Development 12 145 48 437 3,878 1,334 5,854 

Improvements to houses 0 233 753 860 1,628 267 3,742 

Planning 0 0 0 0 0 115 115 

Supporting Communities 0 503 698 147 172 189 1,709 

Environmental Improvements 0 163 212 249 545 194 1,363 

Other 0 0 0 0 0 0 0 

Total  571 3,770 3,886 5,034 9,099 5,120 27,480 

Source: BNG 2009 

4.15 The continued high level of investment between 2003/04 and 2008/09 reflects Walker 

Riverside’s status as a priority area throughout the Programme to date. Investment has 

increased as the Programme has progressed and additional projects, particularly relating to 

site development in Cambrian and River’s Gate, have begun. Going forward to 2010/11, 

Walker Riverside is provisionally profiled to continue as a significant area of investment and 

receive £8.9 million
6
 of HMR investment. 

4.16 In Walker Riverside there has been a substantial number of demolitions, 

accompanied by a reasonable level of acquisitions, reflecting the high level of spend on the 

Site Assembly project. The Strategic Investment Area has achieved the highest level of new 

builds and conversions as a result of expenditure of work at Hibernia Village
7
, Bath Site and 

largely, McCutcheons Courts (River’s Gate Phase 1). A further 26 new builds are forecast as 

part of further work at Hibernia Village in 2010/11 as well as preparing 1.2 hectares of land for 

development.  

Walker Riverside                

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  

Demolitions  39 6 26 78 147 205 501 

Acquisitions 18 47 35 37 26 17 180 

New Build/Conversions 0 2 0 29 74 28 133 

Land Acquisition (ha) 0 0 0 2 0 0 2 

Properties Improved  0 0 45 156 84 210 495 

Source: BNG, 2009 

                                                      
6
 Note: Figure for Walker Riverside excludes gap funding for River’s Gate which is still to be determined.  

7
 Formerly known as Cambrian  
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4.17 Walker Riverside has experienced positive neighbourhood change across the 

majority of indicators including one of the higher rises in median house prices amongst the 

strategic investment areas, reflecting the introduction of private sector new build units in an 

area of predominantly social rented stock. The area has also benefitted from a decreased 

level of vacancies and domestic burglaries. There has, however, been a decrease in the 

proportion of the population aged 25-44 and an increase in JSA claimants.  

Walker Riverside Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05- 06/07 56.8 04/05-08/09 52.4 

Vacancies as % stock p.p change 06/07-07/08 -0.9 06/07-08/09 -1.9 

Population age 25-44 % change  03/04-05/06 1.2 03/04-07/08 -0.5 

JSA claimants % change  04/05-06/07 27.7 04/05-07/08 3.8 

Domestic burglary  % change  03/04-05/06 -18.2 03/04-07/08 -43.2 

Perceived change and potential future transformation 

4.18 Walker Riverside appears the most advanced of BNG's intervention areas, reflecting 

the scale of new build development delivered to date.  Development of a first phase of new 

homes has been completed at both River’s Gate and Hibernia Village providing new housing 

choice and an outward facing sign of transformation.  Both developments have achieved 

significant improvements on the design standards and environmental performance of housing 

stock.  The two schemes provide a significant first step towards the areas transformation.   

4.19 Significant investment has been directed at environmental improvements and 

improvements to houses in the southern part of Walker Riverside.  It was not perceived that 

the impact of this investment had prompted significant physical change. Further investment in 

social stock surrounding the new build developments will be required (potentially through 

partner investment streams) to allow the true impact of the River’s Gate and Hibernia Village 

developments to be realised. Surrounding stock currently detracts from the developments and 

may deter potential buyers.  

4.20 Delivery of the Heart of Walker development will be a further important step in 

integrating properties into the area. An enhanced neighbourhood service offer, alongside new 

homes, may help to reverse people’s perceptions of the area as a place to live although the 

consultation programme suggests that further work around perceptions may be required. 

Bensham and Saltwell 

4.21 Bensham Saltwell received the highest level of investment of the Gateshead’s 

Strategic Investment Areas. In total, £21.2 million has been invested in the area between 

2003/04 and 2008/09. Almost £16 million has been focused on site assembly activity in 

Saltwell Road West. A further £1.8 million was invested in a site acquisition project in the 

Lobley Hill Road Masterplanning Area, taking the total expenditure on site assembly to £17.8 

million. This accounts for 80% of the investment in Bensham Saltwell.  
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Bensham Saltwell (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 1 1,809 1,000 1,539 5,004 8,440 17,793 

Site Development 0 0 0 0 0 0 0 

Improvements to houses 177 0 0 184 1,252 1,724 3,337 

Planning 0 0 0 0 0 0 0 

Supporting Communities 0 0 0 0 94 0 94 

Environmental Improvements 0 0 0 0 0 0 0 

Other 0 0 0 0 0 0 0 

Total 178 1,809 1,000 1,723 6,350 10,164 21,223 

Source: BNG, 2009 

4.22 Expenditure in Bensham Saltwell has increased markedly as the Programme has 

progressed, with almost half of the investment taking place in 2008/09. This reflects the high 

level of spend in the Saltwell Road area on site assembly and house improvement activity in 

the last year. Going forward to 2010/11, Bensham Saltwell is provisionally profiled to receive 

the highest level of HMR investment; £21.1 million. 

4.23 The timing of investment is also reflected in the outputs which have largely been 

achieved in the latter years and 2008/09 in particular. There have been a significant number 

of property improvements and acquisitions in Bensham Saltwell, which mirrors the investment 

patterns. All of the acquisitions and almost three quarters of the improvements (289) have 

taken place in Saltwell Road West. The remaining improvements have taken place at the 

Avenue.  

Bensham Saltwell                

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  
Demolitions  0 0 0 0 0 36 36 

Acquisitions 0 0 22 19 71 109 221 

New Build/Conversions 11 0 0 0 0 0 11 

Land Acquisition (ha) 0 0 0 0 0 0 0 

Properties Improved  0 0 0 49 58 294 401 

Source: BNG, 2009 

4.24 Bensham Saltwell has experienced positive neighbourhood change across all 

indicators including being one of only two areas to decrease the claimant count. Bensham 

Saltwell has also benefited from an increase in median house prices and the proportion of the 

population aged 25-44 and a decreased level of vacancies and domestic burglary.  

Bensham Saltwell Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 41.6 04/05-08/09 20.5 

Vacancies as % stock p.p change 06/07-07/08 -0.2 06/07-08/09 -0.3 

Population age 25-44 % change  03/04-05/06 1.7 03/04-07/08 3.0 

JSA claimants % change  04/05-06/07 -3.2 04/05-07/08 -11.3 

Domestic burglary  % change  03/04-05/06 -18.2 03/04-07/08 -33.6 

Perceived change and potential future transformation 

4.25 Bensham and Saltwell lie immediately south-east of central Gateshead.  Containing 

some 10% of the residential property in Gateshead, the area is dominated by Tyneside flats.  

The area is a tight knit of high-density, low-rise terraced streets.  Intervention in this area has 

centred on refurbishment of sustainable stock and substantial acquisition of stock in the 

weaker streets. A focus of investment on Saltwell Road West has ensured that retained stock 

supports new build development in later years. This focus of activity ensures that the different 

forms of intervention are supportive of each other. It is intended that future redevelopment will 
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concentrate on improving greater housing choice with a particular focus on the range of family 

homes required to retain people in the area as they move up the housing ladder.   

4.26 A number of acquired properties remain to be demolished in the area providing a 

temporary appearance of blight. Prompt clearance of terraces as acquisition concludes and 

temporary treatment of the site would help improve the short term impact of investment. 

Development sites in this area include a number of small scale opportunities without road 

frontage and close to the railway line. This may present a challenge to development and will 

limit the impact of new build units on the surrounding area due to limited visibility. In total it is 

however proposed that approximately 250 new units are developed.  

4.27 Significant investment in housing refurbishment and public realm, including on and 

around Whitehall Road, Eastbourne Terrace and Westbourne Terrace has brought about a 

significant physical transformation of the area. Where improvements have been made there is 

evidence that residents are taking pride in their gardens and a high level of scheme take up is 

apparent. Further investment, particularly around assembling and clearing sites for 

developing new family housing and continuing the programme of refurbishment and 

environmental improvement will ensure that the physical and housing market transformation 

is realised in full. Finalisation of the Joint Venture agreement will provide the means for future 

delivery of housing development in Bensham and Saltwell. The identified approach will help to 

share both the risks and rewards offered by the area between the public and private sectors 

and provide a rolling commitment to the renewal of the area’s housing market. 

Elswick Discovery Quarter 

4.28 Elswick Discovery Quarter has received a significant level of investment to date, 

amounting to around £20.7 million.  Over half of this investment has been focussed on land 

assembly activity with around £10.6 million being used to acquire part of the Scottish and 

Newcastle Brewery Site. Over £7.5 million has been invested in nine house improvement 

projects of which there are three main projects which account for £7.1 million. These are 

Riverside Dene, Inner West Neighbourhood and Westgate Road Multis.  

Elswick Discovery (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 0 4,993 4,666 0 1,083 1,060 11,802 

Site Development 0 0 0 317 278 481 1,077 

Improvements to houses 148 152 931 2,212 1,463 2,619 7,526 

Planning 0 136 81 0 0 0 217 

Supporting Communities 0 0 0 0 0 0 0 

Environmental Improvements 0 0 0 0 0 0 0 

Other 97 0 0 0 0 0 97 

Total  245 5,281 5,678 2,530 2,824 4,161 20,719 

Source: BNG 2009 

4.29 Investment in Elswick Discovery Quarter has fluctuated over the years, with the 

highest levels of spend being achieved between 2004/05 and 2005/06, reflecting the large 

costs associated with the Brewery Acquisition project. Investment began to increase again in 

2008/09, largely due to increased expenditure on house improvements, specifically at 

Riverside Dene and Colston Street, and site development at James Street. Going forward to 

2010/11, Elswick Discovery is provisionally profiled to continue as a significant area of 

investment and receive £11.6 million. 

4.30 The outputs largely reflect investment patterns, although there are some variances on 

a project by project basis. The large majority of demolitions (117 of 125) have taken place at 

Northborne Street and New Mills and the large land assembly project has led to the 

acquisition of 2 hectares of land. Whilst there has been a high number of property 

improvements recorded against the Inner West Neighbourhood and the Westgate Road 
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projects, no outputs have been recorded against Cruddas Park Multis (now Riverside Dene); 

the highest spending improvement project where outputs will be claimed in later years.  

4.31 To date there have been 19 new build / conversions in Elswick Discovery and a 

further 8 and 28 are forecast at Riverside Dene in 2009/10 and 2010/11 respectively.  

Elswick Discovery                

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  

Demolitions  0 8 89 0 28 0 125 

Acquisitions 0 0 0 0 0 0 0 

New Build/Conversions 0 0 5 4 0 10 19 

Land Acquisition (ha) 0 2 0 0 0 0 2 

Properties Improved  0 0 0 637 123 153 913 

Source: BNG, 2009 

4.32 Elswick Discovery Quarter has experienced positive neighbourhood change across 

the majority of indicators, including a decrease in the claimant count. There has also been a 

decrease in the level of domestic burglaries and a significant increase in the proportion of the 

population aged 25-44. The area has been less successful on the housing indicators, having 

experienced an increase in the number of vacancies and a drop in the median house price. 

The latter may be due to an inflated starting point in 2006/07 following the sale of new build 

units and is also likely to be affected by a significant decrease in the number of sales.  

Elswick Discovery Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 -7.7 04/05-08/09 -29.8 

Vacancies as % stock p.p change 06/07-07/08 0.3 06/07-08/09 0.5 

Population age 25-44 % change  03/04-05/06 4.6 03/04-07/08 7.0 

JSA claimants % change  04/05-06/07 12.5 04/05-07/08 -4.8 

Domestic burglary  % change  03/04-05/06 17.0 03/04-07/08 -33.6 

Perceived change and potential future transformation 

4.33 The Science Central (former brewery) site is a significant area of cleared land on the 

periphery of the city centre.  The scale of development to be accommodated will provide a 

new gateway between the city centre and BNG area although the existing masterplan is being 

reviewed given the proposed number of apartments and economic situation. Given the 

proximity of the site to the city centre, however, it will be a highly attractive development 

opportunity as the market recovers for learning, business and residential uses. 

4.34 Riverside Dene (formerly Cruddas Park) is the most significant and challenging 

project in Elswick Discovery Quarter.  The ten existing, currently predominantly social rented, 

tower blocks are going through a comprehensive scheme of refurbishment. High quality 

design will provide a consistent design approach across the site, ensuring tenure blindness. 

Sustainability assessments show the importance of missing the tenure of the area. If 

successful, this scheme will be one of BNG’s greatest achievements although it represents a 

high risk in the current market where sales values have fallen and mortgage availability has 

diminished. The situation has led the council to conduct a robust options appraisal of all 

potential delivery options, which will conclude in December 2009. 

4.35 The proposed JV will complete five blocks for sale with the same team to design the 

refurbishment works for the retained blocks, providing a consistent design approach across 

the site. Failure to realise the private element of this development would have a significant 

impact on the tenure mix of this area and could lead to a high number of potentially empty, 

unrefurbished units. If successful, this scheme will be one of BNG’s greatest achievements 

although it represents a high risk in the current market and demand for apartment 

accommodation is not anticipated to return on the scale previously reported. 
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4.36 Redevelopment of the adjacent Loadman Street will further increase housing choice 

through a mix of family housing across much of the site and a number of small business units 

along the southern site boundary. A number of mature trees have been preserved along the 

southern boundary of the site, which will help to screen the rear elevation of the business 

units from Riverside Dene whilst the northern edge will be visible from one of the main routes 

in to Newcastle. There is a risk to the delivery of this scheme both due to the current market 

and the direct implications for this site but also due to potential uncertainty around the future 

of the Riverside Dene tower blocks.  

4.37 The James Street area has witnessed a mix of housing clearance and property 

conversion.  Three terraces of properties (Northbourne Street and the eastern side of James 

St) have been demolished and the terrace of 16 Tyneside flats has been converted to provide 

eight houses. The conversion is a considerable enhancement of the terraced properties; 

although the redevelopment of the cleared site is require to complete the transformation.  The 

converted units are being marketed for shared ownership, but only one sale has been 

achieved to date.  The condition of the housing market (both in terms of owner occupier and 

housebuilder activity) is likely to constrain the potential for new development in the short term. 

The converted properties provide a strong setting for future new build units.  

4.38 Refurbishment activity across the wider area will support new build development, 

providing a more attractive setting for development and helping to increase confidence 

amongst developers and potential buyers. The Inner West or Arthurs Hill Area has undergone 

a significant programme of refurbishment and environmental improvement. Substantial 

investment has been made in streetscape and shopfront improvements drawing on BNG and 

NDC resources, including Stanhope Street, Croydon Road, Chelsea Grove and perhaps the 

most striking works on Bishops Avenue, where a number of inconsistent frontages have been 

rendered and painted in a variety of bold colours.  Work to date has addressed many of the 

worst and highest profile streets.  

4.39 These works have had a significant visual impact and helped to transform the visual 

appeal of this area. The works have widespread stakeholder and resident support and 

sustaining this programme should ensure comprehensive transformation in the area. 

Anecdotal evidence collected through the consultation programme suggested that demand in 

the area has increased and vacancies reduced since BNG investment began. The success of 

aligning BNG and NDC resources is visually evident with the NDC programme also 

progressing economic and social programmes of activity.  

Felling 

4.40 Felling Bypass has been one of the main priority areas in Gateshead, receiving the 

second highest level of investment after Bensham Saltwell. Almost £17 million has been 

invested in the area, with over half of this being focused on six site assembly projects. The 

two largest of these being acquisition at the Freightliner site (over £5 million) and acquisition 

and clearance of housing off Sunderland Road (almost £3.5 million).  

4.41 There has also been a significant investment in house improvement, with over £4 

million being invested. The projects vary considerably in value ranging from c. £20,000, as 

part of an investment appraisal at Sherriff Hill; to c. £637,500 on the Oban Terrace Block. 

Other significant improvement projects in the area include; Sunderland Road, Nest House 

Road and Cemetery Road and Wordsworth Street.  
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Felling Bypass (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 1,165 1,705 500 441 4,886 1,720 10,416 

Site Development 0 0 0 177 484 13 674 

Improvements to houses 0 378 1,224 1,738 1,019 30 4,389 

Planning 0 118 0 0 0 0 118 

Supporting Communities 0 78 31 74 62 0 245 

Environmental Improvements 0 559 456 0 128 0 1,143 

Other 0 0 0 0 0 0 0 

Total  1,165 2,838 2,211 2,429 6,579 1,763 16,986 

Source: BNG 2009 

4.42 Investment in Felling Bypass has fluctuated over the years and peaked in 2007/08 

when investment reached almost £6.6 million. This was largely due to the Freightliner site 

assembly project beginning. There was also increased investment in site development as 

projects at the BoKlok and Sunderland Road McInerney sites began. Going forward to 

2010/11, investment in Felling Bypass is provisionally profiled to be lower at £1.8 million. This 

will be concentrated on planning and site de-risking via the Growth Fund to support future 

development following completion of most land assembly.   

4.43 The outputs have largely followed investment patterns with a significant number of 

demolitions, acquisitions and property improvements being achieved. Felling Bypass has also 

achieved one of the highest levels of new builds, which have been spread across the BoKlok 

and Sunderland Road McInerney sites. A further 24 new builds are profiled at the BoKlok site 

in 2009/10 and 2010/11.  

4.44 The majority of demolitions (338) and acquisitions (198) have taken place at 

Sunderland Road. Whilst, as expected given the various improvement projects, property 

improvements have been more widely spread. The highest level of improvements has taken 

place at Nest Estate; one of the largest projects, however following this is Sheriff Hill which 

was actually the smallest (in value terms) of the projects, reflecting varied unit costs.  

Felling Bypass               

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  

Demolitions  82 34 236 41 0 98 491 

Acquisitions 71 127 6 0 3 6 213 

New Build/Conversions 0 0 0 1 46 30 77 

Land Acquisition (ha) 0 0 0 0 4 0 4 

Properties Improved  0 0 46 526 468 0 1,040 

Source: BNG, 2009 
 

4.45 Felling Bypass has experienced positive neighbourhood change on three indicators 

having increased the median house prices and proportion of the population age 24-44 and 

decreased the level of domestic burglary. There has, however, been an increase in JSA 

claimants and vacancies. The latter is likely to be due to significant acquisition activity taking 

place in the area.  

Felling Bypass Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 38.2 04/05-08/09 19.4 

Vacancies as % stock p.p change 06/07-07/08 0.4 06/07-08/09 0.7 

Population age 25-44 % change  03/04-05/06 0.5 03/04-07/08 4.8 

JSA claimants % change  04/05-06/07 57.5 04/05-07/08 74.2 

Domestic burglary  % change  03/04-05/06 -24.8 03/04-07/08 -56.6 
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Perceived change and potential future transformation 

4.46 With the exception perhaps of Walker Riverside, Felling has witnessed the greatest 

level of activity to date.   A number of prized schemes fall within the Felling area, including the 

Sunderland Road improvements and BoKlok development.  A first phase of development has 

also completed at Bishops Park, with the remainder of the site cleared in preparation for 

future development. Site assembly and clearance in Brandling has also reached an advanced 

stage providing sites for future development in an attractive setting.  A number of significant 

site opportunities and challenges can be seen to remain across the area.   

4.47 A significant number of the consultees for this commission cited Sunderland Road as 

the biggest BNG success to date.  The property and environmental improvement works to the 

terraced stock combined with the clearance of low demand houses on Bishops Park have 

resulted in a major physical transformation in this part of Felling, fronting on to a main road to 

maximise visibility.  The property improvements in particular has restored the attractive bay 

fronted terraces and introduced a design theme to all of the properties with new boundary 

railings and stone steps up to the front door along a main road.  The full potential of the 

Sunderland Road streetscape remains to be realised through the completion of 

redevelopment on Bishops Park. The very high density nature of this development is one of 

the least attractive in the BNG area with a substantial number of units understood to have 

been sold to investors. 

4.48 The BoKlok development on Old Fold introduces contemporary housing design to 

Felling with a mix of outward looking terraced houses and apartments to the rear.  The 

wooden construction technique and property design provide a clear addition to Old Fold’s 

housing offer although the scheme is somewhat hidden within the area.   The transformation 

impact of the scheme is considered to be constrained by the existing post war semis that 

surround the development.  Consideration should be given to property and environmental 

improvements on Acacia Road and Elliot Road to support investment in the adjoining new 

build offer. BoKlok is a successful development scheme for the BNG area combining an 

innovative approach and a high profile opportunity at a low cost for BNG (circa £4,500 per unit 

under the Site Development budget line).  

4.49 Site assembly is advanced and clearance underway in Brandling.  With its access to 

the Metro, a village feel and proposed new local retail offer, Brandling has significant potential 

to be an attractive residential neighbourhood and developer interest in this area is expected to 

be strong.  The proposed intervention offers significant potential to transform this area. 

4.50 The Freight Depot is a very significant opportunity, both in terms of its size and the 

transformation potential it offers.  Assembly of the site is understood to be complete and 

clearance is in progress.  It was suggested that this site offers potential for between 400 and 

500 residential units.  The size and location of this site offers very considerable potential for 

future transformation, including investment in the neighbouring Gateshead Stadium Metro 

Station. 

Byker and Ouseburn 

4.51 Byker Ouseburn has received around £4.4 million of investment to date. Over a third 

of which has been focused on environmental improvements at Ouseburn Barrage and Byker 

Transfer Station. There has also been significant investment in house improvements and 

planning. In particular, there have been two large improvement projects at Dunn Terrace and 

Addison Grafton Multis, both of which took place in 2007/08. The Byker Design Competition 

has accounted for the majority of expenditure on planning to date.  
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Byker Ouseburn (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 0 0 0 0 453 93 546 

Site Development 0 0 0 0 0 0 0 

Improvements to houses 0 20 5 49 1,021 0 1,094 

Planning 17 93 286 289 383 0 1,069 

Supporting Communities 0 0 0 0 0 0 0 

Environmental Improvements 0 12 29 0 156 1,463 1,660 

Other 0 0 0 0 0 0 0 

Total  17 125 320 338 2,013 1,556 4,369 

Source: BNG 2009 

4.52 Byker Ouseburn has received an increasing level of investment, particularly in 

2007/08, following the development of guidance documents and a period of extensive 

consultation regarding two development sites; St Lawrence Square and South Byker. There is 

also currently no further investment profiled for Byker Ouseburn in the period to 2010/11. This 

reflects the tighter definition of the BNG priority areas established through the Strategic 

Commission Review Process and investment made to prepare the conditions for private 

investment in later years. BNG continues to maintain an oversight of conditions in the area 

through involvement in the Task Group established to consider options for the future of the 

Byker Estate. 

4.53 The outputs have followed a similar pattern to investment with house improvements 

being the most significant output, the large majority of which were achieved in 2007/08. Whilst 

Dunn Terrace received the highest level of investment (around £584,0000), the highest level 

of improvements (149) were carried out in Addison Grafton Multis (which received around 

£381,500) reflecting varied unit costs. In recent years there have also been a small number of 

demolitions and acquisitions as part of the St Lawrence Square Land Assembly and Hare and 

Hounds Acquisitions projects.  

Byker Ouseburn                

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  

Demolitions  0 0 0 0 41 35 76 

Acquisitions 0 0 0 2 3 1 6 

New Build/Conversions 0 0 0 0 0 0 0 

Land Acquisition (ha) 0 0 0 0 0 0 0 

Properties Improved  0 0 0 3 271 0 274 

Source: BNG, 2009 

4.54 Byker Ouseburn has experienced positive neighbourhood change across the majority 

of indicators, including one of the most significant increases in the proportion of the population 

aged 25-44. Median house prices have also improved. Byker Ouseburn has benefitted from 

the second highest decrease in domestic burglaries and a decrease in vacancies. The area 

has, however, seen a rise in JSA claimants.  

Byker Ouseburn Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 43.7 04/05-08/09 38.5 

Vacancies as % stock p.p change 06/07-07/08 -0.6 06/07-08/09 -1.2 

Population age 25-44 % change  03/04-05/06 3.1 03/04-07/08 5.8 

JSA claimants % change  04/05-06/07 16.7 04/05-07/08 17.6 

Domestic burglary  % change  03/04-05/06 -31.9 03/04-07/08 -62.9 
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Perceived change and potential future transformation 

4.55 Preparing for future development has formed a central element of the Byker and 

Ouseburn programme. Investment in the Ouseburn Barrage will support and accelerate 

private sector development. The Byker design competition sought to raise the area’s profile 

although the delay in taking a scheme forward will have limited the potential impact of the 

proposed approach given the change in market conditions.  

4.56 Public sector activity in Byker to date has largely concentrated on improvement of the 

Shields Road District Centre and preparations for redevelopment of two key sites at the 

southern end of Byker via the Byker Design Competition.  Clearance of St Lawrence Square 

is complete, but the site has been mothballed until the property market recovers.  Byker still 

appears to be quite deprived and major transformation will not occur in the south of the area 

until the market recovers.  Major transformation in the north of the area is a more difficult 

proposition (following the listing of the Byker Estate).  Close liaison with English Heritage will 

be necessary to identify appropriate intervention and improvements to the Byker Estate. 

Where investment in property and the environment has occurred it is anticipated to have a 

positive impact on new build prospects.  

4.57 Ouseburn is a vibrant and distinctive neighbourhood that has been transformed into a 

mixed use urban village.  This area has already witnessed very significant transformation.  

Future BNG intervention in the area is anticipated to be minimal; other public sector 

intervention should seek to maintain and enhance the diverse character of the area. 

Deckham 

4.58 Deckham has received around £3.5 million of HMR investment. The large majority of 

this has focused on site assembly and in particular the Broadway Site Acquisition which 

received £3 million. Further site assembly work took place at Mulberry Gardens. The 

remaining investment has been used to fund planning activity to develop regeneration 

proposals for Deckham and Highfield Estate.  

Deckham (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 0 0 3,017 19 0 0 3,036 

Site Development 0 0 0 0 0 0 0 

Improvements to houses 0 0 0 0 0 0 0 

Planning 0 278 137 0 0 0 415 

Supporting Communities 0 0 0 0 0 0 0 

Environmental Improvements 0 0 0 0 0 0 0 

Other 0 0 0 0 0 0 0 

Total  0 278 3,154 19 0 0 3,451 

Source: BNG 2009 

4.59 Investment has fluctuated over the years and peaked in 2007/08 at around £3.2 

million as the Broadway Site Acquisition took place. There has been no investment in the 

area from 2007/08 onwards and no further investment is currently forecast for 2009/10 

onwards. This reflects tighter definition of the BNG priority areas established through the 

Strategic Commission Review Process and an early focus on priority projects in the area.  

4.60 The outputs largely reflect investment patterns and are all attributable to the two site 

assembly projects. The large acquisition project led to the acquisition of 5 hectares of land, 

with work at Mulberry Gardens leading to 29 demolitions as part of the Home Housing Group 

(RSL) scheme.  
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Deckham                

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  

Demolitions  0 0 13 16 0 0 29 

Acquisitions 0 0 0 0 0 0 0 

New Build/Conversions 0 0 0 0 0 0 0 

Land Acquisition (ha) 0 0 5 0 0 0 5 

Properties Improved  0 0 0 0 0 0 0 

Source: BNG, 2009 

4.61 Deckham has experienced positive neighbourhood change across the majority of 

indicators including the highest rise in median house prices and the greatest decrease in 

domestic burglaries amongst the strategic investment areas. The area has also benefited 

from an increase in the proportion of the population aged 25-44 and a decrease in vacancies. 

The JSA claimant count has, however, increased.  

Deckham Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 61.5 04/05-08/09 28.9 

Vacancies as % stock p.p change 06/07-07/08 -0.4 06/07-08/09 -0.7 

Population age 25-44 % change  03/04-05/06 1.6 03/04-07/08 3.1 

JSA claimants % change  04/05-06/07 18.5 04/05-07/08 29.9 

Domestic burglary  % change  03/04-05/06 -48.7 03/04-07/08 -74.1 

Perceived change and potential future transformation 

4.62 In simple terms, Deckham can be categorised into two main types, the 'garden city' 

layout of semis and terraces that includes the Carr Hill, Deckham Hall  and Highfield estates 

and the late Victorian terraced blocks of Tyneside flats on either side of Old Durham Road.   

4.63 Investment in the Victorian terraces off Durham Old Road has been limited to housing 

refurbishment along Shipcote Terrace.  This works has improved the physical appearance of 

Shipcote Terrace, a busy link between Old Durham Road and Durham Road, but this 

unfortunately serves to highlight the slightly more run-down appearance of the neighbouring 

streets. Investment in improvement works along Durham Road has provided a strong focus 

for funds on the area’s main road which will provide many people with their only perception of 

the area.   

Teams 

4.64 Teams has received around £3.4 million of HMR investment to date. The majority of 

this has been focussed on site assembly with around £1.5 million having been invested in the 

Dixon Street area. The remaining funding has largely been used for environmental (£466,000) 

and house improvements (£399,000). The environmental projects have focussed on 

accessibility of the area and works to redevelop cleared housing. There have been two house 

improvement projects at the Racecourse Estate and Lower Teams.   
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Teams (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 0 0 0 376 2,109 0 2,484 

Site Development 0 0 0 0 0 0 0 

Improvements to houses 0 0 0 338 61 0 399 

Planning 0 0 0 0 0 0 0 

Supporting Communities 0 12 0 0 27 0 38 

Environmental Improvements 0 177 289 0 0 0 466 

Other 0 0 0 0 0 0 0 

Total  0 189 289 714 2,197 0 3,388 

Source: BNG 2009 

4.65 Investment in Teams has increased over the years and peaked in 2007/08 at £2.2 

million as work progressed from environmental improvements and the site assembly project 

and new improvement projects began. There was no investment in the area in 2008/09 and 

no further investment is currently forecast for 2009/10 onwards. This reflects tighter definition 

of the BNG priority areas established through the Strategic Commission Review Process.  

4.66 The outputs mirror the investment patterns both in terms of type and timing. Since 

2006/07 307 properties have been improved; 218 at the Racecourse Estate and 88 in Lower 

Teams.  38 acquisitions have also been recorded as part of the Dixon Street site assembly 

project.  

Teams                

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  

Demolitions  0 0 0 0 0 0 0 

Acquisitions 0 0 0 6 32 0 38 

New Build/Conversions 0 0 0 0 0 0 0 

Land Acquisition (ha) 0 0 0 0 0 0 0 

Properties Improved  0 0 0 260 47 0 307 

Source: BNG, 2009 

4.67 Teams has experienced positive neighbourhood change on three indicators including 

the second highest increase in the proportion of the population age 25-44. It has also 

benefited from an increase in median house prices and a decreased level of domestic 

burglary. There has also been an increase in JSA claimants and vacancies. The latter may be 

a result of the acquisition activity in the area. 

Teams Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 69.3 04/05-08/09 60.0 

Vacancies as % stock p.p change 06/07-07/08 1.0 06/07-08/09 1.9 

Population age 25-44 % change  03/04-05/06 7.1 03/04-07/08 12.2 

JSA claimants % change  04/05-06/07 22.8 04/05-07/08 19.2 

Domestic burglary  % change  03/04-05/06 -36.5 03/04-07/08 -34.7 

Perceived change and potential future transformation 

4.68 Teams has a collection of rather unattractive neighbourhoods that are severed and 

isolated as a result of the road and railway networks.  The area is situated within a kilometre 

of both Newcastle City Centre and Gateshead Town Centre and benefits from views up the 

Tyne Valley and much of the area is on the waterfront so offers great potential.   
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4.69 Delivery of the Hemingway Design and Taylor Wimpey Staiths South Bank scheme 

shows that there is private sector confidence in this area. This development of waterfront 

houses and apartments is an important addition to the housing offer that occurred without 

BNG support. Strong sales have been reported on this site demonstrating that buyers can be 

attracted to a good product in the BNG area.  

4.70 Environmental and property improvements combined with the award winning Staiths 

development has introduced significant change to this part of the Teams area.  However, the 

barriers imposed on the area by the road and rail network effectively serve to constrain the 

potential adjacency that these investments might promote. Further investment is anticipated 

to be required to conclude site assembly activity and improve adjacent stock although no 

allowance has been made within the current BNG programme.  

North Central 

4.71 North Central has received the most modest investment of the Newcastle Strategic 

Investment Areas at just over £2 million. The majority of this has been focussed on house 

improvements (42%) in the earlier years of the programme and then site assembly (28%) in 

recent years. There have been three main improvement projects; Cowgate Estate 

Interventions, Focused Estate Remodelling and Phase 1 of North Kenton / Fawdon. The site 

assembly investment has largely been used to fund the Cowgate Acquisitions and Blakelaw 

Deck Access Flats projects.  

North Central (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 0 1 0 10 432 126 569 

Site Development 0 0 0 0 0 0 0 

Improvements to houses 71 407 404 0 0 0 881 

Planning 0 8 0 0 130 0 138 

Supporting Communities 0 111 178 0 0 0 289 

Environmental Improvements 0 0 170 13 0 0 183 

Other 0 0 0 0 0 0 0 

Total  71 527 751 24 563 126 2,061 

Source: BNG 2009 

4.72 The pattern of investment has fluctuated throughout the Programme to date, with the 

highest level of spend taking place in 2005/06 on a variety of activities. This included c. 

£230,000 of investment in the Focused Estates Remodelling project, c. £178,000 on activities 

to support communities at Cowgate during transition while a strategy was developed and c. 

£170,000 on environmental improvements as part of Phase 1 of Central Blakelaw 

Regeneration. No further BNG investment is currently profiled for North Central to 2010/11, 

reflecting the tighter definition of the BNG priority areas established through the Strategic 

Commission Review Process and the lead being taken by other social providers. 

4.73 Outputs are largely focused on demolitions and improved properties. Whilst the 

demolitions were spread across Cowgate, North Kenton and Blakelaw, all of the property 

improvements were recorded against the Focused Estate Remodelling. Outputs are not 

anticipated for the £126,000 spent on site assembly in 2008/09 up to 2011 as this was a 

contribution to a wider scheme at Blakelaw Deck Access Flats which will be developed in later 

years.  
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North Central               

  2003/04 2004/05 2005/06 2006/07 2007/08 2008/09 Total  

Demolitions  0 60 29 0 31 0 120 

Acquisitions 0 0 0 0 2 0 2 

New Build/Conversions 0 0 0 0 0 0 0 

Land Acquisition (ha) 0 0 0 0 0 0 0 

Properties Improved  0 0 64 0 0 0 64 

Source: BNG, 2009 

4.74 North Central has experienced positive neighbourhood change on three indicators, a 

reduced level of vacancies and domestic burglary as well as an increase in median house 

prices. There has, however, an increase in JSA claimants (attributable to the recession) and a 

decrease in the proportion of the population aged 25-44.  

North Central Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 46.4 04/05-08/09 23.4 

Vacancies as % stock p.p change 06/07-07/08 -0.6 06/07-08/09 -1.2 

Population age 25-44 % change  03/04-05/06 -1.7 03/04-07/08 -0.5 

JSA claimants % change  04/05-06/07 8.9 04/05-07/08 11.0 

Domestic burglary  % change  03/04-05/06 -26.9 03/04-07/08 -38.9 

Perceived change and potential future transformation 

4.75 BNG's approach to the North Central area has been more limited than in a number of 

the Strategic Investment Areas.  Largely, the role has been about encouraging and guiding a 

private market response to the area’s land assets.  This has included preparation of 

masterplans for Blakelaw and Kenton Bar where development remains to be delivered once 

market conditions improve.   

4.76 More direct interventions have been agreed to address localised problems of 

unpopular properties in Blakelaw and introduce investment in community facilities.  This has 

brought about a clear and significant improvement in local facilities and the general 

environment.  Investment in Blakelaw Park is perhaps the best example of this.  This type of 

investment provides a visible example of the wider added value of the BNG programme.  

External investment programmes such as BSF are also having a significant and highly visual 

benefit.   

4.77 Recent private sector development in North Central, including the Central Grange 

development by George Wimpey and the new health centre and Aldi store on Ponteland 

Road, demonstrates the confidence of the private sector in the North Central area.  As the 

housing market improves it is essential that the disposal of the cleared sites is managed to 

ensure successful housing development.  These limited direct interventions combined with 

encouragement of the private sector should be sufficient to ensure the gradual transformation 

of the area. 

4.78 Cowgate appears to present the single biggest challenge in the North Central area.  

Early intervention saw a number of properties cleared and the sites currently remain 

undeveloped.  It is understood further housing renewal was opposed by both residents and 

politicians and the costs considered to be prohibitive, providing a clear rationale for BNG’s 

withdrawal from the area. Close working with partners is required to ensure conditions are 

stable and this remains a priority area for wider public sector intervention.     
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Dunston 

4.79 Dunston has received one of the lowest levels of HMR Pathfinder investment; 

£213,000 since the Programme began. This was focused on planning activity in the early 

years of the Programme and then site assemblyFlim in more recent years. The majority of the 

expenditure on planning (£71,000) has been used to fund the Dunston Staiths Heritage 

Initiative (masterplanning), with the remaining investment being used for the Dunston 

Masterplan and Investment Appraisals of Derwent Tower and Ravensworth Road. The latter 

resulted in a site assembly project at Ravensworth Road in 2007/08.  

Dunston (£000s) 

  
2003-
04 

2004-
05 

2005-
06 

2006-
07 

2007-
08 

2008-
09 Total  

Site Assembly 0 0 0 0 112 0 112 

Site Development 0 0 0 0 0 0 0 

Improvements to houses 0 0 0 0 0 0 0 

Planning 0 15 86 0 0 0 101 

Supporting Communities 0 0 0 0 0 0 0 

Environmental Improvements 0 0 0 0 0 0 0 

Other 0 0 0 0 0 0 0 

Total  0 15 86 0 112 0 213 

Source: BNG 2009 

4.80 To date, there have not been any outputs recorded in Dunston, this reflects the focus 

of investment on planning activity. There is also currently no further investment planned in the 

area, reflecting the tighter definition of the BNG priority areas established through the 

Strategic Commission Review Process. This means that any outputs to materialise will be a 

result of the earlier site assembly project, where the decanting phase has recently finished.  

4.81 Dunston has experienced positive neighbourhood change across three indicators, 

having seen an increase in the median house prices and decreases in the level of vacancies 

and domestic burglary. The area has, however, seen a decrease in the proportion of the 

population aged 25-44 and an increase in the level of stock vacancies. The latter will reflect 

progress made on assembling Derwent Tower and the maisonettes for demolition.  

Dunston Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 64.1 04/05-08/09 70.7 

Vacancies as % stock p.p change 06/07-07/08 2.6 06/07-08/09 5.2 

Population age 25-44 % change  03/04-05/06 -0.3 03/04-07/08 -1.2 

JSA claimants % change  04/05-06/07 188.9 04/05-07/08 110.8 

Domestic burglary  % change  03/04-05/06 -16.5 03/04-07/08 -1.7 

Perceived change and potential future transformation 

4.82 The Dunston intervention area is essentially a council-built suburb, providing a mix of 

low and medium density housing.  The area benefits from a number of significant 

opportunities, including the proximity of the MetroCentre and Team Valley employment area 

and the riverfront position.  To date the area has witnessed only limited and piecemeal 

redevelopment on the riverside.  The area includes two key development sites for major 

transformation at Ravensworth Road and on the Riverside which the private sector is 

anticipated to develop as the market improves.  BNG currently has no further investment 

planned for this area and potential future transformation will therefore on the whole be 

realised through guiding and influencing private sector investment as the market recovers. 
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Gateshead Town Centre 

4.83 The Town Centre in Gateshead has received the lowest level of investment. In total, 

£92,000 has been invested, all of which occurred in 2007/08 as part of a single improvement 

project. This resulted in 42 properties being improved in the same year. No further investment 

is currently profiled for the Town Centre under the 2008-2011 programme, reflecting the 

tighter definition of the BNG priority areas established through the Strategic Commission 

Review Process.   

4.84 The Town Centre experienced positive neighbourhood change on two indicators 

having seen the greatest increase in the proportion of the population age 25-44 as well as the 

second largest decrease in vacancies. There has, however, been a drop in median house 

prices and an increase in JSA claimants and the level of domestic burglary.  

Town Centre Snapshot 

Indicator  Change  Interim  Overall 

Median house prices  % change 04/05-06/07 -16.2 04/05-08/09 -18.5 

Vacancies as % stock p.p change 06/07-07/08 -1.4 06/07-08/09 -2.8 

Population age 25-44 % change  03/04-05/06 4.5 03/04-07/08 12.7 

JSA claimants % change  04/05-06/07 254.6 04/05-07/08 256.4 

Domestic burglary  % change  03/04-05/06 57.5 03/04-07/08 19.4 

Perceived change and potential future transformation 

4.85 The future vitality and viability of the town centre is critical to the wider transformation 

of Gateshead.  The proposals for the town centre are for an exciting retail led mixed use 

development that will also include a new town square, office, hotel and student 

accommodation.  These development proposals, which are being advanced by Spenhil (a 

subsidiary of Tesco), are at an advanced stage and work has now commenced on the 

demolition of the Trinity Square multi-storey car park. Delivery of this scheme will support 

BNG’s investment programme by serving as an attractor and retainer for potential and current 

households within the BNG area.  

Conclusions 

4.86 Strong progress has been made across the BNG area with bespoke programmes of 

investment identified for each area. On the whole an effective programme of interventions has 

been taken forward and the impact of BNG investment is visible as you travel through the 

area. Delivery within a 15 year timeframe is on track with early new build activity particularly in 

Walker and Felling and refurbishment activity in Arthur’s Hill and Bensham and Saltwell noted 

as some of the area’s key achievements to date.   

4.87 The table below provides a summary assessment of progress in the top five 

investment areas and prospects for the forward programme. Although BNG has identified 

three focus areas for investment, assessment of spend to date shows that five areas have 

received substantial funding allocations. The forward programme in these areas requires a 

strong focus on the finalisation of development proposals to ensure development can be 

progressed. Delivery of new build in the short term will remain challenging due to limited 

access to finance amongst developers and purchasers.  
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Area Summary assessment 

Scotswood Benwell • Substantial progress on acquisition and retained stock 

appears stable.  

• Finalisation of delivery arrangements for new build a 

priority.  

• Significant potential for new development and strong 

stakeholder support.  

Walker Riverside • New build provides an outward facing sign of change and is 

an important early achievement. 

• Investment in social stock would strengthen wider 

neighbourhood.  

• Delivery of the Heart of Walker scheme important to 

support housing delivery. 

Bensham Saltwell • Site assembly and refurbishment route focused around a 

main route. 

• Series of small sites being assembled with limited visibility. 

• Joint Venture required to progress development.  

Elswick Discovery Quarter • Development of the brewery site a big opportunity – plans 

to be reviewed in light of market conditions with BNG to 

influence through its interest in the area 

• Risk to delivery of Riverside Dene in current market – 

financial re-profiling may be necessary. 

Felling By-Pass • Considerable new build achieved. 

• Examples of aligned new build and improvement activity. 

• Potential requirement for further investment in surrounding 

properties to support BoKlok.  

4.88 In the lower investment areas, securing development will also present a challenge 

coupled with ongoing monitoring and intervention where necessary to ensure retained stock 

remains sustainable. A summary assessment of each area is provided below.    

Area Summary assessment 

Byker Ouseburn • Byker Design competition to be progressed as the market 

returns, may need to re-design in current climate. 

• Challenges around property improvement due to listed 

status of Byker estate. 

• Ouseburn barrage to support housing growth. 

Deckham • Focus of improvements on Durham Road very visible.  

• Risk that surrounding streets appear run down in 

comparison. 

Teams • Hemingway Design Staiths development attracting new 

interest for the area.  

• Severance restricts potential spill over benefits.  

• Not considered a priority for BNG intervention; mainly 

social intervention required.   

North Central • Largely sustainable area. 

• Assembled sites to be tested at point of market revival.  

• Cowgate remains an area of challenge.  

Dunston • Assembled sites to be left to the market. 

• No future role for BNG anticipated at present.  

Gateshead Town Centre • Priority for private sector investment rather than BNG.  

• Town Centre improvements to support enhancement of the 

housing offer.  
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5 Delivering change by intervention type 

Introduction 

5.1 BNG investment has been structured around a series of core intervention types as 

summarised below for the 2003/4-2008/9 period: 

Intervention Total BNG investment (£000s) 

Site Assembly  85,531 

Improvements to Houses  34,750 

Others 10,665 

Planning  10,549 

Environmental Improvements 9,417 

Supporting Communities  8,726 

Site Development  8,074 

Source: BNG 2009 

5.2 This section focuses on the main areas of intervention to provide an assessment of 

approaches to delivery and impact. Spend under the planning and other investment lines are 

considered to run alongside the investment areas summarised below, for example 

masterplanning activity funded under the planning line supports site assembly and 

development whilst delivery costs cut across all areas of intervention.  

5a) Site assembly and development  

Summary: Site assembly and development 

Assessment of progress to date 

The clearance of properties and replacement with new homes provides one of the most 

visible signs of BNG’s investment. Significant land assets have also been assembled for the 

forward programme providing capacity for over 4,000 residential units, allowing BNG and 

partners to continue to diversify housing choice and create a new image for target areas.  

BNG has consistently exceeded site acquisition and clearance targets and not withstanding 

market conditions, a number of new build schemes have commenced. The consultation 

programme revealed that areas that would previously not have been considered by the 

private sector are now of interest. Strong progress has been made within the context of a 15 

year programme. 

Managing areas in transition 

On the whole BNG and the local authorities have successfully progressed acquisition 

schemes and ensured residents remain informed of proposals for their area. Going forward 

this will remain important as schemes have been delayed and final developments may differ 

from original plans due to changes in market conditions.  

Properties appear to have been cleared quickly and cleared sites have been grassed and are 

regularly maintained. Retained stock surrounding clearance areas also now appears to be 

sustainable, suggesting that clearance boundaries have been appropriately drawn. 

Neighbourhood management has further supported communities through transition. 



    

  55   

A long term commitment to change 

BNG’s activities were always anticipated to be delivered over a 15 year period. There is 

recognition that significant new build activity is required to achieve genuine transformation of 

both stock type and tenure with a long lead in time required to assemble and prepare sites. 

Long term partnerships being established with the private sector show that there is interest in 

the area and that intervention will be required over a number of years to deliver BNG’s 

objectives. A number of delivery vehicles are being established to deliver development 

involving a very time consuming process. A commitment from the public sector to drive 

renewal and growth beyond 2010/11 is now required.   

Driving design quality and raising profile 

BNG has driven high design standards through new development. This has been at a cost 

(over £62,000 per unit at River’s Gate phase 1 including site remediation works) with each 

case to be considered on merit to ensure it offers value for money. Schemes within the BNG 

area have secured awards for the standards achieved and the impetus provided by BNG is 

seen across developments. This has helped to raise the profile and appeal of developments.  

Supporting access to new development 

Support to access home ownership has been tailored to reflect the key challenges faced by 

households and the involvement of the HCA in the pilot work has been positive. The housing 

options work is a positive step but the scale of investment required per intervention suggests 

the programme wide impact will be minimal. The requirement for a market solution is 

therefore evident. Further buyer profile information would also be of value to BNG.  

Preparing conditions for growth 

BNG has a portfolio of sites available for development as the market returns. The public 

sector now has a total cleared land holding with a net developable area of 84ha offering 

capacity for over 4,300 dwellings. BNG continues to invest in minimising the risk for 

developers, including support for flood risk assessment and ecological impact studies, to 

ensure sites are development ready.  

Assessment of progress to date 

5.3 Clearance of vacant and derelict properties and replacement with new homes 

provides one of the most visible signs of HMR intervention across the country. The recent 

property market downturn has implications for the BNG programme area in relation to 

progress on existing development sites, the attraction of new development partners and the 

sustainability of retained stock. Consultation with the various housebuilders confirmed that far 

greater progress would have been made under better market conditions. 

5.4 BNG has assembled a significant portfolio of cleared development sites across the 

BNG area.  This portfolio includes a range of sites across each of the investment areas 

ranging from small development sites, such as Birchvale Avenue in Blakelaw, James Street in 

Elswick, Hyde Park in Bensham and St. Lawrence Square in Byker to very sizable cleared 

areas such as Scotswood and the Freight Depot site.  Marketing of a number of sites has 

prompted very limited interest, with sites unsold and disposal now postponed until the market 

recovers. Other sites have simply not been marketed to date because of the prevailing market 

conditions. As the economy recovers, careful analysis of the property market, planning and 

management of disposal and redevelopment is essential to balance supply and market 

demand given the scale of accommodation that could be made available. 

5.5 Whilst market conditions have led to difficulties with site disposal and the new build 

programme, current conditions have provided benefits for land assembly with reduced land 

and property prices.  BNG has consistently exceeded its targets for property and land 
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acquisition and demolition.  By the end of March 2009, BNG has acquired some 13.8 

hectares and a total of 1,021 residential units.  Total demolitions to date are 2,373.  Through 

the economic downturn this strong performance has continued. 

5.6 The lull in the property market has also had another benefit insofar as the 

refurbishment of retained properties and other environmental improvements in a number of 

areas will be much more advanced when sites do come to be sold, thereby creating a better 

context for new build projects. 

5.7 Notwithstanding the prevailing market conditions, a number of new build projects 

have commenced across the BNG area.  These include: 

• Bishops Park, Felling 

• BoKlok, Felling 

• Hibernia Village, Walker 

• James Street (property conversion), Elswick Discovery Quarter 

• River’s Gate, Walker 

• Staiths South Bank, Teams - Private sector led development 

• Central Grange, North Central - Private sector led development 

5.8 From the consultation programme, it was evident that there are a number of areas 

that housebuilders and developers would not previously have considered, that (market 

conditions aside) are now of interest.  Such areas include Felling, Scotswood and Walker 

Riverside. The role of the BNG partnership is believed to be a driver for this change. 

5.9 From other housebuilder and developer consultations it was clear that there would 

have been interest in a number of the BNG areas irrespective of the BNG programme.  In 

such circumstances the size and location of the site would have been critical.  Central Grange 

in the North Central Investment Area is a good example of the type of site that would have 

been developed irrespective.  It is a sufficient size for the developer to achieve a critical mass 

necessary to create a neighbourhood with its own character and appeal. BNG can however 

be seen to have supported a number of these sites indirectly through their programme of 

intervention in the surrounding area, including the improvement of stock and demonstration of 

a commitment to change.   

5.10 Consultees recognise that the introduction of new homes has helped to start altering 

perceptions of the BNG area for home buyers with people most commonly referring to the 

increased ability to attract young professionals. Some concerns were raised around the ability 

to accommodate larger families which may need to be considered in the planning of future 

developments, in consultation with estate agents. 

5.11 On a limited number of sites, developers are exploring all options to recover their 

investment.  Options to dispose of significant stock to investors are being considered.  This is 

an area that BNG may wish to explore further and potentially target housing options work in 

response. 



    

  57   

Managing areas in transition 

5.12 A number of new development and conversion schemes have been delayed and 

plans have taken a long time to emerge, for example in Scotswood, since initial acquisition 

activity began. Ensuring that communities remain informed of change and can see a 

continued commitment to their neighbourhood has been important to BNG’s credibility. On the 

whole this appears to have been well managed although a number of schemes are felt to 

have progressed far slower than anticipated, including the finalisation of arrangements for 

appointment of developers in Scotswood and across Gateshead through the Joint Venture 

arrangements.  

5.13 As outlined above, BNG and partners now have a significant land holding across the 

programme area as well as a rolling acquisition programme. Managing this has been an 

important requirement of the programme and one that has, on the whole, been successfully 

delivered.  

5.14 Acquisition programmes have generally progressed smoothly, suggesting that 

residents have been supportive of proposals and informed of the process. Early concerns that 

decisions were being made on a top down basis appear to have been overcome through 

improved communication and community engagement.   

5.15 At the time of this assessment, the number of acquired properties awaiting demolition 

was minimal. Properties appear to have been cleared as quickly as possible to minimise 

potential issues around anti-social behaviour and crime, i.e. the potential negative impacts of 

early phases of BNG intervention. Where sites have been cleared they have been grassed 

and maintained with kickrails introduced. In many areas the sites provide informal green 

space for local communities with limited reminders of their former use. The introduction of a 

wild flower meadow in Scotswood has helped provide a new and attractive focus for the 

redevelopment area ahead of the construction programme.   

5.16 Retained stock surrounding development areas on the whole appears to be 

sustainable suggesting that clearance boundaries were effectively determined. In Scotswood, 

for example, terraced properties facing on the cleared site show limited signs of vacancy and 

appropriate maintenance. Neighbourhood management activity has also been targeted to 

ensure residents are supported through the period of transformation. Both of these measures 

support new build units as they are introduced as well as enabling residents to retain pride in 

their neighbourhood as works are undertaken.  

A long term commitment to change 

5.17 Two key priorities for BNG are housing stock and tenure diversification.  It was 

recognised at an early stage that to realise genuine transformation of stock and tenure, 

requires significant new build and activity has always been planned on the basis of a 15 year 

programme. BNG’s approach has been to commission strategic conversions in priority areas 

alongside new build activity to deliver the scale of diversity desired.  

5.18 BNG estimated that there would be a total of 11,936 new homes built and properties 

converted within the BNG area between 2006 and 2018 and that 7,164 of these new homes 

(including conversions) would be facilitated by BNG. The impact of new build and conversion 

activity to date, based on just 266 new build completions and conversions to the end of 

2008/9, reflects the time needed to assemble sites (4-6 years) and current market conditions.    

5.19 Long term partnerships being established with the private sector demonstrate the 

delivery period for new build development. Ongoing discussions provide a positive sign that 

developers are interested in developing in BNG areas although flexibility in terms may wish to 

be sought to ensure long term arrangements do not reflect solely short term conditions. A 

commitment from the public sector to continue to drive market renewal and growth is now 
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required to extend beyond the 2008-2011 programme to ensure BNG delivers its planned 

programme but also to provide the private sector with the confidence to commit.    

5.20 A series of delivery vehicles are now being established to deliver housing growth 

across the BNG area. Following an extensive site assembly and partner selection process, 

the appointment of a development team for Scotswood is expected before the end of the year 

with a joint venture for development in Gateshead to follow. This has been a time consuming 

process but the arrangements being established will secure a medium to long term 

commitment to delivering new build development and changing perceptions.  

Driving design quality and raising profile 

5.21 Securing a high quality of new development has been a clear objective for BNG 

including through their role as lead for design work undertaken across the Pathfinder 

movement. Within early stages of the programme, higher design standards appear to have 

been directly supported by BNG for most schemes. The cost of direct intervention in new 

build activity can be considerable (over £62,000 per unit under River’s Gate phase 1, 

reflecting site conditions) demonstrating the requirement for each case to be considered on its 

merit and wider implications of determining whether or not to invest. Whilst this has been 

appropriate to set the standard, new approaches to influence the approach taken and funded 

by the private sector will be necessary to allow the impact of high design to be felt across the 

BNG area.    

5.22 Where new build units have been delivered, two schemes are particularly noteworthy 

for the profile they have received and awards won: 

• the multi-award winning Staiths South Bank, a collaboration between Hemingway 

Design and George Wimpey, working with architects Ian Darby.  The development 

provides a mix of 1 and 2 bedroom apartments and 2, 3 and 4 bedroom 

townhouses on the former garden festival site in Gateshead. Although BNG has 

not directly supported this development it has provided an important sign of 

change within the programme area; and 

• the BoKlok development in Old Fold, provides the first example of this concept in 

the UK. This is a system built product development by Ikea and Skanska and 

constructed in the UK in a joint venture between Ikea and the Home Group.  The 

development is a wooden construction and provides a mix of 1 and 2 bedroom 

apartments and 2 and 3 bedroom townhouses. 

5.23 It is evident that these two developments are innovative and have sought to break the 

traditional mould of house building and housing design in the UK.  Both schemes offer 

contemporary design that reflects current best practice in a wide range of areas (including 

sustainable layout and constructions, place making and the relationship between public and 

private realm). Consultees believed that these two schemes were playing a role in 

transforming perceptions of parts of the BNG area.  

5.24 Both schemes have witnessed significant interest from owner/occupiers although 

both report low sales numbers in recent months, in common with general market conditions.  

Attempts have been made to secure purchasers with financial incentives and opportunities for 

short term renting being considered by the developers to ensure units are occupied. 

5.25 The BoKlok development has received a high level of press coverage and has been a 

positive addition to the housing offer in the BNG area. The site location may not however 

have generated the greatest possible impact for the programme and area due to its limited 

visibility from main routes and location within an area of social housing. To help maximise 

impact and protect the site for future interest and onward sale of properties, investment by the 

owner of adjoining stock in external improvements would be beneficial, prompted by BNG or 

the local authority.  
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5.26 Development on a number of the BNG sites is pushing the boundary of traditional 

house building.  The various developments on sites in which BNG or its two Local Authority 

partners have or had a stake are generally providing innovative design or building 

sustainability levels over and above building regulations requirements. Examples are set out 

below: 

• Hibernia Village was the first development to begin in the Walker Riverside 

regeneration programme in 2005. The redevelopment of the estate is divided into 

four phases all of which are being constructed by Bellway. The first phase of 29 

homes was completed in January 2007, with the next phase completed in March 

2008. Phases 2 and 3 are scheduled for 2009 onwards. 143 new homes will be 

built including a mix of two and four bedroom bungalows and three and four 

bedroom houses.  The development introduces a break from routine brick built 

housing, introducing elements of wooden constructions with more traditional brick.  

The development meets the eco-homes very good standard. This development 

stands out in contrast to the surrounding retained stock where further investment 

may be required through partner programmes to ensure integration of new and 

existing homes.   

• The James Street development comprises the conversion of 16 Tyneside flats to 

create eight terraced houses.  The development is being undertaken by BNG and 

the Home Group and seeks to achieve high energy standards.  The renovation of 

these properties includes comprehensive refurbishment, including loft 

conversions, introduction of light wells, new doors and windows and roofs. The 

scheme has provided greater housing choice in the area and will support eventual 

development of the adjacent site.  

• River’s Gate is being developed by Places for People.  It will have a selection of 

107 homes for rent, shared ownership or outright purchase including 2, 3, and 4 

bedroom houses and 2 bedroom apartments. The first phase of 66 homes was 

completed in 2008.  The development provides a contemporary design that 

includes a variety of sustainable design principles and sits comfortably alongside 

improved properties on The Oval.  Again, the development meets the eco-homes 

very good standard. 

• Bishops Park is a development by McInerney Homes, provides a mix of brick built 

2 and 3 bedroom houses and 3 bedroom apartments, common to many modern 

housing development.  The first phase of this development, providing some 29 

houses and 6 apartments is now complete.  Work on phase 2 is due to commence 

shortly.  The design and layout of the development is routine, providing a mix of 

two and three storey detached, semi-detached and terraced houses and four 

storey apartment buildings on prominent plots.  The homes are built to eco-home 

very good standard and include features such as solar water heating. The 

development provides a strong sign of change through its Sunderland Road 

frontage.  

5.27 Irrespective of the market context, the perception appears to be that these schemes 

have been well received by residents and prospective purchasers.  The design and layout of 

the developments and the mix of house types all seem to be favoured and supported by 

residents and prospective purchasers.  Time and improvements to the housing market will 

serve to confirm whether this is the case. 
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5.28 Coupled with development delivered to date, the exposition and design competition 

approaches taken in Scotswood and Byker respectively, further demonstrate BNG’s 

aspiration to raise the profile of development opportunities and progress to date at a national 

if not international level amongst developers, potential purchasers and also local residents. 

Ensuring that delivery now occurs to build on momentum and deliver the aspirations is an 

important step for the future programme in delivering sustainable impact.  

Supporting access to new development 

5.29 BNG is alert to the need to support households to access home ownership, 

particularly in the current climate. Work to consider affordable housing solutions has been 

progressed during the past year to ensure support is provided where possible to help BNG 

satisfy tenure objectives and the continued delivery of new build development. The proposed 

products directly respond to the key issues identified by purchasers around raising a deposit, 

the need for a reduced purchase price (including through shared equity) and the option to ‘try 

before they buy’ rental to home ownership option.   

5.30 In the short term, the range of support proposed offers potential to support ongoing 

delivery of the programme. An allowance of £800,000 has been identified for the 2009-2011 

programme to support purchase on up to five priority sites and 60-100 units. Although a 

positive development, the scale of investment required per transaction means that the 

programme wide impact is likely to be minimal. While worthy, the very small group of 

residents to benefit from this approach emphasises the requirement for a market solution. It is 

understood BNG have involved the HCA in this work to allow lessons to be shared and 

approaches to be rolled out if appropriate.   

5.31 Limited information is available across the partnership about buyer profile. 

Developers are not collecting information regarding the profile of buyers including where they 

are moving from and age on a consistent basis, which would provide a useful evidence base 

for BNG. Understanding levels of purchase for owner occupation against buy to let purchase 

for investment purposes would also be of interest. Both elements of data would offer an 

insight in to the impact of BNG investment to date and in the future.  

Preparing conditions for growth 

5.32 BNG continues to ready itself for market recovery, preparing a supply of sites ready 

for disposal to housebuilders and developers.  The ongoing programme of property 

refurbishment and environmental improvements is also providing significant physical 

improvements to a number of these areas.  Aligned investment in new schools, community 

facilities and neighbourhood management are all helping to create far better conditions for 

future new build and the ability to attract owner/occupiers to invest in these areas. 

5.33 It was apparent from the various consultation meetings with private sector 

housebuilders, that whilst there is strong interest in a number of the development sites across 

the BNG area, this interest will only be taken forward when mortgage lending returns to more 

normal levels.  Therefore, significant private sector delivery of new build properties is not 

expected to start in earnest until the financial market returns to normal trading levels.     

5.34 The land portfolio assembled and associated investment in technical studies, 

including strategic flood risk assessment, water cycle strategy and ecological impact study, 

show that BNG is preparing for growth through the provision of sites that are development 

ready. More innovative activities, such as investment in the Ouseburn Barrage, alongside 

what have traditionally been BNG’s core investments further demonstrate BNG’s commitment 

to securing growth through private sector development in future years.  
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5.35 A land portfolio of 84ha of cleared and developable land is currently held by the public 

sector in the area, providing capacity for 4,300 dwellings. This is a substantial asset for future 

development. BNG and partners have focused on de-risking a number of these sites for 

development with approaches including offered a cleared site, undertaking investigations and 

remediary actions to ensure sites are readily available for development and the provision of 

gap funding to make development viable. This activity has enabled early development to 

come forward and is anticipated to remain an important element of the forward programme, 

given current economic and market conditions.  

Conclusions 

5.36 BNG has made strong progress on site assembly and development activity, within the 

context of a 15 year programme of intervention although the market downturn has slowed 

progress. There are examples of private development occurring without public sector 

intervention where sites have been identified to be of a sufficient scale and in the right 

locations.  

5.37 Substantial land assets have been assembled for development in future years and 

early new build schemes have provided an outward indication of BNG’s intentions for high 

quality, diversified housing. Wider activity to prepare sites for development ensures that the 

area will be well positioned for the market upturn. The land assembly process has, on the 

whole, been well managed with clearance occurring as quickly as possible and procedures in 

place to ensure community engagement.  

5.38 BNG has placed a strong emphasis on design quality. Where BNG has directly 

supported development it has at times been at a high price although the independent 

assessment gap funding (as considered through Section 6) has resulted in cost savings. 

Maintaining momentum through the economic downturn will be important to retain confidence 

in the area amongst residents and potential future buyers and developers. 

5.39 Provision of support around access to home ownership will help BNG and its 

developers to work towards one of BNG’s core objectives and support continuation of the new 

build programme on a limited number of sites. Whilst worthy, this package of interventions will 

benefit a limited number of households with a market driven solution required to drive the 

forward programme. 
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5b) Property and environmental improvement 

Summary: Property and environmental improvement 

Securing programme alignment 

Improvement works have been effectively delivered to focus on key routes and support new 

build development as well as delivery as a primary form of intervention to stabilise market 

conditions. Interventions in the private rented sector have also been effectively aligned with 

improvement works allowing property management standards to be promoted at the same 

time as physical improvements.   

Securing efficiencies and added value 

The introduction of a ceiling has ensured unit costs have reduced from the early stages of the 

programme. Facelift works are now more typically supported with the nature of works drawn 

from a menu to suit the property and location. Resident contributions are now sought across 

the area allowing pressure on public sector resources to be reduced and encouraging 

ownership of improvements.  

Responses to refurbishment works 

Surveys conducted shortly after the conclusion of improvement works suggests that residents 

are happy with the works undertaken. Expansion of survey work to include a return to 

beneficiary households (12 or 24 months following conclusion of works) and to include 

residents in adjoining streets, would strengthen the evidence base to include assessment of 

additional investment secured. Consultees believed that refurbishment works are helping to 

change perceptions of areas and are starting to attract new households into areas.  

Grant versus loan funding 

Consultation identified a number of factors that support continuation of a grant based product. 

The ability of low income households to commit to a loan product appears very limited, it may 

only be possible to implement part schemes (which will increase unit costs) and partial 

improvements will undermine the core objective of this strand of HMR investment. As the 

costs are relatively low and focus on external improvements which do not result in a 

significant financial gain to the property owner, a loan approach is not appropriate.   

  

BNG’s arrangements are considered to have gone some way to reducing reliance on a grant 

only approach through the requirement for contributions. High rates of take up continue to be 

reported and the visual impact of intervention is clear. The identification of repayment terms 

within contracts in the event of a sale within three years of investments being made provides 

a further opportunity for the short to medium term costs of a grant based approach to BNG to 

be minimised.  

Approaches in other pathfinder areas 

A mix of approaches is currently being taken to funding improvement works across the 

pathfinder movement. One of the main benefits of a grant based regime was highlighted as 

the ability to ensure whole blocks of properties are improved to secure the desired 

regeneration benefits. It was noted that those households most willing to invest in their homes 

and the areas of greatest regeneration need do not necessarily correlate. 

Where loans are being offered they are typically on an equity share basis. The timescales for 

return of funds to the programme is unpredictable as there is no maximum repayment period, 

rather funds are repaid at the point of sale of the property.  
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Securing programme alignment 

5.40 Improvement activity has taken different forms in different parts of the BNG area. In 

some area improvements have been the primary form of intervention (for example across 

Arthur’s Hill) to enhance perceptions and experience of living in an area. In other areas 

refurbishment activity has been targeted to focus on key routes (such as Durham Road) or to 

complement new build activity in close proximity (as demonstrated at The Oval and 

Sunderland Road).  

5.41 A substantial programme of improvements has been undertaken, benefiting over 

5,000 properties (approximately 6.5% of stock) across the BNG area to the end of 2008/9. 

This mass of activity has impacted on perceptions of the area with stakeholders consulted as 

part of the project regularly referring to improvement works as one of the greatest 

achievements of BNG.  

5.42 Improvement works have been planned to form part of a wider, comprehensive 

approach to regeneration of neighbourhoods and this approach has become more focused 

over time. This coordinated approach demonstrates the broader rationale for investment in 

improvement works as part of the place making agenda. The medium to long term success of 

improvement works will be affected by the level of maintenance. As the surveys summarised 

below recognise, works have had an immediate uplift in people’s pride in their property and 

neighbourhood but this will only be sustainable if ongoing investment is made by property 

owners and if wider change is delivered in neighbourhoods (where part of a wider programme 

of investment). Household access to complementary loan products across Newcastle and 

Gateshead helps to support the requirement for ongoing investment in stock amongst those 

unable to access finance through a commercial lender.  

5.43 Delivery of improvements has also been aligned to interventions in the private rented 

sector. Gateshead Council was one of the first Council’s to adopt a policy of Selective 

Landlord Licensing, in the Sunderland Road area of Felling. Evidence gathered through the 

consultation process suggests that the selective licensing of landlords is having a positive 

impact on the overall sustainability of an area. The alignment of accreditation with 

improvement works (i.e. landlords have to be accredited to allow them to benefit from the 

works) ensures that property management standards are enhanced and maintained.  

Securing efficiencies and added value 

5.44 As the block improvement schemes have evolved, a number of measures have been 

introduced in order to drive efficiency savings and achieve greater levels of added value. In 

the early years of delivery, the cost of implementing block improvements was relatively high. 

To remedy this, a ceiling has been introduced on refurbishment activity, with the average cost 

(across the Pathfinder) of £13,000 now agreed with any costs above this level requiring 

justification. Within the ceiling identified by BNG partners have the flexibility to select the most 

appropriate package of works for the area and properties. The menu approach offers this 

flexibility whilst providing clear boundaries for the nature of works to be supported. The 

evaluation papers for Gateshead indicate an average cost per property ranging from £4,520 

to £12,900 on recent projects demonstrating that improvements in value for money are being 

sought, depending on the property type.    

5.45 As part of the overall cost reduction the nature of works has changed over time and 

by scheme. Whilst a number of early schemes such as the DAS Street interventions included 

the provision of new roofs, later interventions have tended to focus more on improvement of 

the fronts of properties. From a visual assessment perspective, BNG investment in a standard 

facelifting programme can have the same impact as a more extensive investment 

programme. The appropriateness of such an approach will vary from street to street and 

dependent on the extent of damage to structures such as roofs although investment on this 

scale needs to be minimised given funding constraints.  
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5.46 Other approaches have also been developed with some success. Gateshead Council 

trialled various delivery routes using different combinations of Council designers working with 

external contractors, external designers working with Council contractors or fully outsourcing 

the design and contractor element to external companies. The latter approach has been 

adopted as the default working arrangement for all future block improvement schemes that 

will be delivered by Gateshead Council, as it was the most cost effective. The arrangement is 

also easier to manage well.  

5.47 Both Newcastle and Gateshead City Councils recognise the importance that securing 

resident’s contributions to neighbourhood improvement schemes can make to the overall 

success of a scheme. Newcastle’s Private Sector Housing Strategy (2003) states that:  

“The key to success in Neighbourhood Renewal is to generate market confidence and 

encourage private sector investment through a range of mechanisms [including]: 

• Owner’s contribution to grant packages 

• The level of owner contribution varies according to the type of intervention that is 

being delivered and the area in which it is being delivered in. For designated group 

repair neighbourhoods, the policy states that:  

• Both owner-occupiers and landlords would be eligible, as it is important to 

encourage all owners within a block to participate in this scheme.”  

5.48 In Newcastle’s Renewal Areas, a home owner contribution of 25% is requested 

towards the cost of windows and doors. Home owners are means tested to assess their ability 

to make this contribution whilst landlords benefiting from the windows and doors offer are 

required to make a 25% contribution and become accredited.   

5.49 Means testing is carried out, with the Council determining what contribution an 

individual will need to make, towards the cost of work. The test takes into account a person’s 

weekly income and savings above a certain limit and sets them against an assessment of 

basic needs.  If a person’s resources are less than the final assessment then they do not 

have to contribute to the cost of works.   

5.50 Gateshead Council has adopted a similar approach, with a 20% contribution being 

required from residents in receipt of a grant to carry out improvements to the external 

elevations of their home. In certain instances – Oban Terrace being one – up to 100% 

financial assistance was offered towards the cost of works that would have a high impact on 

the visual appearance of the area. Where the visual impact was deemed to be less, 50% 

financial assistance was offered towards the cost of works. This approach balances the 

opportunity to secure contributions with where BNG and the local authority believe the 

greatest impact is required.   

Responses to refurbishment works 

5.51 The use of resident surveys to secure feedback on works allows activity to be 

monitored. The residents’ surveys use a bespoke questionnaire to secure the views of 

property owners and residents within the areas where improvements have been delivered. 

The surveys provide a snapshot of resident's satisfaction with the refurbishment process, the 

performance of the contractor, and their overall perception of the impact that refurbishment 

work has had on their neighbourhood. Responses secured through the surveys have been 

very positive.  
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5.52 Whilst the approach to evaluate the success of an individual block improvement 

scheme is a positive one. To allow the information secured through the surveys to be of 

greater value to BNG to assess impact over time it is recommended that: 

• Consistent information is collected across all schemes; 

• Findings are clearly used to inform future approaches for example around the 

nature of works implemented, the use of particular contractors;  

• Surveys are repeated after a period of time has elapsed (say 12 or 24 months) to 

assess additional benefits secured, including around investment in maintenance 

and further improvements; 

• Expansion of the survey work is expanded to include the opinions of residents 

living in adjoining streets to assess impact beyond individual properties and to 

include the views of landlords (where appropriate) as well as residents. 

5.53 When consultees were asked about BNG’s greatest achievements to date, property 

and environmental improvements were most commonly cited. Consultees feel that the works 

provide a highly visible sign of change in BNG areas with works welcomed by residents and a 

view that perceptions of areas are changing. Consultation suggests that in Arthur’s Hill, as 

one example, where an extensive improvement programme has been delivered, there is 

evidence of growing demand and a reduced level of vacancies since the investment 

programme began. Views were also expressed that refurbished properties across the BNG 

area, alongside delivery of new build homes, are helping to attract new groups in to the area, 

including those within the target 25-44 year old age group, and facilitate house price 

stabilisation. 

5.54 The study team assessment noted the consistent approaches taken to improvement 

works across much of the BNG area. Whilst this provides the area with a coherent feel it may 

lose the individuality and character of streets to recognise what is different about parts of the 

area. The introduction of a new approach at Bishops Avenue for example, where coloured 

render sets the houses apart, helps create a distinct identity for the street and gateway for the 

wider area. Greater variety in the approaches being taken to reflect the scale of works 

necessary, character of properties and their location would help to add greater interest to the 

street scene, balanced with the potential cost savings associated with common approaches.  

Grant versus loan funding 

5.55 Across the Pathfinder movement the Audit Commission has suggested that the 

current grant funding with contribution arrangement is replaced with a pure loan funding 

approach for future block improvement schemes. Consultation with the Local Authorities 

suggested that this approach could work in some instances, although generally the costs of 

administering a loan scheme – both in terms of the monetary and time cost – are prohibitive.  

5.56 A number of factors support the continuation of the grant funding with owner 

contribution arrangement. These include:  

• The timescales associated with the delivery of loan funding would not lend 

themselves to delivery within BNG’s annualised funding allocations; 

• The ability of low income households (including the elderly) to commit to a loan 

product, particularly at a time of house price uncertainty, would appear extremely 

limited and may place households at an unacceptable financial risk. In Greater 

High Cross average household incomes are approximately £8,400 per annum 

(£170 per week); 

• There would be an increased likelihood of partial development or whole schemes 

not taking place;  
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• Schemes deliver regeneration objectives rather than address single dwelling 

fitness standards, thereby the benefits achieved extend beyond the individual 

household;  

• Grants for HMR facelift activity are complemented by a wide range of loan 

products to support other works to the property, demonstrating that grants are only 

offered where deemed appropriate; and  

• The implications of not delivering works could be far wider particularly where 

streets have been selected to support adjacent new build developments or are 

focused on primary routes to enhance perceptions. Improvement works can 

provide an important incentive to secure confidence amongst home owners, 

buyers and developers.   

5.57 Arrangements adopted across the BNG programme have gone some way to reduce 

reliance on a grant only approach with the attraction of home owner contributions a welcome 

addition to the programme. This has reduced budget requirements from BNG and provides an 

incentive for home owners to protect the investment made. In Gateshead, where a 20% 

contribution is required towards the cost works, officers continue to report a high rate of take 

up and a visual assessment of beneficiary areas shows that this has been the case. Take-up 

of the initiatives within Gateshead is reported to be good, with typical uptake being between 

72% and 88% and similar rates also reported on a number of schemes in Newcastle. In areas 

where there has been a relatively low uptake, consultations have identified that properties 

which did not take up the grant have been effectively ‘masked’, and the overall uplift in the 

quality of an area remained.     

5.58 Repayment terms applied to grants in the BNG area ensure that funds are returned to 

the programme in the event of an early sale, generating receipts for the programme. In 

Gateshead, a phased approach over three years from the point at which a contract is signed 

allows all 80% of funding made by BNG to be re-couped if a sale occurs in the first year 

following improvements being made on a declining scale down to a third of the investment 

made if a sale occurs in years two to three. In this way the arrangement is more sophisticated 

than a standard grant product.  

Approaches in other pathfinder areas 

5.59 The table below summarises the current approach four Pathfinders have adopted to 

funding property improvements and highlights the varied position taken in response to 

government preference for a loan based product.  

Pathfinder  Grants Loans  Summary  

Manchester Salford  

�  

� Wholly operated on a grants basis to 
date.  

� Contributions are sought from RSLs 
where areas to be improved include RSL 
stock.  

 

Renew North 

Staffordshire  
 � 

� Equity Share Loans are offered to enable 
home owners to fund improvements / 
repairs to their properties where this 
otherwise would not have been possible 
owing to financial constraints.  

� See case study box below 
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Pathfinder  Grants Loans  Summary  

Elevate East 

Lancashire 

�  

� Grants are used to fund external 
improvements in the area (through group 
repair and facelifting). 

� There are plans to investigate an equity 
loan improvement scheme as part of 
delivering the new Pennine Lancashire 
Housing Strategy.   

Partners in Action 

Oldham Rochdale 

 � 

� Equity Share Loans are offered for major 
refurbishment / improvements. 

� Loans are repaid upon sale of the 
property or in the event of death of the 
homeowner.  

� Currently looking to change the 
repayment system to allow homeowners 
to pay the loan off in tranches to avoid 
increases in the amount homeowners 
have to pay as a result of an increase in 
the property value.   

 

5.60 Those consulted stated that part of the reason for continuing with grant systems is 

that they enable the Pathfinder to ensure that whole blocks / streets are improved to gain the 

desired regeneration impact. Similarly, one of the main disadvantages of loans was flagged 

as the support becoming more targeted due to the requirement for commitment from the 

homeowner. Further, a correlation between those that are willing to commit to improving their 

home and the areas in the most need of investment is not guaranteed.  

5.61 Where loan systems have been adopted, they are operating as equity loans. The 

case study below summarises the main terms of North Staffordshire equity share loan, typical 

to such a product. 

Main Terms of North Staffordshire Equity Share Loan  

Types of 

Improvement works  

� The applicant is encouraged to complete all works to achieve 
the Decent Homes Standard. Applicants who have additional 
free equity can then opt to undertake desirable works up to the 
value and not normally exceeding £5,000.  

� Desirable works are those which make sense to complete given 
the work that is being undertaken to achieve the Decent Homes 
Standard. They include: 

- Replacing windows 

- Re-wiring and re-flooring kitchen  

- Up-grading energy performance  

- Improving accessibility to the bathroom, kitchen, front door etc  
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Main Terms of North Staffordshire Equity Share Loan  

Maximum Loan  � The owner may take a loan of up to 80% of the free equity in 
their property, normally to a maximum of £30,000. 

� The maximum cash loan is normally £30,000. All outstanding 
mortgage and loans secured against the property must be 
taken into account and the loan must be able to withstand a 
10% increase should unforeseen works occur. Where the 
maximum 80% of free equity is likely to be exceeded due to the 
cost of works cases must be brought to the Discretionary Panel 
for consideration. 

 

Minimum Loan  � The minimum loan is £2,500. The cost of administering loans 
means that it is not feasible to offer an Equity Share Loan for 
less than this amount. 

Loan Repayment 

Conditions  

� The loan is repayable in the following circumstances: 

- On the death of the homeowner and sale of property 

- On disposal of property. 

- Early repayment by choice 

 

� The loan is secured against the value of the property but no 
repayment of capital or interest is required to be made until 
there is an ultimate change of ownership. The loan is 
calculated as a percentage of the initial value of the property. 
The repayment amount is based on the same percentage but 
of the property value when the loan is redeemed. 

� In the event of property values decreasing the amount 
repayable is the minimum sum (in other words the original 
amount borrowed). At the discretion of officers cases where 
values have decreased can be brought to the Discretionary 
Panel for consideration. 

� Where a request for an early settlement figure is requested, the 
loan administrator is under an obligation to reply, providing a 
settlement figure in writing having first obtained a current 
market valuation of the property. The client must be informed 
and client’s consent noted, that the fees for this will be added 
to the settlement figure. 

� Where a property is subject to a Compulsory Purchase Order 
and a Equity Share Loan is registered as a charge against the 
property, repayment of the loan may be waived at the 
discretion of the council. 

� At present there are no early repayment incentives offered. 
This may change at the discretion of the council. 

Source: Renewal and Relocation Loans Policy, Stoke City Council  

5.62 The loan approach is appropriate where the costs are substantive and add value to 

the property (such as a new roof or kitchen and bathroom); in these situations there in an 

obvious added value for the property owner and the costs of the administration of the (more 

substantive) loan can be defrayed from payments. In the case of improving external 

appearance, where the benefits do not automatically lead to an increase in value or amenity 

and where the benefits are to the street/neighbourhood environment, a grant based approach 

is valid, taking account of (a) higher cost of a partial scheme, (b) the likely failure to meet the 

objective of supporting neighbourhood renewal, and (c) the cost of administering a loan fund 

over an extended period for very small sums.  
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5.63 In all likelihood very small sums of money would be repaid over an extended period, 

and it is far from clear that this outweighs the benefits of investing in complete streets and 

block improvements guaranteed by the grant based approach. The efforts made to 

incorporate some contributions take account of the need to maximise resources while 

delivering neighbourhood renewal objectives.   

Conclusions 

5.64 BNG and partners have successfully delivered a substantial programme of property 

and environmental improvements, providing one of the most visible signs of intervention to 

date. Improvements have been well received by stakeholders and residents and are believed 

to be helping to change perceptions of BNG neighbourhoods amongst both existing and 

potential future residents. 

5.65 Effective targeting of improvement investment alongside new build development 

demonstrates the wider role works can play in transformation. There are examples where 

further intervention in existing stock may be required to support new build developments, for 

example surrounding the BoKlok scheme and between the River’s Gate and Hibernia Village 

schemes in Walker to support wider objectives for the areas. Alignment of improvement works 

with private sector licensing activity has been a further positive feature of BNG’s approach.  

5.66 Reduced unit costs and the introduction of home owner contributions have been 

positive additions to the programme. Actions have ensured that BNG have budgets available 

to invest over a wider area and should encourage residents to take greater ownership of 

improvements. Take up rates remain positive despite the requirement for contributions and 

the identification of clawback arrangements within contracts in the event of an early sale 

ensure that householders are not able to secure quick financial returns as a result of public 

sector intervention.  

5.67 Adoption of a purely loan based product is considered unlikely due to the challenges 

of limited household incomes, the potential to impact on wider elements of the BNG 

programme and administration costs. BNG and the Local Authorities have sought to increase 

contributions where appropriate and this tailored approach should be continued and 

encouraged.  
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5c) Neighbourhood management 

Summary: Neighbourhood management 

Introduction 

BNG has been a significant funder of neighbourhood management activity, particularly during 

the early stages of the programme. The Board have identified a tapered funding allocation 

during the current programme period with all support for neighbourhood management activity 

to conclude in March 2011. This section considers how BNG resources have been used to 

date, the approaches now being taken and options for the future. 

Neighbourhood management in Newcastle 

BNG has provided significant levels of support for neighbourhood management activity in 

Newcastle. Activity has been well received and is believed to have played an important role in 

the sustainability of neighbourhoods. Mainstreaming activity is now a priority.   

Neighbourhood management in Gateshead 

Neighbourhood management activity in Gateshead has evolved over time with a rolling 

service now provided in response to local conditions. Activity is believed to have accelerated 

the acquisition programme and satisfaction with interventions is high.  

Aligning strategy and resources 

Gateshead has effectively incorporated neighbourhood management activities within their 

mainstream budgets although the enhanced approach afforded by the Neighbourhood Officer 

team would be vulnerable in the absence of external resources. Although activity in 

Newcastle is said to be aligned with the work of other partners, ensuring new funding 

mechanisms are found is now a priority. Whilst the consultation programme identified a 

requirement for ongoing neighbourhood management activity that is not to say that it should 

be funded through BNG.   

Introduction 

5.68 There has been a considerable requirement on public sector (including BNG) budgets 

to assist with and ensure neighbourhood management interventions in the Pathfinder area 

given the level of transformation underway. Without good neighbourhood management a 

number of areas may have been at risk from further decline and social disorder issues arising 

from the level of neighbourhood change being sought. During the early stages of the 

programme BNG has been a significant funder of neighbourhood management activity. Given 

competing pressures on budgets, BNG have agreed to a tapered reduction in HMR funding in 

neighbourhood management activity between 2008 and 2011. It is expected that this activity 

will be mainstreamed post 2011. This section considers how BNG resources have been used 

to date, the different approaches now being taken in the local authorities and options for the 

future.  

Neighbourhood management in Newcastle 

5.69 BNG and Newcastle City Council have supported a number of neighbourhood 

management interventions, in particular supporting neighbourhood managers in Scotswood 

and in North Benwell.   Specific project activities have included the BNG part-funded warden 

service and the Interventions Fund available to each neighbourhood manager. BNG 

supported activity remains to be mainstreamed if it is to continue.  

5.70 These activities appear to have been successful, with BNG able to bring additional 

resources and flexibility to local authority interventions.  The Interventions Fund, for example, 
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allows the manager to respond quickly to specific issues, such as youth support work, and 

has allowed new models of delivery, albeit some of this on a relatively small scale. 

5.71 The work of BNG has been well-received by partners.  Senior officers have identified 

neighbourhood management as a key success of the programme.  There is a real sense that 

the initiative had played a significant part in realising the more sustainable housing market 

that now exists in North Benwell. BNG has helped make the case for neighbourhood 

management more widely amongst the local authority hierarchy, setting out the wider context 

and the need for neighbourhood management and community sustainability through the 

areas’ transition. 

5.72 Similarly, Home Group praised the North Benwell neighbourhood management work, 

perceived as a “remarkable success in winning the support of local residents” and fostering 

community collaboration.  The support of local residents was seen as underpinning the wider 

environmental and property improvements that have led to renewed pride in the area.  The 

community policing activities, shortlisted for the National Housing Awards, has formed an 

essential part of the neighbourhood management interventions, and this has contributed to 

the significant reduction in crime and anti-social behaviour in the area.   

Neighbourhood management in Gateshead 

5.73 The approach in Gateshead has similarly been to provide enhanced support in the 

neighbourhood areas subject to the most significant change arising through BNG project 

investment but this has been an enhanced function of the Council’s existing approach to 

neighbourhood management across the Borough. Since BNG launched, some neighbourhood 

management interventions that were previously funded through BNG are now funded through 

mainstream resources, most notably the Neighbourhood Warden service, which now provides 

an intelligence-led approach to delivery across the borough. The focus of the key 

neighbourhood management interventions, the Neighbourhood Officer Team, has been in 

Bensham and Saltwell, reflecting the larger volumes of acquisition/relocation activity there.   

5.74 The work of the Neighbourhood Officers is viewed to have facilitated a considerable 

shortening of timescales by securing a large proportion of properties through voluntary 

acquisition: in the case of Sunderland Road this was considered to have been between 12 

and 14 months. More widely the local authority (and residents) has valued BNG’s contribution 

in accelerating the delivery processes. Customer satisfaction feedback has been obtained 

relating to the multi-faceted role of the Neighbourhood Officers, with resident feedback on the 

work of the officers being very good (at 96% satisfaction). 

Aligning strategy and resources 

5.75 Gateshead has effectively mainstreamed neighbourhood management with relevant 

capitalisation for the relocation of residents element, removing the requirement for BNG 

funding support. Neighbourhood officers have worked alongside other BNG and local 

authority investment, particularly in the practical support needed to relocate residents. The 

officers have worked alongside organisations such as the Police and social services to tackle 

a range of issues.  

5.76 Although mainstreaming remains to occur, consultees highlighted alignment with 

other funding sources in Newcastle, for example funding for the warden service in Newcastle 

and the Interventions Fund.   BNG has helped lever in resources from other partners, notably 

from Your Homes Newcastle to support wider neighbourhood management activity. This 

activity will not however be sufficient in the context of a reducing BNG contribution and 

absence of support for neighbourhood management activity from March 2011.  
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5.77 Aside from funding issues, neighbourhood management has been generally well 

received.  There are concerns, particularly in Newcastle, that if neighbourhood management 

interventions do not continue there will be implications for housing market stability and 

confidence in areas. The respective approaches in the two local authorities will need to be 

assessed separately; whilst Gateshead has a more flexible approach to neighbourhood 

management, the ability to sustain the enhanced approach afforded by the Neighbourhood 

Officer team would be vulnerable in the absence of external resources. Further investigation 

of whether activity can be supported as a core service in Newcastle would be beneficial to 

ensure sustainability.  

5.78 Whilst the arguments for continuation of neighbourhood management activity have 

been made through the consultation programme, it is not to say that it should be a priority for 

future BNG investment. The board have made a clear decision to taper investment in activity 

and with the bulk of acquisition activity now nearing completion, alternative funding sources 

should be considered for those areas where ongoing neighbourhood management activity 

(whether aligned to housing investment or wider) is required.   

Conclusions 

5.79 On the whole, the impacts of the neighbourhood management interventions to date 

have been good, helping to stabilise areas undergoing significant change and accelerating 

delivery processes.  They have proved popular amongst communities and BNG has clearly 

helped the local authorities take into account and plan for wider neighbourhood changes, and 

the management interventions have enabled organisations such as Home Group to invest, 

when otherwise this would not have been the case.   

5.80 The combination of active neighbourhood management and property improvement 

work have helped to identify a number of serious social issues such as drugs, prostitution, 

child poverty, and mental health issues, allowing other support agencies to take action. 

5.81 Going forward, whilst there has been some mainstreaming of activities and resources 

within the local authorities, there remains a concern about how future neighbourhood 

management is resourced, given the likely ongoing need for such interventions.  It is 

important that ongoing neighbourhood management is effectively mainstreamed and limited 

BNG resources are focused on assisting with neighbourhood management linked to the 

process of change.  

5.82 BNG is helping the local authorities to think and act longer-term and this collaborative 

thinking and co-operation will need to be ongoing to ensure that neighbourhoods continue to 

be managed through (in what are in some cases) very considerable change. A decision will 

be required within the local authorities as to whether neighbourhood management has been a 

tool to manage transition through the BNG programme or whether it is required as a core 

service to support communities over a longer period. 
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6 BNG's Working Relationships 

Summary: Working relationships 

Introduction 

Partnership working is fundamental to allowing BNG to satisfy objectives beyond their direct 

remit. This has clearly been recognised through BNG’s strategy and the way it works with 

partner organisations.  

BNG and local authority relationships 

BNG has actively promoted partnership working with and between the local authorities with 

relationships significantly improved since the time of the 2005 capacity review. BNG has 

prompted greater cross authority working from the officer level up and has provided a strong 

advocacy role for Newcastle and Gateshead.  

Strategic engagement 

Consultees agree that strategic engagement has improved, including through the recent 

addition of independent Board members. The leadership of both the Chair and Director was 

widely praised through the consultation programme, enabling BNG to gain the respect of 

many stakeholders and continues to seek their engagement, including through alignment of 

activity and investment. Priorities going forward are to build relationships with 1NG and 

continue alignment around skills and employment activity given current government focus.  

Community engagement 

BNG has been pro-active in its approach to engaging residents. Early engagement has been 

good and will remain important to ensure communities remain informed as the nature and 

timescales for development in some areas has been affected by the market downturn. Launch 

of the residents’ panel to provide a sounding panel function has ensured community input in 

decision making before plans are finalised.  

Working with the private sector 

Relationships between BNG and private sector partners appear to be strong. House builders 

and developers praised BNG for their strategic direction, the ability to broker partnerships and 

realistic appreciation of the market context. New ways of working with the private sector are 

being explored with the finalisation of arrangements for development across Gateshead and 

in Scotswood to be important next steps for BNG. Engagement of estate agents would benefit 

from enhancement to increase market knowledge and allow approaches to be adapted in 

response where necessary. It is understood that this is an area BNG are investigating.  

Use of independent advice 

BNG make good use of independent expertise, including through the established appraisal 

panel and advisory group. The recent addition of independent members to these groups, 

bringing together selected Board members and experts, has provided a new and valuable 

perspective. Expansion of gap funding advice to allow for independent assessment of land 

values has been a further positive development, generating cost savings for BNG and 

allowing future gap funding requirements to be profiled.  
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Introduction 

6.1 BNG's success in creating places where people wish to live is dependent on a 

number of factors, not least the ability to work in partnership with a diverse range of public 

and private sector organisations. In order to maximise the success of the HMR programme, 

BNG fully recognises that it cannot work in isolation and in the early phases of the HMR 

programme, assumed an advocacy role, liaising effectively with the two Local Authorities and 

establishing the platform for dialogue to take place. This role continues to be important, 

particularly with the emergence of new agencies operating within the BNG area which all 

partners must build relationships with; notably this includes the HCA.  

6.2 The importance of an effective operating environment was highlighted within the 

2007-08 Business Plan, which stated that "[BNG] need to achieve better partnership working 

and performance to achieve maximum results from potentially more limited funding and 

develop a creative attitude to achieving results in our areas". To this end, BNG actively 

ensures that all of the initiatives that are delivered within the HMR programme area involve 

local residents and stakeholders. This approach fully recognises that success depends on a 

complex 'delivery chain' including the two Local Authorities, the private sector, Housing 

Associations, Your Homes Newcastle and The Gateshead Housing Company. This delivery 

chain is becoming more complex with the establishment of agencies such as the Homes and 

Communities Agency, and BNG must ensure that relationships continue to be built between 

the various partner organisations.   

6.3 Prior to the establishment of BNG, there was a perception that Gateshead and 

Newcastle Councils did not work effectively together; since its formation, BNG has effectively 

changed this, putting in place an organisational structure that has actively promoted 

partnership working between the two Local Authorities. Early friction between the two Local 

Authorities may have had implications for the delivery of such an ambitious programme of 

work, however as the Pathfinder has progressed through the early consultation stages into 

the delivery phase, the working relationships between the two Authorities and between the 

two Authorities and BNG are noted to have improved.  

6.4 The 2007 Business Plan explicitly commits BNG to further developing its partnership 

working to improve the efficiency of the partnering arrangements and develop improved 

communications between all parties. In the current climate the importance of good working 

relationships will be central to driving activity forward.  

BNG and Local Authority relationships 

6.5 Working relationships between BNG and the local authorities have evolved since the 

programme launched. Significant improvements are noted since the time of the 2005 capacity 

review and there are signs that valuable relationships have been established to support 

delivery of the BNG programme and wider activity across the two local authorities.  

6.6 Through the consultation programme it was evident that officers are working more 

closely across the authorities and that these relationships have been prompted by BNG. The 

development of a joint LDF shows the progress that has been made in recent years and 

demonstrates that the two authorities recognise the benefits of working together where there 

are common requirements. Day to day alignment of activity, for example delivery of landlord 

accreditation alongside BNG funded improvement works further demonstrates joint working 

arrangements.  

6.7 BNG has provided a strong advocacy role for Newcastle and Gateshead. The 

partnership has sought to build relationships with partners and secure press coverage where 

appropriate to ensure that investment proposals and achievements are effectively publicised 

and celebrated. By raising the profile of the BNG area and Newcastle and Gateshead as a 

whole, BNG has added value and this is a role that could continue to work effectively in the 

future.  
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Strategic engagement 

6.8 BNG has engaged well at the strategic level, and this is contributing to the success of 

the Pathfinder and the effectiveness of the strategy developed to date.  Consultees agreed 

that the Board has secured greater balance following the recent addition of new independent 

members, an excellent and well regarded Chair, with the right support structures in place to 

facilitate dialogue at the right level between partner organisations. Both the Chair and BNG 

Director were praised through the consultation programme for the leadership they provide to 

the programme.   

6.9 There are a number of notable achievements and developments that evidence this, 

not least the recent decision for Newcastle and Gateshead to jointly prepare a Joint Core 

Strategy, with this decision directly arising from the BNG led planning day following its 

successful Growth Point submission.  BNG has earned the respect of the majority of 

stakeholders, in particular through its robust approach to developing the evidence base, and 

this is reflected in the expansion of responsibilities to include Growth and not just HMR 

programme lead and implementation. 

6.10 Further commitment to aligning the BNG programme with the activity delivered 

through other partners is demonstrated in the commitment of BNG to assisting with the 

development of the Sub-Regional and the Regional Housing Strategy, working with the 

various Local Authorities, the Regional Housing Board and the HCA (formerly English 

Partnerships and the Housing Corporation) to ensure the SHIP programme is aligned with 

BNG. The Programme is also aligned with and supports the RES action plan, encouraging 

complementary economic development investment e.g. skills development and tackling 

worklessness through 'Live Work'. 

6.11 Relationships with partners have ensured that BNG has been able to align investment 

with the plans of partners. Between the 2006/7 and 2008/9 financial years, BNG successfully 

secured £1.5m of match funding for every £1m of BNG funding. Partner engagement in 

projects has been at a comprehensive level in a number of cases including, HCA involvement 

in the development of proposals for Scotswood and the Freight Depot site whilst BNG is 

working with Your Homes Newcastle to take forward joint investment at Riverside Dene and 

the delivery of BNG investment in residential properties has occurred alongside NDC 

investment in the retail area of Arthur’s Hill. By working in partnership, BNG is actively 

promoting programme alignment to achieve the greatest impacts for residents.    

6.12 As in most partnerships arrangements, there are always areas for improvement, but 

in the main these are recognised and are actively being addressed. There is an identified 

weakness in the relationship between 1NG (the City Development Company) and BNG 

largely arising from the newness of the CDC, and this situation is being addressed with the 

opportunity for mutually supportive roles to be developed being pursued.   

6.13 Further, whilst there are LSP representatives at Board level, and there is area-based 

and some project level alignment with complementary investment partners such as the PCTs, 

the Police and JobCentre Plus, there appears more that could be done to achieve genuine 

strategic alignment of investment planning decisions in BNG neighbourhoods.  This also 

extends to some City Council departments (notably on the Newcastle side) where major 

investment decisions e.g. schools, should take account of the current and expected future 

local housing market.  This is a challenging agenda and is critical to achieve neighbourhood, 

not just housing, transformation. BNG will need to continue to align more closely with delivery 

partners to tackle the wide ranging issues facing neighbourhoods, particularly around skills 

and employment given government’s current focus.   
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Community engagement  

6.14 BNG as well as other HMR pathfinders identified that it is crucial for many reasons – 

not least the development of renewed confidence in the future of areas which have been in 

decline – that residents are brought into the process of regeneration at an early stage. 

6.15 Because the programme is intended to make a significant impact in areas which have 

often experienced decades of housing market problems and wider economic change, it 

inevitably involves some difficult decisions about the future of those areas and their 

communities. This makes the task of engaging with those communities both particularly 

important and – if it is to reach as many as possible of those concerned – an enormous 

challenge. BNG has been particularly pro-active in its response to engagement.  

6.16 The work of BNG and the Local Authorities is a sound model on which to take forward 

some of the new ideas being put forward around localism and Total Place (a CLG pilot 

initiative), with a greater emphasis on involving local residents in decisions which affect them, 

and in focusing on better outcomes, and not just more activity. 

The Development Process 

6.17 It has been identified that one of the greatest impacts of BNG to date has been 

demolition and new build development which has demonstrated to local people that change is 

possible. Community involvement in the development process is vital throughout, particularly 

in the very early stages in order to gain the confidence of residents. From the community 

perspective, in the early stages of the programme, decisions appeared to be made in a top 

down approach. As the emphasis has changed towards a community led approach local 

residents have been able to take a more active and meaningful role in decision making. At a 

BNG level, the development of the residents’ panel has allowed local voices to be heard via a 

sounding board approach. Local people can now become fully engaged, influencing the 

decision making process.  

6.18 A key decision for local residents to be involved with was where they would be 

located within new housing developments, for example at Cambrian/Hibernia Village. Many of 

the residents come from close knit communities and wanted to remain close to their existing 

neighbours. The Cambrian/Hibernia Village scheme involved the gradual replacement of 

obsolete existing homes and as such the developers enabled residents to choose the housing 

plot and typology of house that they would live in. This process was very valuable to the 

residents and it was suggested that approx 98% of people were satisfied with their allocated 

accommodation. This was however a very complex process which required significant 

negotiation between residents and the developers. 

6.19 Although BNG has made significant progress towards achieving the expectations of 

the community through the decision making process there are still some challenges. For 

example at Walker Riverside most of the original residents in the neighbourhood have been 

re-housed into the first phase of the new build accommodation. There are however a few 

remaining residents that are still living in temporary accommodation and are awaiting 

completion of the next phase of re-development.  The problem appears to have been the 

length of time that it has taken for new housing to be completed, this lengthy process has now 

been exacerbated by the current recession and concerns have been raised within the 

community over how long development will take. Communication at the local level between 

residents and developers appears to have ceased.  

6.20 It was suggested that increased communication with the community may be required; 

even if it is bad news people need to know where they stand. This breakdown in 

communication appears to have been on the part of the developer in the midst of the market 

downturn and not BNG who have continued to resource the local one stop shop (run by 

Newcastle City Council) where the developers used to be situated. 
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Methods of engagement 

6.21 BNG have been making strenuous efforts to engage local communities, using a range 

of innovative and imaginative methods of engagement. Some of these methods have been 

developed through trial and error since programme inception and provide lessons learned for 

other regeneration programmes. 

6.22 Successful methods of engagement have included the positioning of caravans within 

the community to attract local residents inside to view emerging plans for development of their 

area. It was found that providing an informal, neutral setting enabled higher levels of 

engagement opposed to using a community venue such as a community centre or church hall 

which only tended to be used by a small section of the local population and therefore 

unintentionally alienated some local residents. Local one stop shops and drop in centres have 

also proved successful in engaging local people. These centres been set up in empty 

residential units to provide a continued source of face-to-face contact for residents in order for 

them to obtain advice and information on redevelopment plans for their area. 

6.23 The positioning of Neighbourhood Management Officers operating within the 

community has enabled a good level of community engagement. In Gateshead is was 

suggested that due to the high level of 1-2-1 contact the acquisition process has been 

speeded up,  for example an estimated 14 months has been shaved off the CPO timescales 

at Sunderland Road as confidence in the work that BNG are carrying out has improved at the 

local level. In Gateshead, Benham and Saltwell have received the greatest level of resource 

into neighbourhood management and as a result the greatest impact in terms of housing 

regeneration has been achieved in this area.  

6.24 Launch of the residents’ panel has further cemented BNG’s relationship with 

communities. The residents’ panel establishes a link between residents and the BNG Board, 

with panel members providing comment on key issues related to the work of BNG – such as 

housing options, design and community engagement, effectively providing BNG with a 

'sounding board'. The Panel meets quarterly at locations across the BNG area with each 

meeting being dedicated to a subject that is directly relevant to BNG. All members are 

appointed as individuals rather than as members of community groups. 

6.25 The residents’ panel is a positive feature of the approach adopted by BNG, yet for it 

to add value to the process, the Pathfinder needs to demonstrate that the Panel inputs 

effectively to the decision making process. To be effective, the Panel must enable BNG to be 

certain that interventions in an area are planned and implemented in a manner which 

responds to local needs and aspirations, and contributes to resident's sense of ownership. To 

this end, BNG has committed to invest in training and developing the Panel to ensure that 

members are able to engage effectively through a bespoke community development course 

which enables participants to improve their community development skills. Those taking up 

the training receive a Level 2 Certificate in Community Development.  

6.26 As of the summer 2009, membership of the BNG Resident's Panel stood at 12, up 

from the 9 strong membership previously. A strength of the approach is that representation is 

drawn from across the Pathfinder area, with anyone wishing to apply to join the Panel being 

eligible to do so. The Panel is currently seeking additional representation drawn from 

residents of the Felling, Byker, Walker and North Central neighbourhoods to ensure that 

representation adequately reflects BNG's geographical coverage.  
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Working with the private sector  

6.27 The relationship between BNG and housebuilders and developers appears to be 

strong.  Housebuilders and developers were quick to heap praise on the work of BNG.  

Particular strengths and benefits cited included:  

• the strategic direction that BNG has introduced 

• the scale and extent of intervention, particularly environmental and property 

improvements and unpopular stock clearance that has had a significant impact on 

many parts of the BNG area. 

• Neighbourhood management initiatives 

• the research and intelligence gathering and willingness to share this information 

• the ability to broker partnerships and joint ventures to realise projects and 

initiatives 

6.28 The BNG Board, Directors and staff were all praised for being highly approachable 

and willing to assist interested parties, stakeholders and residents alike.  BNG also received 

praise for its appreciation of the real world, the challenges that currently face the 

housebuilding industry and a will to work with the housebuilders and developers to identify 

solutions to the existing challenges. 

6.29 Engagement with estate agents appears to be an area of weakness in the 

programme. Of those estate agents consulted, the majority were aware of the programme 

and its work within the pathfinder areas however they have had very limited contact with BNG 

directly and do not appear to be represented at operational meetings. The engagement of 

estate agents operational in the BNG areas for both lettings and sales would provide a very 

beneficial indicator of housing market performance. 

6.30  New ways of working with the private sector are being explored in both Newcastle 

and Gateshead across the major intervention areas. Gateshead Council and its public sector 

partners are in the process of establishing a new Joint Venture Vehicle (JVV) with private 

sector partners who will share in the ambition and commitment to deliver successful and 

sustainable housing–led regeneration with a focus on urban areas. Both the JVV and Local 

Housing Company proposed for Scotswood effectively make BNG an investor in the areas. 

The long term nature of the relationships proposed are welcomed following the decision of 

BNG, unlike many of the pathfinders, not to appoint preferred development partners. 

Arrangements will ensure that a joint vision is developed and delivered by the public and 

private sector over time. One challenge presented by the arrangements is that assets will be 

held by the delivering vehicles rather than being recycled back in to BNG’s accounts. 

Ensuring that transparency remains around the value and nature of BNG’s assets within the 

agreement will be an important consideration. 

Use of independent advice 

6.31 BNG’s structures ensure they are able to draw on independent expertise where an 

outside opinion is required. As one example, the BNG appraisal process seeks to fully 

understand the level of impact that particular projects will deliver. To ensure that a balanced 

view is achieved within the Appraisal Meeting, the Appraisal Panel comprises a mix of 

expertise and is made up of the following: 
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• Jim Coulter, Chair 

• Colin Garbutt, Independent 

• Douglas Taylor, Independent 

• Andrea Proudlock, Independent, Legal expertise 

• Brian Peel, Homes and Communities Agency 

• Gill Robson, Independent, RICS member, Financial Appraisal expertise.  

6.32 The latest panel members are well placed to understand the wider issues affecting 

the housing market and the regeneration of the BNG area, and are well aware of the 

Programme objectives and achievements to date. The addition of expertise within the field of 

commercial property was welcomed through the consultation programme. Members are able 

to respond to project applications effectively and make decisions that are in the best interests 

of the programme. The Advisory Panel provides a comparable independent function, 

comprising selected board members and experts to provide further assessment of strategy 

decisions. 

6.33 Following challenges around land values in early phases of the programme, BNG 

draws on independent gap funding advice and has recently extended the service to secure an 

independent assessment of land values feeding into gap funding appraisals. This assessment 

of new build proposals has resulted in the identification of reduced gap funding requirements 

for some schemes and helped to profile gap funding requirements for future years. The 

process ensures that the same impacts can be realised for a smaller BNG (or other public 

sector) contribution.  

Conclusions 

6.34 BNG’s working relationships have evolved substantially since the early phase of 

implementation. Improved working relationships are recognised across the partnership, in the 

way BNG works with the local authorities, stakeholders, the private sector and communities. 

BNG has played an important advocacy role through its operations and desire to work with 

partners to deliver joint objectives through strong leadership.  

6.35 Strengths of current arrangements include: 

• The leadership provided by the BNG Chair and Director;  

• Higher levels of joint working between local authority officers both on BNG activity 

and wider business, including alignment of landlord accreditation and stock 

improvement activities and development of a joint Core Strategy;  

• Success in working alongside partners to deliver joint objectives as evidenced 

through match funding and programme alignment, including working with the HCA, 

Your Homes Newcastle and The Gateshead Housing Company to align housing 

investment streams;  

• New ways of working with residents through the residents’ panel and project 

specific engagement to ensure they inform investment decisions;  

• Generally good working relationships with the private sector including developers 

although scope to increase liaison with estate agents to understand market 

conditions and perceptions of areas; 
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• Strong use of independent support through Appraisal Panel and Board 

membership as well as drawing in specialist support where required, for example 

to undertake gap funding appraisals. 

6.36 These new and enhanced relationships and ways of working will allow BNG to secure 

the greatest impacts for the programme and area as a whole.  

6.37 Overall the relationships between BNG and the two Local Authorities are very good. 

While much of the credit is due to the work of the BNG Chair and senior officers, senior 

personnel and elected members of Newcastle and Gateshead have provided invaluable 

support to and backing for the work of the Pathfinder.  
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7 Impact, Displacement, Adjacency and Sustainability  

Summary: Impact, displacement, adjacency and sustainability 

Introduction 

An initial assessment of impact, displacement, adjacency and sustainability has been 

undertaken, drawing on consultation findings and a visit to the area. Ongoing development of 

the impact model will inform further assessment.  

BNG’s perceived contribution to change 

Property improvements were most commonly identified by consultees as BNG’s greatest 

achievement to date due to the visibility of works. The significant land asset assembled and 

scale of associated development potential was also praised by consultees.  

BNG has pro-actively prepared area wide strategies to consider the package of interventions 

required to renew, grow and sustain neighbourhoods. Plans have been prepared with the 

intention of generating benefits for an area wider than direct beneficiary properties.   

The challenges 

BNG are successfully managing transition to ensure the short term potentially negative 

impacts of the long term investment strategy are minimised. The scale, design and level of 

integration between new build and retained stock are important considerations for BNG and 

one that will grow in importance as the new build programme accelerates. In many cases 

stock improvement and new development has been aligned to ensure works are supportive. 

Consultees felt it was too early to comment on the sustainability of investment to date, 

particularly given current market conditions. Property improvements were considered to have 

stabilised rather than increased housing values as well as improving perceptions of areas.     

Emerging impact of BNG investment in neighbouring areas 

The BNG approach has been to tackle the worst affected streets first with interventions 

cascading from this as required. Physical works have been supported by softer interventions 

(for example landlord accreditation) where appropriate to ensure effective management of 

conditions across areas.  

There are cases where surrounding streets awaiting improvement appear tired next to streets 

that have received investment although BNG and the local authorities are aware of this 

challenge and are managing activity. There are also examples where further works are 

recommended to ensure new build properties are more effectively integrated with existing 

stock.  
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Introduction 

7.1 This chapter provides an initial assessment of impact, displacement, adjacency and 

sustainability as a result of BNG investment. The assessment is based predominantly on 

consultations undertaken as part of the study and study team visits to the area. Ongoing 

development of the BNG impact model as part of this commission will support further 

assessment through consideration of evidenced change in the BNG area against the 

experience of comparator areas.  

BNG's perceived contribution to change 

7.2 Consultee views on BNG's contribution to the delivery of change have generally been 

positive. As highlighted through Section 5, property improvements were most commonly 

noted by consultees to represent BNG’s greatest achievement to date. The significant 

opportunity presented by acquired sites to accommodate development in future years was 

also acknowledged by consultees as an important achievement. BNG’s role in both of these 

programme’s was viewed to be central to achieving change with BNG leading intervention 

under many of the area’s major schemes.  

7.3 Issues of adjacency and displacement have been considerations for the Pathfinders 

(and hence for BNG) since their inception.  There was an early recognition that housing 

markets will not be renewed if weakness and problems are simply displaced to another 

neighbourhood following investment in the targeted area.  Such an approach would neither 

achieve the long-term objectives for the BNG area nor would it provide value for money for 

the public sector investment as a whole.     

7.4 BNG has been pro-active in its approach to preparation of area wide strategies to 

consider the different forms of intervention required. Many areas have benefited from a 

programme of investment that has been rolled out over time against clearly identified 

objectives and agreed plans. Use of Neighbourhood Renewal Assessments to inform early 

investment decisions ensured that initial investments were focused on the least sustainable 

properties first. Proposals have been prepared with the intention of generating benefits across 

an area wider than direct beneficiaries.   

7.5 This section assesses the impacts to date of BNG investment on other areas within 

and beyond the Pathfinder boundary. The findings presented here reflect the discussions that 

have informed the geographic and thematic assessment sections of this report to provide 

programme wide views.  

The challenges 

7.6 One of the challenges BNG has faced, as with other Pathfinders, is ensuring that the 

short-term effects of its long-term investment strategy are managed in the neighbourhoods 

subject to its intervention.  This is about successfully managing the transition in intervention 

areas, particularly those subject to considerable clearance, by safeguarding the interests of 

existing residents and preventing further neighbourhood decline.   

7.7 Pathfinders, including BNG, have also been scrutinised for the effects of private 

sector refurbishment on neighbouring areas, where the adjacent area can look physically less 

attractive in comparison to the improved area and which can begin to expose or contribute to 

housing market weaknesses in the non-priority area.  This is an issue that the Audit 

Commission has been interested in, and which is further elaborated on in Chapter 5.  
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7.8 Within the BNG area, the other issue of adjacency principally relates to the impact of 

new build on existing neighbourhoods. The scale, design and level of integration of the new 

stock with the existing stock are important considerations.  As BNG moves into greater levels 

of new build (subject to market pickup) this issue will become increasingly important. There 

are examples of BNG promoting integration of new and existing stock, including the 

improvement of properties on The Oval to support new build units at Walker River’s Gate and 

the alignment of social and private new build stock through developments across the BNG 

area. More widely, and into the longer-term, there are challenges of integrating the BNG 

housing market with that of the wider local authorities and City-Region markets. 

7.9 Stakeholders felt it many cases it was too early to comment on the sustainability of 

BNG investments. Improvement works were considered to have stabilised (rather than 

increased) property values and help to change initial perceptions of areas. Whilst the new 

development schemes have reported interest in their housing products, the success of 

schemes will not be fully known until properties return to the market for re-sale. Current 

market conditions undoubtedly provide a challenge for the BNG area both in relation to the 

attractiveness and viability of new build development and the sustainability of retained stock, 

emphasising the importance of BNG’s ongoing approach to monitoring market conditions and 

the requirement for flexibility to intervene in those areas at greatest risk.  

7.10 BNG has worked with partners to ensure their investment is aligned with that of other 

funding streams. Whilst this is anticipated to have increased impact in local areas it does 

present a challenge to attributing change to BNG investment. This issue is being considered 

as part of the emerging impact model.  

Emerging impact of BNG investment on neighbouring areas 

7.11 On the whole, change in major intervention areas, particularly those subject to 

significant clearance, has been well managed.  The advice, support and funding provided by 

the local authorities and BNG has ensured the wider context for investment was understood 

and helped to sustain communities through the period of change. This has directly been 

facilitated through project interventions such as the wardens’ service and the interventions 

fund to support mainstream City Council budgets, and through other forms of planning and 

practical support for managing cleared sites. 

7.12 The management of neighbourhoods undergoing transition is an important short-tem 

investment.  Where BNG is under greater scrutiny (as elsewhere) is the effects of 

refurbishment investment in particular on neighbouring streets/areas.  In Gateshead, for 

example, there has been considerable investment in the private rented stock, through both 

external treatment (including boundary/garden treatment e.g. Sunderland Road) in 

conjunction with other projects focusing on landlord and tenant behaviour (see also Chapter 

5) to ensure better management of properties.   

7.13 The BNG/Gateshead local authority approach has been to target/tackle the worst 

affected streets first, and then to spread the intervention out to less severely affected areas.  

This appears to be a successful approach, and some of the softer supporting interventions 

(landlord accreditation, tenancy agreements), which are less geographically bound, are also 

positively helping to encourage responsible landlord/resident behaviour alongside the 

physical improvement works. 

7.14 Despite this, there remain some concerns that neighbouring streets/areas can look 

‘tired’ when immediately next to improved streets. To some extent this in unavoidable, 

however BNG and local authority partners appear aware of this and are currently exploring 

further ways to encourage resident investment in their own property (through demonstrator 

projects, support for internal improvements, increased access to tradesmen) to prevent the 

potential for adjacent neighbourhood decline. 
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7.15 The impact of new build on neighbouring areas has been mixed, although in the main 

the new build is modest in scale and it is too soon to fully assess the affects of the new build 

on the neighbourhoods as a whole.  That said, there appear to be good examples, where new 

build is integrated with existing housing resulting in improvements to the neighbourhood as a 

whole (e.g. Sunderland Road, Gateshead) and other examples where integration is less 

apparent (e.g. the BoKlok development, also in Gateshead).  Over time it will be important to 

assess how the effectiveness of integrating new build schemes is affecting performance 

within and between neighbourhoods. 

Conclusions 

7.16 On the whole, stakeholders felt it was too early in the programme to comprehensively 

assess the impact of BNG interventions. The ongoing monitoring of neighbourhood 

performance, and the impact model being prepared through this study, should assist future 

assessment.  BNG are alert to issues and have managed activity in a way that seeks to 

support area wide change.  

7.17 Overall, the co-ordinated and multi-intervention approach in Gateshead appears to be 

a successful model for reducing and minimising issues of negative displacement.  A general, 

across the board improvement in the neighbourhoods with a large private rented sector is 

beginning to be affected through a combination of targeted physical improvements supported 

by softer interventions to change landlord, tenant and (in the future) owner-occupier 

behaviours. There is now an opportunity for Gateshead to share their experiences of licensing 

with Newcastle. This could inform the approach to forthcoming licensing activity in High 

Cross, Cowgate and Byker Old Town, building on the lessons in Gateshead to date. 

7.18 Ongoing development of an impact model as part of this commission will provide 

further assessment of the issues that start to be explored through this chapter. Consideration 

of evidenced change relative to comparator areas will allow points highlighted in this chapter 

to be tested. 
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8 Taking Activity Forward 

Introduction 

8.1 Bridging NewcastleGateshead (BNG) and the two Local Authorities have reached a 

critical point in terms of housing market renewal, a result of the collapse in the housing market 

and economy and changes in how housing investment will be delivered over the next few 

years. There is still a major challenge in addressing housing failure and much has been learnt 

over the past six years.  

8.2 The need to secure further investment to deliver new housing is an imperative, and 

there is a danger that many key sites will lie undeveloped for many years unless new funds 

are made available. At the same time, making neighbourhoods attractive places to live is a 

pre-requisite of securing new investment by developers and home owners.   

Achievements to date 

8.3 BNG is one of the leading Pathfinders and has successfully advanced the case for 

market renewal investment in the two Local Authorities, and accelerated the delivery of major 

schemes. Work has included: 

� Assembling a set of sites with the capacity for several thousand new homes, many in 

neighbourhoods where new investment had been limited for many years. This 

included working closely with communities through a re-modelling process; and  

� Completing improvements to over 5,000 properties, again often in neighbourhoods 

where investment had been limited, with a focus on supporting new sites and 

development. The approach has been tailored to the local situation, with major 

clearance programmes in Newcastle reflecting the condition of stock and degree of 

market failure, compared to a larger number of smaller sites in Gateshead. 

8.4 In addition, the Pathfinder has established a powerful evidence base and undertakes 

a highly valued research programme, increased the profile of housing and neighbourhood 

work through a well received marketing and communication plan and facilitated closer 

cooperation between the two Authorities.  

A Fundamental Challenge  

8.5 With over £2bn of investment already committed, questions are now being raised as 

to how successful Housing Market Renewal has been. The answer, made clear by the 

stakeholders, is that the first phase of the programme has been focused on creating the 

conditions for new housing investment, and it is the next phase which will see the benefit of 

substantial new housing. The current economic recession, however, now requires a change 

of tactics, moving away from site assembly to one of developer support to secure new units.  

8.6 At the same time, there is also a need to articulate how neighbourhoods will change, 

what success will look like, and when intensive levels of support will no longer be required. 

This is needed to make the case for additional support and to answer criticisms in a period of 

reduced public funding on the affordability of area based regeneration.  

Theory of Change 

8.7 Theory of Change is an approach which articulates how the process of change will 

take place and then challenges the assumptions and concepts and subsequently develops a 

monitoring and evaluation framework which reviews progress and assesses impact. Theory of 

Change is a comprehensive approach which sets out clearly what has to happen to secure 

the outcomes required. It is an approach which has been used for complex initiatives.  
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8.8 Theory of Change presents an opportunity to articulate how a neighbourhood will 

change – new housing bringing in more working households or allowing existing residents to 

access better housing locally; more people in employment and able to invest in their 

properties; better neighbourhood management resulting in less antisocial behaviour, helping 

to encourage residents not to move elsewhere; better schools attracting parents with children 

to the area or to stay in the area. It involves identifying factors which make a neighbourhood 

sustainable and their inter-relationships.  

8.9 The value of Theory of Change in a market renewal arena is that it broadens the 

focus from the purely physical aspects of change, to the role of facilities and services, as well 

as targeted interventions to reduce factors such as low incomes and high levels of 

worklessness. It also confirms where Bridging NewcastleGateshead can most effectively 

focus its own investments and where the alignment of partner investment can make the 

greatest contribution to achievement of broader objectives.  

Total Place  

8.10 Total Place is a Department of Communities and Local Government sponsored pilot 

(supported by the Cabinet Office and the Treasury) which seeks to re-shape and re-design 

public service delivery of services to better meet the needs of residents. It involves a detailed 

understanding of all of the public sector interventions in an area, cutting across different 

programmes and funding sources.   

8.11 Total Place is expected to have a major influence over the next five years as budget 

reductions across the public sector reduce resources available. The Pilot exercises are 

focussing on the achievement of outcomes rather than outputs, and developing a greater 

understanding of the costs of not addressing/addressing issues such as worklessness and 

drugs dependency. 

8.12 Total Place is directly relevant to the types of neighbourhoods prioritised for housing 

market renewal support and offers an opportunity to more closely align market renewal plans 

with neighbourhood renewal efforts. The need to deliver better services to support 

neighbourhood change and to address core issues such as worklessness is crucial to the 

success of market renewal investment in housing and the physical environment.  

Total Capital 

8.13 This new initiative, led by the Homes and Communities Agency, takes forward a 

similar holistic local perspective, with major investments aligned in design, timescale and 

location to maximise the overall benefit to the local place.  Ideally Total Capital will 

incorporate public and private investment over which the public sector has a degree of control 

through the planning system, such as major housing developments.   

8.14 Total Capital is being taken forward from January 2010 and is expected to lead to a 

much greater degree of alignment in terms of capital investment, covering schools, 

community and health facilities, transport and new household, and commercial and mixed use 

development. There will be a role for Bridging NewcastleGateshead and the local authorities 

to work alongside partners to ensure this alignment is secured.  

The Impact Model 

8.15 The Impact Model has highlighted the challenge of determining the impact of some 

public sector investment in regeneration neighbourhoods. The challenge of tracking 

neighbourhood change in regeneration is well documented, notably in the long term study of 

New Deal for Communities, where the difficulties in developing an economic model which 

linked inputs to outcomes and impacts are well documented.  
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8.16 The Impact Model focused on identifying the degree to which neighbourhoods which 

had benefited from high levels of Housing Market Renewal Fund investment had shown signs 

of significant improvement compared to other neighbourhoods, not in receipt of support. 

Results were mixed and there are a number of other interventions in neighbourhoods which 

are likely to have an impact on key indicators; only a total input approach is likely to be 

successful in validating change in targeted neighbourhoods. Such an approach could build on 

the Total Place approach where the initial phase of work involves mapping the scale of public 

sector investment and the type of activity supported; these can be set within a Theory of 

Change Framework to assess their contribution to neighbourhood renewal. 

8.17 There are many more interventions which need to work alongside market renewal to 

change the profile of a neighbourhood, and in the short term these include service delivery on 

employability, and in the medium term schools and education. It will be important to adapt 

masterplans and Area Development Frameworks to map both new investment and service 

provision. In effect, future plans should seek to map out service provision which relates to 

neighbourhood and housing market renewal. 

Freedoms and Flexibilities 

8.18 The idea of National Departments providing freedoms and flexibilities with regard to 

funding has been around for some time. It was supposed to be a new and powerful tool for 

Local Strategic Partnerships although there are relatively few examples of flexibilities being 

provided. There are a number of freedoms and flexibilities that would allow market renewal in 

Gateshead and Newcastle to deliver the outcomes required by the HCA. These are: 

� Providing market renewal support with no pre-determined limits on capital and 

revenue splits; 

� Allowing Local Authorities to invest a proportion of investment on service provision in 

a broader range of areas, where it directly supports housing market renewal; 

� Allowing annual allocations to be rolled over into the following year, including into a 

new funding period; and  

� Allowing expenditure on new neighbourhood facilities, including local centres, where 

they are critical to housing market renewal.  

Next Steps  

8.19 BNG faces a number of challenges, many of which are actively being worked on by 

senior personnel. These are:  

� Making the case for significant funds for the next three years, including beyond 

current funding allocations, to take forward the plans developed by BNG and the 

Local Authorities to securing new housing development in the areas of major 

intervention; this is the single most important priority; 

� Develop robust place making plans based on an explicit Theory of Change, 

supported by a robust meeting system, effectively combining the Total Place and 

Total Capital approach in key neighbourhoods. This is needed to ensure that local 

priorities with regard to health, childcare, education and employability support the 

place making agenda and new housing needed to  support sustainable communities;  

� Securing joint ventures and developer agreements to accelerate new housing 

delivery and allow for some return to the public sector in future years (dependent on 

market conditions), and reducing the subsidy per new unit needed to develop new 

housing, a particular challenge in the current market to allow BNG to support a 

significant programme of new build development where subsidy is required;  
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� Securing efficiency gains with regard to the operational costs to enable BNG 

resources to be focused on those areas of activity where they can generate the 

greatest impact; and 

� Within a Total Place framework, prioritising revenue interventions, such as the work 

with private sector landlords, which are supporting the renewal and growth agenda. 

8.20 Some of these matters are already being addressed or are the subject of discussions 

with stakeholders including the HCA. In a number of cases, new and innovative solutions and 

much closer cooperation will be required, given the context of decreasing public sector 

resources for regeneration. 
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A. Note of Population Data (25-44) 

Neighbourhood Statistics provides a breakdown of the population by age group for Local 

Authority Areas and Middle Layer Super Output Areas (MLSOAs). The MLSOAs areas are 

aggregations of Lower Level Super Output Areas. In terms of how these boundaries fit with 

those of BNG, whilst there are cases where an entire MLSOA is within the BNG strategic 

commission area, there are also cases where parts are excluded from a commission area or 

overlap across two (or more). 

 

To incorporate the indicator into the model, ekosgen have apportioned data for the relevant 

MLSOAs based on the proportion of total properties in each MLSOA that are within BNG 

strategic commission areas and the BNG area overall. To arrive at these proportions the 

following steps were followed:  

 

Each Local Authority provided lists which showed the total number of properties and the 

number of BNG properties in each LLSOA. The list also showed which strategic commission 

areas the BNG properties were within. This allowed the relevant LLSOAs to be identified.  

The LLSOAs were then matched to MLSOAs, which allowed the total number of properties 

and the number of BNG properties for each MLSOA to be calculated. It also allowed the 

strategic commission areas to be matched to MLSOAs.  

Based on the above, for each MLSOA, the number of properties in each of the strategic 

commission areas was then calculated. This was converted to show the proportion of total 

proprieties in each MLSOA which fell into each strategic commission area. 

These proportions were then applied to the MSLOA population data, which calculated the 

number of 25-44 years olds within each MLSOA that lived in each of the strategic commission 

areas.  

The figures were summed for each strategic commission area to provide a total number of 

residents aged 25-44 and for the BNG area overall.  

 

Of note, the local authority data was taken directly from Neighbourhood Statistics datasets.  

 

At the moment the above calculations have been carried out for: 

 

Byker Ouseburn  

Scotswood Benwell 

Elswick Discovery Quarter 

North Central  

Walker Riverside 

Bensham Saltwell 
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Felling Bypass 

Deckham 

Dunston 

Teams 

Town Centre  

 

The pathfinder area also includes South of Felling.  

 

The proportions generated as part of stage 3, which show the proportion of properties in each 

strategic commission area, are as follows:  

 

Code  

BO Byker Ouseburn  

WR Walker Riverside 

BE Scotswood Benwell 

ED Elswick Discovery 

NC North Central  

DE Deckham 

BS Bensham Saltwell 

FB Felling Bypass 

TC Town Centre 

T Teams 

DU Dunston 

SF  South Felling 

W  Rest of Newcastle Inner West 

N Rest of Newcastle North Central  

E Rest of Newcastle East  

CC City Centre 

GN Newcastle Great Park 

C Chopwell 

S Stella/Bleach Green 

B Birtley Northside 

K Kibblesworth/Lamesley 

A Axwell and Whickham  
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Newcastle and Gateshead Strategic Investment Areas: 

 

MLSOA  

SIA  % 

Gateshead 006 

DE 29.2 

BS 14.7 

FB 31.1 

TC 16.7 

Gateshead 008 

BS 78.1 

T 21.9 

Gateshead 010 

BS 92.0 

Gateshead 007 

DU 35.3 

T 48.2 

BS 4.2 

Gateshead 011 

DE 45.9 

FB 2.2 

Gateshead 013 

DU 100.0 

Gateshead 012 

FB 2.1 

Gateshead 003 

FB 72.7 

Gateshead 015 

FB 4.3 

 

 

 

MLSOA  

 SIA  % 

Newcastle upon Tyne 026   

BO 57.8 

WR 8.7 

Newcastle upon Tyne 018   

BO 22.3 

Newcastle upon Tyne 027   

BE 72.2 

ED 0.9 

Newcastle upon Tyne 025   

BE 42.6 

Newcastle upon Tyne 029   

BE 53.3 

ED 46.6 

Newcastle upon Tyne 024   

ED 57.7 

Newcastle upon Tyne 022   

ED 56.4 

Newcastle upon Tyne 008   

NC 50.3 

Newcastle upon Tyne 003   

NC 35.8 

Newcastle upon Tyne 011   

NC 30.2 

Newcastle upon Tyne 016   

NC 25.0 

Newcastle upon Tyne 030   

WR 99.8 
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Pathfinder: 

 

MLSOA  

 SIA  % 

Gateshead 006 

DE 29.2 

BS 14.7 

FB 31.1 

TC 16.7 

Gateshead 008 

BS 78.1 

T 21.9 

Gateshead 010 

BS 92.0 

Gateshead 007 

DU 35.3 

T 48.2 

BS 4.2 

Gateshead 011 

DE 45.9 

FB 2.2 

SF 52.0 

Gateshead 013 

DU 100.0 

Gateshead 012 

FB 2.1 

SF  97.9 

Gateshead 003 

FB 72.7 

SF 10.3 

Gateshead 015 

FB 4.3 

Gateshead 016 

SF  7.4 

Gateshead 018 

SF  2.9 

 

MLSOA  

SIA  % 

Newcastle upon Tyne 026   

BO 57.8 

WR 8.7 

E 33.5 

Newcastle upon Tyne 018   

BO 22.3 

Newcastle upon Tyne 027   

BE 72.2 

ED 0.9 

W  26.9 

Newcastle upon Tyne 025   

BE 42.6 

W  57.3 

Newcastle upon Tyne 029   

BE 53.3 

ED 46.6 

Newcastle upon Tyne 024   

ED 57.7 

Newcastle upon Tyne 022   

ED 56.4 

W  33.5 

Newcastle upon Tyne 008   

NC 50.3 

N 45.0 

Newcastle upon Tyne 003   

NC 35.8 

Newcastle upon Tyne 011   

NC 30.2 

N 50.9 

Newcastle upon Tyne 016   

NC 25.0 

W 75.0 

Newcastle upon Tyne 030   

WR 99.8 

Newcastle upon Tyne 004 

N 3.6 

Newcastle upon Tyne 006 

N 2.8 

Newcastle upon Tyne 019 

W 100 

Newcastle upon Tyne 020 

E 100 
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The assembled data is as follows:  

 

SIA 2003 2004 2005 2006 2007 2008 

BO 2832 2834 2921 2958 2997 3014 

WR 3373 3359 3414 3396 3356 3374 

BE 4150 4087 4196 4241 4203 4365 

ED 4606 4606 4704 4656 4719 4740 

NC 2935 2863 2878 2900 2957 3015 

BS 4513 4513 4591 4600 4648 4718 

FB 2418 2409 2431 2489 2536 2572 

TC 518 531 541 568 583 613 

T 1411 1431 1510 1560 1582 1630 

DU 2538 2532 2531 2503 2508 2511 

DE 1747 1754 1775 1800 1802 1842 

 

Geography  2003 2004 2005 2006 2007 2008 

BNG SIAs 31042 30918 31492 31670 31891 32394 

SF 3142 3095 3040 2955 2917 2862 

W 7014 6879 6979 6823 6887 6972 

E 3421 3367 3328 3266 3228 3256 

N 2197 2144 2157 2176 2200 2253 

Total BNG 46816 46403 46995 46890 47123 47736 

Gateshead BNG 16287 16265 16419 16475 16576 16747 

Newcastle BNG  30529 30138 30577 30415 30547 30989 

Non BNG Gateshead  36913 36635 36381 35925 35224 34553 

Non BNG Newcastle  42771 42362 42723 42785 42853 43211 

 

Growth Areas 2003 2004 2005 2006 2007 2008 

CC 1721.634 1719.464 1759.852 1807.836 1864.307 1860.022 

GN 302.727 324.9958 344.5468 354.1631 371.2736 377.947 

C 1065.672 1061.841 1076.468 1073.333 1086.567 1048.259 

S 2412.777 2384.585 2383.481 2360.674 2343.878 2338.488 

B 83.58174 84.75163 85.05647 85.90461 84.47138 83.18084 

K 316.5466 322.3274 323.7227 329.5035 324.3207 319.736 

A 920.0736 912.0757 928.3036 919.5699 906.1169 893.2766 
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Sunderland  

The following table was provided by Sunderland Council to identify the relevant LLSOAs and 

MLSOA for the selected wards:  

 

LSOA_CODE LSOA_ONS_Label MSOA_CODE 2004_Ward Properties 

E01008729 21A E02001811 St Annes 454 

E01008730 21B E02001811 St Annes 694 

E01008731 21C E02001811 St Annes 517 

E01008732 21D E02001811 Sandhill 963 

E01008733 21E E02001811 Sandhill 900 

E01008734 21F E02001811 Sandhill 643 

E01008810 14A E02001804 St Annes 720 

E01008811 14B E02001804 St Annes 704 

E01008813 14C E02001804 St Annes 660 

E01008814 14D E02001804 St Annes 685 

E01008819 04C E02001794 Redhill 640 

E01008821 04D E02001794 Redhill 579 

E01008822 04E E02001794 Redhill 750 

E01008823 23A E02001813 Sandhill 622 

E01008824 23B E02001813 Sandhill 635 

E01008825 23C E02001813 Sandhill 705 

E01008827 23E E02001813 Sandhill 534 

E01008829 23G E02001813 Sandhill 637 

E01008837 03B E02001793 Redhill 650 

E01008838 03C E02001793 Redhill 694 

E01008839 03D E02001793 Redhill 710 

E01008841 03F E02001793 Redhill 618 

E01008842 04F E02001794 Redhill 604 

E01008853 09A E02001799 Washington North 637 

E01008854 09B E02001799 Washington North 879 

E01008855 07A E02001797 Washington North 663 

E01008856 07B E02001797 Washington North 645 

E01008857 09C E02001799 Washington North 653 

E01008858 09D E02001799 Washington North 616 

E01008859 09E E02001799 Washington North 554 

E01008860 09F E02001799 Washington North 608 
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The same process as outlined above was followed to calculate the proportion of the MLSOA 

which feel within each ward. The proportions are as follows: 

 

 

MLSOA  

Ward % 

Sunderland 021   

SA 39.9 

S 60.1 

Sunderland 014   

SA 100.0 

Sunderland 004   

R 66.6 

Sunderland 023   

S 71.2 

Sunderland 003 

R 66.6 

Sunderland 009 

W 85.9 

Sunderland 007   

W 51.4 

 

SA: St Annes 

S: Sandhill 

R: Redhill 

W: Washington North  

 

These proportions were then applied to the MSLOA population data, which calculated the 

number of 25-44 years olds within each MLSOA that lived in each of the wards. The 

assembled data is as follows: 

 

Ward 2003 2004 2005 2006 2007 2008 

SA 2641.337 2599.39 2628.172 2613.966 2680.386 2682.83 

S 3510.118 3461.809 3504.932 3515.547 3486.886 3431.657 

R 3393.594 3319.68 3287.72 3256.433 3247.809 3189.868 

W 3327.88 3280.997 3325.597 3385.763 3314.721 3312.828 

 

 


