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Bridging NewcastleGateshead (BNG) has operated successfully for nearly five years and our work has
had a clear and positive impact on local communities. We have positive scrutiny reports from the Audit
Commission; we have been commended by the Sustainable Development Commission in particular for
our work in engaging communities in fundamental change; we have built a successful partnership and
we have delivered against all the government’s output and financial targets.

By March 2008 our programme will have delivered over 4,500 home improvements; supported more
than 260 new build completions and created a pipeline of a further 3,900 homes, as well as clearing
2,000 obsolete houses and supported a range of neighbourhood management, employment creation
and environmental action initiatives.

Our understanding of local markets has grown and the ground-breaking research on impact assessment we
are publishing will develop that further. But our markets are still vulnerable with higher than average vacancies
and turnover and a predominance of low value housing. Continued investment is required to achieve
sustainability and, critically, deliver better quality housing and more choice, as we have promised local people.
It is essential that we tackle the continuing loss of population from the inner core, particularly 25-44 year olds.

BNG’s programme priorities lie at the heart of the draft Regional Spatial and Housing Strategies, currently with
Ministers for approval. Regional Development Agency One NorthEast’s Economic Strategy Action Plan targets
deprived neighbourhoods in our areas for employment growth and recognises the ongoing need for strong
integration between housing regeneration and economic growth objectives. Sustainable economic growth
needs to be supported by our housing growth plans. At locality and neighbourhood level our work, rising to the
challenge of the Green Paper, is integrated with that of other partners to increase operational effectiveness.

This Business Plan details how we will build on our strong track record of delivery over the next three
years and we seek £105m from government, to which we will bring a further £1bn complementary
investment, including £240m in public and private matched funding. Our bid is for the average funds
we were originally allocated annually from the last two Spending Reviews.

Our ‘offer’ is:

• To continue our programme of innovative funding and delivery through the creation of
joint venture investment vehicles to add value to public investment, increase the impact
of capital receipts and realise procurement cost savings.

• To sustain our track record of community engagement in the major changes making the
urban core more attractive, offering more choice and diversity of homes and tenure,
giving people a voice in developing the quality of their environment and raising
ambitions and aspirations.

• To secure even stronger integration of local investment and service delivery with our
partner local authorities, private and social sector partners and local people to create
attractive, affordable and sustainable neighbourhoods.

• To further develop our track record through effective place making.

We look forward to discussions with Communities and Local Government (CLG) Ministers and officials
as we move to the next stage of our transformational mission.

Jim Coulter, Chair 
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1.2 What we require
In real terms we require a minimum of £105m investment during 2008-2011. This will secure earlier
investment and provide: 

• Over 580 new homes of superior design, built to high sustainable and energy
efficiency standards. A further 280 will be built on land we have already acquired.

• 760 demolitions that will provide sites for even more new and improved homes
in the future.

• Improvements to 2,360 sustainable properties. 
• Crucial support to individuals living through transition.
• The ability to continue our exemplary track record of community consultation

and engagement.

The funding will enable the continued regeneration of underperforming neighbourhoods and provide
learning, skills and employment opportunities so local people can realise their full potential resulting in
more graduates choosing to stay in the area. 

Through an integrated partnership approach, we will boost pride in the area, help tackle poverty and
anti-social behaviour and encourage community cohesion. We will make the pathfinder area a successful,
popular part of a thriving conurbation, continuing to create great places to live, work and learn.

The residential offer
will be improved to
help accelerate the
growth of the local
economy
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1.1 The plan
This Plan is a considered and strategic approach to housing market renewal and growth in
2008-2011. We have undertaken a robust examination of market performance since
programme commencement, the interventions required to tackle areas of severe structural
decline and developed innovative approaches to funding for the future to stretch Housing
Market Renewal (HMR) resources. This strategy will provide quality growth, maximise on
progress made on land assembly, and the increasing interest of the private sector.

BNG’s work is ‘unfinished business’. The intensive strategic review we have carried out in the last six
months coupled with recent research means we have a clear and positive direction for 2008-2011. Our
strategy is focussed on place, using the assets of each part of the conurbation – gateways, topography,
river aspects, accessibility to jobs and leisure, the people and cultural identity – to their best effect. The
Changing Place, our visioning document, summarises the changes taking place and, most importantly,
sets BNG in the wider context of what is happening and what needs to happen in the wider City Region.

We oppose the assertion that house prices have significantly reduced the vulnerability of our markets.
Professor Glen Bramley’s work for BNG demonstrates the positive outcome of a continued high
intervention strategy and increased housing supply. 2008-2011 will see us reaching a ‘tipping point’;
lower levels of funding would result in our efforts to date being undermined. Our capital receipts,
through an ‘investor status’ approach, will contribute to the regeneration of the area, and lead to less
reliance on HMR grant.

‘One of the things we should do differently to significantly accelerate the growth rate of the
North’s economy is raise the quality of our city-regions, in particular their residential offer...
We have made a start, but not enough is being done if we are to affect change on the
necessary scale at sufficient tempo’. 

Source: Shaping the Northern Cities for Growth: an agenda for the next decade. Moving Forward: The Northern Way

Our challenge remains to reverse the loss of 25-44 year olds from the area. Despite low house prices
compared to other parts of the conurbation, quality and choice are absent. We are working with One
NorthEast and our other partners on the Integrated Regional Strategy, to reverse this trend. 

We have made assurances to communities, which we need to deliver. The most difficult work on
evidencing, devising and achieving support for this programme has already taken place. We now need
the resources and national and local political support to turn our plans into reality. This regeneration
effort - unlocking the exciting potential - cannot be done without partnership, substantial government
support and sustained commitment to real and lasting change. 
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Our challenge is
to encourage more
people, especially
25-44 year olds,
to live here
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Opportunity and delivery
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2.1 Growing and thriving communities
Population growth is forecast for NewcastleGateshead, related to economic revival.
To be sustainable this needs to be matched with housing and neighbourhood change, and 
a focus of new development in the pathfinder area and other key locations. Through strong
partnership working, we are well positioned to help deliver the government’s Housing Green
Paper: together with our local authorities, our bid for New Growth Point status links growth to
housing market renewal, sustainable communities, environmental sustainability, eco-design
and connectivity.

Emerging need and the potential of key sites, mainly within or close to the pathfinder boundary,
demonstrate that NewcastleGateshead has the capacity to deliver increased levels of new housing,
70-80% more homes up to 2021, than the 2002 Regional Planning Guidance baseline. New
development will include an appropriate mix of affordable housing, a minimum of 25%, reflecting
what is required in each particular area to promote and underpin a sustainable mixed community.

The importance of the BNG area’s revival is recognised in regional, sub-regional and local housing,
economic, spatial and sustainable community/regeneration strategies.
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Need and opportunity:
Public sector support
is required to bring
forward sites that the
market believes to be
too risky

NewcastleGateshead
is the North East
regional capital -
it is a logical place
to do business and
concentrate homes

Right: Our three
regional economic
growth poles

• Major regional economic growth poles – Gateshead Town Centre, Baltic Business
Quarter and Discovery Quarter (Science City) link directly to strategic housing market
renewal interventions.

• Walker Riverside and Riverside West (Elswick, Benwell and Scotswood) have been
declared regionally significant sites by the Regional Housing Board, ensuring continued
commitment to supporting these large scale, multi-agency regeneration programmes. 

• The Tyne and Wear Sub-Regional Housing Strategy ‘Passionate about Housing’
reinforces the importance of rejuvenating the housing stock and the contribution that
BNG makes. 

• One NorthEast, Newcastle and North Tyneside Councils have conducted a scoping
study on the industrial areas in Walker and neighbouring Wallsend; this will help to
ensure sufficient priority is given to supporting marine technology and other expertise
in the area. 

• Discussions will continue with One NorthEast and English Partnerships about their
support of our small retail centres, so prominent on our gateways but real ‘blots’ on the
landscape; we will also look for support through the Growth Point Community
Infrastructure Fund and look forward to making a contribution to the new Integrated
Regional Strategy.

Science City Gateshead Town Centre Baltic Business Quarter
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There is ‘a high degree of sectoral complementarity between the two ‘cities’. … Newcastle
has a predominance of large businesses, Gateshead of smaller ones; Newcastle’s base is
almost wholly in services whereas Gateshead’s is more mixed and much stronger in
manufacturing and distribution.’

Source: ‘Setting up a City Development Company in NewcastleGateshead’, Professor Stuart Gulliver, University of Glasgow, June 2007 

Future governance arrangements across NewcastleGateshead will strengthen renewal and growth.
Gateshead and Newcastle in Partnership will be the overarching strategic organisation bringing together
complementary delivery vehicles to ensure strategic coherence of the three ‘sister’ alliances:

• Bridging NewcastleGateshead – to deliver renewal and growth
• NewcastleGateshead City Development Company – economic development and delivery
• NewcastleGateshead Initiative – destination marketing and promotion of ‘place’.

The governance arrangements for BNG have also been revisited and improved. We have robust
performance management and monitoring procedures and ongoing strategic risk assessment and
control (see appendix 2).

True integration
In summary, BNG will continue to integrate its plans with those of existing partnerships and
complementary projects to maximise opportunities for HMR and create added value wherever possible. 
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City
Development

Company

Bridging
Newcastle
Gateshead

NewcastleGateshead
Initiative

Gateshead and Newcastle
in Partnership

2.2 Employment opportunities for all
Increasing employment and skills opportunities for residents is essential to underpin housing market
renewal and growth. The BNG strategy will be integrated with a number of projects supporting these
aspirations, currently underway in the area. These include:

• Strategy for Cities: Tyne and Wear City Region’s selection as a pathfinder area for the Department
of Work and Pensions’ ‘Strategy for Cities’ brings key agencies together to align resources and
rationalise targets. It aims to increase the City Region’s employment rate and reduce the benefit
claimant rate in the most deprived neighbourhoods. 

• Employment Consortium: Gateshead and Newcastle are active partners working closely with
private sector employers to ensure people in the most deprived wards are helped to return to work. 

• Tyne and Wear Chief Executives Collaborative Efficiencies Programme:
The programme runs parallel to the Employment Consortium and seeks to increase targeted
recruitment and training opportunities aimed primarily at the construction sector. It uses the
authorities’ planning and procurement powers to create opportunities, which boost employment
rates and skill levels. 

Together, we will actively pursue new opportunities through the Working Neighbourhoods Fund to build
on existing work by Newcastle Futures and Gateshead’s Economic Development Employment Support
Service, which are already helping thousands of people to gain skills and employment.

2.3 Improving transport links
Recent proposed changes to the Regional Spatial Strategy support BNG’s ambitions for environmentally
sustainable new development and family housing. Transport issues within the pathfinder and strategic
links to other areas are being addressed through the Area Action Plans. Accessibility improvements will
aid both economic regeneration and housing initiatives. There are also streetscape improvements at key
locations, essential to underpin housing market renewal.

2.4 Governance and delivery 
Our transformational programme provides an immediate platform upon which to build the government’s
new approach to economic development and competitiveness as set out in the Sub National Review
of Economic Development and Regeneration. Recognising the importance of their shared economic
space, as well as that of the housing market, Newcastle and Gateshead Councils, with the Regional
Development Agency and Government Office North East, will establish a City Development Company
by April 2008. 



3.2 Key Facts about Bridging NewcastleGateshead
• Employment opportunities are increasing but worklessness continues to be an issue

for pathfinder residents with unemployment rates over 14% in some areas.

• Poverty and deprivation are still prominent and incomes very low in some areas.

• NewcastleGateshead is the driver of regional economic growth, accounting for over
one quarter of the region’s employment and 15% of its population.

• Newcastle and Gateshead are gaining population but BNG continues to lose people,
especially 25-44 year olds.

• But, with continued HMR investment and a focus on the pathfinder area, we anticipate
the population to increase by approximately 16,000 between 2006 and 2021; BNG
household numbers are forecast to increase by 17%. New people will therefore come
to live in BNG; this potentially has implications for community cohesion.

• The relatively small black and minority ethnic population has increased substantially
1991-2001 and ongoing growth is expected to contribute to future population
increases. Some of our communities have particular housing needs related to family
size and poor housing conditions.

• House prices have risen substantially in the pathfinder area, an experience shared with
the rest of the country; average prices are around £115,000 across BNG, about £79,000
in our lowest priced intervention area and as low as £40,000 in our clearance areas. 

• Although still relatively ‘cheaper’ than other parts of Newcastle and Gateshead, homes
in the pathfinder area are becoming less affordable due to price increases and the
popularity of some areas with the ‘buy to let’ market, pricing first time buyers and
others with lower incomes out of the market. 

• There is a severe lack of choice of family homes. There will be a substantial increase
in new homes over future phases of the programme; new supply will be in favour of
houses rather than flats. 

• Poor quality housing is concentrated in the pathfinder area, occupied by vulnerable
households and often costing more than average to make decent.

• More than 5,500 dwellings are empty (7%), nearly 3,300 of these for more than six
months. Turnover has tended to centre around 20-25% over the last few years.
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Unfinished business
03
3.1 Moving forward
To ensure we provide maximum benefit and added value, the Board and significant
stakeholders have carried out a robust strategic review of the roles, opportunities, challenges
and needs of each of our places as well as assessing information on past trends and future
forecasts for key market indicators. The review has clarified the nature of our unfinished
business and our programme will change as a result. 

Our evidence (see appendix 1) highlights that there are positive signs that progress is being made in
the performance of many parts of the market in BNG but that the gap is not closing with more popular
areas outside the pathfinder. Many of our markets remain vulnerable and require continuing high levels
of investment, even where economic prospects are good.

Our resources are vital to realising the area’s potential. Unless we build homes and places (on a sufficient
scale) that economically active households aspire to, they will continue to live elsewhere and commute to
work, undermining urban sustainability.

The strategic review of potential intervention areas in 2007 considered market indicators and
opportunities at a ‘place’ level. BNG now has a story for each area of the pathfinder, describing
strategic ‘fit’, shared priorities and the complementary investment and private sector leverage to support
plans. Detailed consultation was carried out directly with politicians, senior managers and lead delivery
officers as part of this work.

Our programme post 2008 flows directly from this review; we know what needs to be done and where.
Our ‘Changing Place’ document, which accompanies this report, is the basis of our strategy and this
Business Plan.

Our programme will be more focussed, reflecting changes in the market, where the private
sector is considered to be more likely to invest and where our earlier activity has produced
assets that can be used to deliver future regeneration. The changes to our programme
therefore reflect how areas will be transformed and the scale of our involvement; our
programme 2008-2011 is a combination of need, opportunity and unfinished business. 

Aspirations for
pathfinder places
need to be raised
significantly
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• Brandling, with site assembly underway and receiving assistance from English Partnerships’
Coalfields funding, has great potential. To make the most of this may need focussed and relatively
small levels of HMR support; BNG will help with this if required.

• Following support from BNG to develop a regeneration plan for North Central, and positive land
values in what is one of the best locations in the pathfinder, the private sector will be involved early
in its regeneration, minimising the need for public sector investment.

• Similarly, the BNG supported Neighbourhood Plan for Deckham provides the basis for future masterplanning
by Home (the major social rented stock-holder in the area) that will culminate in an investment plan and
redevelopment opportunities for their estates, making the most of their fantastic views over the River Tyne. 

3.4 Growth will take place alongside renewal
The New Growth Point bid ensures that early development takes place on BNG and other key sites,
spreading out along the Tyne Gorge in time. The balance of the programme is shifting from
neighbourhood restructuring to enhancing new building supply as the most obsolete stock is removed.
Professor Glen Bramley’s work on modelling future markets confirms that the scale of the future HMR
programme in BNG, and its link to growth, is fundamental to the area’s future. Higher intervention would
result in:

• Greater impact where more activity, especially where more new build.
• A reduction in the proportion of flats, providing a better choice of homes

for families who are currently leaving the area.
• Larger increase in owner occupation rather than private rent and other tenures.
• Less concentrated poverty.
• Lower vacancies, especially after 2011.
• Slightly higher prices than would otherwise be the case (related to positive economic

growth) but with similar levels of affordability due to increases in incomes.

The high impact approach is also best fitted to changing the perceptions of the area according to our
Estate and Letting Agents and Workers and Graduates’ surveys.

• Our new building programmes will continue to increase choice in terms of housing
type and tenure to create high quality neighbourhoods and ensure populations
stabilise and grow; the data in appendix 1 clearly shows that without this intervention,
people wishing to buy a house will have minimal choice. 

• Demolition is well underway with commitments given to communities that will deliver
sustainable neighbourhoods. 

• Refurbishment will be focussed on homes closest to clearance areas, to enhance
character, support sustainability and complement future new build.

• Vital investment in people and social issues is still needed. Our partners are actively
seeking means to support the continued work of teams in the private rented sector,
recognised as providing good practice, as well as renewed funding for the area’s
award winning neighbourhood warden schemes. Seeking funding towards
worklessness and skills programmes to tackle poverty also continues.

To deliver transformation with the anticipated resources, we need the government to provide us with
greater flexibility to amend the programme proactively as circumstances change. 
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Unfinished business
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• Walker Riverside, Scotswood and Bensham (including Dixon Street) remain our highest priorities.
Though very different places, they face fundamental challenges with their housing markets and require
ongoing support to rebalance housing choice through clearance, new build and refurbishment. They
require investment in neighbourhood centres and public realm – in fact the whole area.

• Elswick Discovery and North Felling (Chandless to Sunderland Road), areas immediately
adjacent to the City and Town Centres, also remain priorities but additional HMR funding will be
controlled as we make the best use of our earlier investment in land assembly to deliver change.

• The main issues in Byker and Dunston are with social housing stock. BNG will support both
councils to develop solutions for the long-term improvement and maintenance of the Grade II listed
Byker estate and the almost empty Derwent Tower and unpopular maisonettes.

• Homes and the environment in Benwell, located between Scotswood and Elswick and a very
popular point of entry for people new to the UK, need significant investment to ensure more people
stay in the area. Partners will also invest in the ‘people’ and ‘place’ to underpin BNG’s activity. 

3.3 Transformation of the Bridging NewcastleGateshead Area

Crown copyright reserved.
Newcastle City Council.
100019569, 2007.
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Improvements
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important element
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We will build
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mixed tenure, edge
of city development
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 4.2 Our progress against long term objectives 
Neighbourhood plans, masterplans and Area Action Plans have resulted in agreed strategies for all of
our areas of intervention, shared by stakeholders and residents. We are making significant progress
towards our objectives: 

We have enabled more people to enter and sustain home ownership, reflecting
housing aspirations.
Initiatives include: 
• The River’s Gate new build development at Walker Riverside offers a mixture of sale and affordable

housing options as well as renewable energy features; a significant proportion of the first release
of homes has been reserved by local residents.

• More than 1,000 of the 1,400 properties to be demolished in Scotswood, an area where population
has halved (to 14,000) over the last 30 years, have been cleared providing the site for the Housing
EXPO to take place 2010-2012. Plans for regeneration require 25% of new housing to be affordable;
this equates to 450 units up to 2021. 

• The first BoKlok homes in the UK are now on site east of St James’ Village in Gateshead.
They are a demonstration of the provision of affordable homes using the latest principles of
construction, design and delivery and have created massive interest from first time buyers and
others on lower incomes. 

• Equity loans are helping people in clearance areas to find a new home that meets their aspirations.
• Discussions are taking place with developers to ensure that new homes facilitated by the partnership

are available to owner-occupiers with restrictions on investors.

We have provided an improved choice of good quality, well designed homes through new
development and investment in sustainable homes whilst replacing obsolete housing.
• New homes on the Cambrian Estate, in Walker Riverside, built to lifetime home and excellent energy

efficiency standards, have enabled an existing community to be sustained and renewed through
innovative community engagement giving confidence to a wide area of change.

• Over 2,500 homes in sustainable parts of Newcastle and Gateshead have been improved,
with a further 2,000 scheduled for 2007/8.

• A holistic approach is being taken to the regeneration of Sunderland Road, Gateshead. This has
included the demolition of 345 properties; new homes, including renewable energy features,
are now on site; public realm improvements and refurbishment that enhances the character of
homes opposite the clearance area as well as focussed work in bringing empty dwellings back
into use. And, to ensure the area’s continued success, one of the UK’s first national selective
licensing of landlords’ pilots has been launched alongside ongoing neighbourhood management.

• Renewal in Bensham and Saltwell has started, with acquisitions and home improvement close
to future clearance areas well underway. 

• Obsolete flats have been converted into high quality homes where larger properties are in demand
from local people.

• The successful and ongoing work with English Partnerships to acquire key parts of the Freight
Depot site in Gateshead will provide a flagship development in the North Felling area within
walking distance of the Town Centre.

Transition to transformation
04
BNG interventions have already had a major impact on the housing market, integrated with
those of our partners and natural market and economic change. Our investment to date has
resulted in significant site assembly and will create thousands of new homes in the future.

4.1 Delivery on the ground 
The table below shows the scale of delivery already achieved by BNG. From the start of the programme
to March 2007, BNG has improved over 2,500 homes, 1,000 more than it has demolished. New homes
have also started to be constructed, with this set to significantly increase during 2007/8. All target
outputs were met or exceeded for 2006/7 and despite significantly increased targets for each of the
core indicators, current forecasts demonstrate that BNG will exceed each of these targets in 2007/8. 

Output Achieved 2003-07 Forecasts 2007/08

Total number of homes constructed
or converted using HMRF (Total new homes)

103 (2551) 162 (623)

Total number of homes refurbished 2567 2087
Total number of homes demolished 1560 482
Total number of homes acquired 621 179
Total hectares of land acquired 9.37 4.18
Total hectares of land made available for use 7.49 17.73

In addition to the above activity, additional land has been secured, which will deliver housing
development post 2008.

• 140 hectares capable of providing approximately 3,900 new homes.
• 570 property acquisitions, which will allow land assembly to continue.

The chart confirms the substantial investment in site assembly, ensuring that we are able to provide good
quality family homes in the future. As well as an increasing level of investment in new homes, improving existing
properties and supporting communities through change have formed a major part of the programme to date. 

Expenditure by intervention type 2003-2008
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Transition to transformation
Our work with partners is improving neighbourhoods to provide a good quality of life and place:
• Our neighbourhood wardens and management initiatives in Benwell and Scotswood have won

awards for their efforts to ensure that the housing and public realm is improved, anti-social
behaviour is tackled and the diverse local community is supported during a period of change. 

• Local governance has been tied into the HMR programme through BNG’s membership of multi-
agency Project Boards and Area Forums that discuss, identify and agree the needs of each area
and the action required by different partners to address them.

• The collaboration of BNG, Newcastle City Council, One NorthEast, the Housing Corporation and
English Partnerships is ensuring a holistic approach to planning the regeneration of 65 hectares of
land in the West End of Newcastle through the Housing EXPO.

• Sustained effort is put into supporting residents through change – those needing to relocate are
supported through dedicated relocation and neighbourhood officers. More generally residents are
supported through good practice private rented sector teams in Gateshead and Newcastle.

4.3 Stretching resources
Approximately 20% of the overall investment in the BNG area, estimated at £642m between 2004
and 2008, has been financed by HMR (£130.8m). It is estimated that of the £511m of complementary
investment £107m is directly matched to HMR projects.

Investment in BNG Area 2003-08

Between 2004 and 2008 approximately £292.19m will be invested from other public sector sources
in the BNG area. This includes Decent Homes investment from Your Homes Newcastle and The
Gateshead Housing Company; a City Academy in Scotswood, Neighbourhood Renewal Fund and New
Deal for Communities programmes. Programmes and strategies have been aligned and integrated with
BNG to ensure optimum outcomes from investment are delivered. 

There has also been significant investment from the private sector; this will increase substantially in 2008-11:

• 2004/5 - £85.8 million • 2006/7 - £71.2 million
• 2005/6 - £65.3 million • 2007/8 - £68 million (estimated)
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We will make the best
use of our investment
in land assembly
to deliver change

Photo: Alex Hunsley

Complementary Investment – £404.19m
HMR – £130.8m
Match Funding – £106.59m

4.4 Preparations for the future
To deliver a programme of scale and quality, BNG has paid close attention to acquiring and using assets to
provide value for money. Since our inception in 2003, we have acquired an extensive portfolio of land and
properties to enable the delivery of regeneration and housing market renewal (see outputs table on page 11). 

4.5 An innovative approach to investment
This land and assets form the basis of a strategy for the future which will achieve increased value for
money by repositioning BNG as an investor in future projects rather than grant aiding specific projects.
Our existing Asset Management Strategy has been revised to allow current funding in land and assets
to be used as an investment to match with the Homes and Communities Agency, ALMOs and others. It
will be used in conjunction with future investment, to provide a longer term return on these assets and
greater private sector funding. This can be further invested within the BNG area.

Working with partners we are implementing innovative new approaches to maximising land values and
securing investment. These include:

• Walker Riverside: A public private partnership that requires high levels of gap funding in early years
but which caps the level of developer profit and seeks to reinvest any surplus in infrastructure.

• Scotswood: In 2008-2011 BNG will invest £10m in the Local Asset Backed Vehicle which will deliver
£450m of investment over a 15 year period (the Scotswood model is shown on the next page).

• Freight Depot, Gateshead: The assembly of this site, with English Partnerships and Gateshead,
gives the potential to explore innovative new forms of delivery vehicles.

• Brewery site: As part of Science City this site will provide housing and capture increased land value
to reuse in other areas. 

• Gateshead: Gateshead Council, BNG and English Partnerships are undertaking a strategic review
to determine the most appropriate model for the delivery of the programme in a way that produces
the most effective return from public subsidy and influence on housing markets. 

• Gateshead has also procured a private sector partner to provide professional services on the
procurement and delivery of property refurbishment across Gateshead. This has already delivered
significant savings.

• Cruddas Park: Gentoo has been selected as preferred development partner for the regeneration of
the Cruddas Park estate in Newcastle. Proposals are being developed to transform ten tower blocks
as part of a mixed tenure scheme with Your Homes Newcastle. 

• Byker Estate: Situated in the East End of Newcastle, the area has been identified as a key priority
for the future. Alternative financial approaches are being examined to achieve a mixed sustainable
community in this Grade II listed estate.

• Newcastle City Council is working with English Partnerships on one of the first 14 pilot Local
Housing Companies.

Our neighbourhood
wardens are
award-winning



• We will engage the private sector through developing an information pack that will assist and
‘welcome’ developers as well as increasing aspirations for excellent design. 

• We are commissioning research into Value in Design, which will analyse the different elements within
key design standards, their costs, the value placed on them as well as the impact they have on the
environment. The steering group will include other pathfinders, CABE, the Housing Corporation and
English Partnerships.

4.8 Our programme: 2008-2011
BNG has developed an investment programme that:
• Is strategically driven.
• Is area focussed.
• Makes best use of HMR funding.
• Has identified where interventions are capable of being delivered through the private

sector or existing assets.

Investment in BNG Area 2008-2011 and beyond

Our strategic review has determined what needs to happen in different places in BNG, so they are
successful in the future. Where there is potential, the private sector will be encouraged to carry out the
necessary regeneration without public support and/or using the assets we have already acquired to
best effect. 

Creating a lasting legacy
BNG has achieved outstanding results to date. Nevertheless, there is still a need for minimum HMR
investment of £105m over the next three years, which would attract over £1bn complementary funding,
including £240m directly matched to BNG investment, of which £210m is anticipated from the private sector.

Less than £105m would mean BNG could not deliver a transformational programme. One or more of
the interventions outlined below would not continue:
• The provision of high quality, new build housing in Walker Riverside would stop.
• The Cruddas Park Tower blocks would not be regenerated to a sustainable, high quality

standard in a way that will last.
• Land acquisition, property improvement and new build in Bensham and Saltwell would stop.
• The EXPO project in Newcastle’s West End would not happen.
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The Scotswood investment model

4.6 Securing acquisition and delivery
BNG will work closely with Newcastle City and Gateshead Council to actively promote the use of
Compulsory Purchase Orders (CPOs) to secure acquisition and delivery. Examples include the two
major land assembly schemes in Newcastle – Scotswood and Walker Riverside – which have received
Council backing for CPOs to be made and are underway. Following successful completion of the CPO
on Sunderland Road, ‘orders’ are also being planned for the Freight Depot site.

4.7 Great places, great design
Securing good design is central to successful housing market renewal, especially when complemented
by heritage and physical character as a driver of change and recovery. Our approach with our partners
has, and will continue to be, to raise aspirations for excellent design and to enhance current green
infrastructure at key nodes across the area:

• We have worked with the Commission for Architecture and the Built Environment (CABE) on design
reviews including Scotswood EXPO and Byker Design Competition as well as on our ‘Changing Place’
document to increase our understanding of BNG places within the regional and sub-regional context.

• Communities have been engaged in the design process through employing Community Enquiry and
Place Making principles for the week-long Heart of Walker event looking at what the community
focus area should look like. 

• Planning Aid North (PAN) has worked with residents in Walker and Scotswood on the Area Action
Plans and in Gateshead to take a major step forward in engaging communities in the planning and
design of new homes; residents who complete the Gateshead training sessions will be invited to
form a Community Design Reference Group to help the council select the preferred developer and
draw up detailed proposals for the regeneration work. 

• Design Coding has been introduced in Walker Riverside as part of the national pilots for coding
established by CLG.

• Design and community led development will lead to our first carbon neutral development in Byker
and, an Urban Landscape and Townscape Assessment in Gateshead will ensure regeneration builds
upon community heritage. 
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CPOs have been used
to secure land for
future redevelopment

Gateshead residents
who complete
training sessions to
learn how to analyse
a place’s qualities and
weaknesses will be
invited to form a
Community Design
Reference Group

The Scotswood
Nativity Play engaged
both young people
and their parents and
grandparents in a ‘fun’
way in the statutory
Area Action Plan

Complementary Investment – £765m
HMR – £105m
Match Funding – £246m

Scotswood Joint Venture Vehicle
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available returns
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Newcastle & English
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The map below shows our planned investment programme for 2008-2011. 

The complementarities of growth and renewal are clearly evident. We need new homes,
alongside the refurbishment of existing sustainable homes and the demolition of those that
no longer meet aspirations.

Housing Investment in the BNG Area

Within this are the major projects set out above, that can only go ahead with an allocation of over
£105m, which will create a catalyst for change, essential for securing long term confidence in the area. 
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The following table identifies the core outputs that a £105m investment programme will deliver in 2008-
2011. The outputs generated reflect the completion of our strategic planning as well as securing control
over a significant amount of development land. Post 2011, as a result of our earlier investment
approach, 2,500 homes will be built without the need for further HMR investment.

2008-09 2009-10 2010-11 Totals

Output measure HMR Match HMR Match HMR Match HMR Match

Homes constructed or 
converted inc. facilitated2

160 50 200 100 220 130 580 280

Total new build3 1100 1100 1100 3300
of which private housing 135 40 180 90 200 120 515 250
of which social housing 25 10 20 10 20 10 65 30

Homes refurbished, repaired 
or otherwise improved:

720 0 730 0 910 0 2360 0

of which private housing 620 0 680 0 910 0 2210 0 
of which social housing 100 0 50 0 0 0 150 0

Properties acquired for
pathfinder purposes:

125 0 130 0 105 0 360 0

of which private housing 120 0 125 0 105 0 350 0
of which social housing 5 0 5 0 0 0 10 0
of which commercial properties 0 0 0 0 0 0 0 0 

Land acquired for pathfinder
purposes (in hectares)

0 0 0 0 0 0 0 0

Properties & homes demolished: 230 0 320 0 210 0 760 0
of which private housing 140 0 270 0 170 0 580 0
of which social housing 90 0 50 0 40 0 180 0
of which commercial properties 0 0 0 0 0 0 0 0

2Includes homes where
HMRF has been used
to improve the quality
of new homes built as well
as facilitating new build
through land assembly
3Total new build includes
all new homes built
including those without
any public subsidy
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The chart below shows that the nature of the programme will change 2008-2011and beyond:
• The number of new homes built continues to rise from its current base. 
• Although at a reduced scale to 2006-2008, the refurbishment of existing homes will

continue to be an important part of the programme, ensuring sustainability around
clearance and new build areas. 

• The need to acquire and demolish properties will reduce as assembled sites are redeveloped.

Output Trends

4.9 How we will finance our programme
Site assembly will continue to be a major element of our investment as obsolete stock is acquired for
future demolition and redevelopment. Site development increases to about one quarter of spend 2008-
2011, reducing after this as the private sector gains more confidence in the areas identified. Investment
in refurbishment of existing homes is concentrated close to new build, to make sure whole places are
transformed, a key objective of the BNG strategy.
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2006-08 2008-11 Post 2011 2006-08 2008-11 Post 2011 2006-08 2008-11 Post 2011 2006-08 2008-11 Post 2011

2008-09 2009-10 2010-11 Total

Total Programme4 £000s £000s £000s £000s

Site Assembly 14,383 13,480 11,950 39,813
Site Development 7,916 8,812 8,407 25,135
Improvements to Houses 7,606 8,063 10,333 26,002
Supporting Communities 1,219 1,076 843 3,138
Staffing and Resources 3,400 3,380 3,382 10,162
Other 430 180 140 750
Total Housing Market Renewal Fund 34,954 34,991 35,055 105,000
Private Sector 44,592 92,025 79,848 216,465
Regional Housing Board -
Single Housing Improvement Pot 2,620 4,060 4,060 10,740
Regional Housing Board –
National Affordable Housing Programme 350 1,500 2,420 4,270
English Partnerships 0 3,400 6,600 10,000
Local Authorities 108 112 117 337
DEFRA 670 0 0 670
One NorthEast 1,460 0 0 1,460
Area Based Initiatives 15 20 20 55
New Deal for Communities 1,479 0 0 1,479
RSLs 15 15 15 45
Total Match Funding 51,309 101,132 93,080 245,521
Complementary Funding 161,806 315,081 288,590 765,477
Total Programme 248,069 451,204 416,725 1,115,998

HMR investment will attract an increasing amount of complementary funding into the pathfinder area
from 2009-2010, through 2010-2011 and beyond. The requirement for HMR will also decrease after
2011 as demolition and refurbishment reduce and developers’ products catch up with our aspirations
for design and sustainability.

We anticipate that around £61m HMR funding will be needed 2011-18, attracting nearly £500m match
funding and almost £2bn complementary investment

Final costs and funding packages will be confirmed as each intervention is fully developed and
subjected to further robust appraisal.

We have determined the programme on the assumption that 10% of expenditure can be classified as
revenue. This will be challenging in terms of tackling worklessness and neighbourhood management as
well as other activity needed to support our transformational programme. We will work with our partners
to maximise complementary investment in ‘people’ including the ‘new programme to strengthen
communities during estate transformation’ proposed by the government in the Comprehensive
Spending Review.

4In all cases the costs of the
proposed programme have
been calculated on the
basis of historic information
relating to similar schemes
carried out in recent years
by either Newcastle City or
Gateshead Councils or,
projected costs provided by
relevant professional officers
and private sector partners.
Relevant inflation factors,
such as those indicated by
the Building Cost Information
Service (BCIS), have been
applied to the data to indicate
the true overall cost of the
interventions over the lifetime
of the programme. The gross
cost of each intervention has
been determined together
with the amount of HMR
funding that will be required
to deliver them.  
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4.10 Delivering value for money 
BNG provide value for money (VFM) at a strategic and operational level. Our VFM strategy sets out how
we will achieve, manage and improve VFM. VFM and efficiency are embedded in the programme, from
engaging communities and carrying out research to recruiting consultants and procuring developers to
deliver sustained change within communities. 

VFM principles are integrated within existing management, planning and review processes, with a specific
emphasis on procurement, leakage, displacement, substitution, leverage, ‘deadweight’ and additionality.

“Value for money is being secured at Walker Riverside… The pathfinder continues to
develop its approach to value for money at both strategic and operational level... The
pathfinder continues to develop its approach to value for money. Asset management has
improved and some key interventions have demonstrated strong strategic fit, with the
review of strategic commissions set to enhance the focus on strategic interventions”

Source: Audit Commission Performance Reviews June 2006-June 2007

The diagram on the following page depicts our approach to VFM and efficiency, which reflects that
proposed in the government’s recent ‘Delivering value for money in local government: Meeting the
challenge of CSR 2007’ document. 

Key areas in which efficiency gains are being achieved include:

• Market testing of in-house service provider for refurbishments 
• Involving private sector partners at earliest possible stage re: value engineering and testing

cost assumptions
• Further developing equity loans for private sector renewal
• Reviewing all capacity budgets to ensure their optimum use in service delivery and cap at 2008/09 levels
• Finalising our ‘investor’ approach to BNG funding 
• Reviewing phasing, timing and packaging of development sites to maximise contribution from

private sector
• Developing service level agreements with partners
• Minimising the use of consultants and implementing process mapping and delivery chain analysis

where appropriate to ensure optimum use of BNG funds
• Working with partners to ensure strategic alignment of programmes and funding streams to optimise

use of resources and community benefit
• Supporting partners in determining different delivery mechanisms e.g. PFI, Local Asset Backed

Vehicles, Local Housing Company, New Growth Point, Multi Area Agreements etc.

BNG value for money and efficiency

4.11 More choice, higher satisfaction, inspiring pride
With so many new homes being built, and the worst stock demolished, there will be an improved choice
of homes in the BNG area. The tenure profile will change to be closer to the North East average: there will
be a better choice of homes to buy – we anticipate that owner occupation will increase to around
48% in 2011 and 54% in 2018, compared to 38% in 2001.

The planning carried out with communities and stakeholders has looked at whole places – not just housing
– and how to improve perceptions of our neighbourhoods. The focus for future community services to
encourage more social interaction in public places and buildings, the greater use of public parks and making
the most of river views have all featured as neighbourhood, master and Area Action plans have been agreed. 
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We will proactively promote how the different places within BNG are improving. For example:

• In Walker Riverside, third party endorsements/community champions and a careful
selection of images to complement the branding and associated strapline ‘Proud of
our Past, Passionate about our Potential’ are being used to raise the area’s profile.
Organisational logos that usually emblazon regeneration areas have been dropped –
with the promotion of the place taking precedence. 

• A cultural programme will start in 2009 in Scotswood, starting to raise the area’s
profile ahead of the EXPO 2010-2012, when the first 350 of 1,800 exemplar new homes
will be complete and the area promoted as a great place to live.

We aim to close the gap between satisfaction ratings for the pathfinder areas and those for Newcastle
and Gateshead as a whole: more residents will think that their neighbourhood has improved.

BNG has also carried out work to understand the impact of our interventions on house prices and long
term vacancies (C10 and C30 CLG indicators). Professor Glen Bramley’s pioneering work for BNG
confirms that renewal and growth are measurably linked. It shows: 

• Increased housing supply linked to the New Growth Point bid would result in
downward pressure on house prices and smaller rises in affordability ratios (although
still on an upward trend).

• High impact housing and public realm interventions would result in greater increases
in owner occupation, a greater reduction in flats in favour of family homes, less
concentrated poverty, lower vacancies and slightly higher prices and affordability ratios6.

4.12 Creating great places to live: place making and people

‘People want to live in pleasant and thriving places: to have good quality services, a safe
and good physical environment, accessible transport links, a strong sense of community
and for there to be opportunity for all... That is the ideal. But economic decline, deprivation
and historic under-investment can mean that the reality is very different.’ 

Source: Strong and Prosperous Communities: The Local Government White Paper, DCLG, October 2006 

Place making is central to BNG activity, working with our delivery partners, English Heritage, CABE and
other experts to improve the quality of places subject to intervention and to create new appealing places.
Many neighbourhoods with high vacancy rates are now the focus of holistic regeneration activity aimed at
improving services and facilities, the environment and in time reputation. We promote good design and
engage with our existing communities, encouraging them to influence what happens in their neighbourhoods.
As we move forward, we are increasing the promotion of the heart of NewcastleGateshead as a great
place to live, work and learn to more people and this is where place making will be crucial.

4.13 Keeping our communities with us 
For our programme to be successful and leave a legacy, it is essential that we involve our communities
in planning the future of their neighbourhoods. 

6An increasing affordability
ratio means that incomes
are increasing more
slowly than house prices
and that it would take,
say 5 times the average
household income in
NewcastleGateshead to
afford an average house
in the area, compared to
around 4 times income today. 
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Placemaking will
become increasingly
important to promote
how places are
changing for the better

Engaged communities
We pride ourselves on the standard of our community engagement. Between May and September
2006, we carried out an extensive, independent evaluation of consultation and community engagement
within the BNG area. Overall, the findings were very positive and following a multi-agency workshop, our
community engagement workstream has developed a new community engagement strategy – BNG’s
Commitment to Community Engagement - that has been distributed to all residents living within the
BNG area. The Commitment underlines our approach to community engagement and what residents
can expect. We have produced a dynamic best practice community engagement toolkit for officers to
use, which contains methods for engaging with residents, as well as advice on publicity and ways to
feedback community engagement findings. We are also dedicated to sharing and learning from good
practice. In summer 2007, BNG hosted an event entitled ‘Creating Great Places Together’ which brought
together partners and project officers to share best practice, including presentations from a national
community engagement expert, another pathfinder and project officers delivering community
engagement in BNG. The event was so successful that we intend to hold an annual event.

‘...there has been extensive and successful consultation in NewcastleGateshead...
engagement processes in almost every other area we examined have not met the standard
set in NewcastleGateshead 

Source: Sustainable Development Commission, Building houses or creating communities, May 2007 

We continue to support our delivery partners to effectively engage residents as their neighbourhood
changes. Over 5,000 people took part in the neighbourhood planning exercise in Gateshead and 1,000
people attended the launch of the Heart of Walker event. 

Informed communities
Information is a crucial part of our strategy. We use various approaches including: 

• A relocation booklet for residents living in clearance areas to help them understand
their options for rehousing. 

• The provision of a fully staffed Information Centre in Walker. 
• Regular issues of GreatPlaces magazine and local newsletters to keep everyone up to

date about what is happening in different places in BNG.

To ensure that we continue to improve, we are committed to meeting the recommended standards
referred to in the Chartered Institute of Housing/Tenant Participation Advisory Service Good Practice
Guide to Community Engagement in Housing Market Renewal by March 2008. We will also establish
a Residents’ Sounding Panel by March 2008 (see appendix 2)

4.14 Creating affordable housing
BNG and its partners are developing innovative solutions to deliver affordable housing options.
New and more easily understood products are required. 

The UK’s first development of BoKlok homes at Gateshead is aimed at households earning between
£15,000 and £35,000 a year. Responses to an e-survey sent to 700 people (about 33% response rate)
who have registered an interest in purchasing a BoKlok home show that they are attractive to local
people and especially those under 30 years old, with incomes in the target bracket. 

The danger ranger
characters have
helped children
to understand the
dangers on our
refurbishment sites
in Arthur’s Hill

We will continue to
encourage residents
to get involved in the
programme



At River’s Gate in Walker, Places for People has begun the development of 107 new homes. People can
buy 25-75% of the HomeBuy properties and the rent element has been reduced to circa 2.5% (compared
to 3%). Interest to date confirms that the options are attractive and affordable to people at different life
stages and with different financial circumstances; a local family currently renting has reserved on a 25%
equity basis for one of the large 4-bed homes and first-time buyers have purchased apartments outright. 

The HomesFirst scheme in Benwell takes a different approach to supplying affordable homes; at the same
time bringing empty homes back into use and converting Tyneside flats into large family houses to meet local
need, including minority ethnic communities. 10 homes, released in 2 phases, sold for between £55,000 and
£100,000 depending on size and location; they sold straight away, without a need for shared equity options.

A cross-partnership approach to developing a strategy on affordability 
Our approach is based around the model of a Housing Options Ladder, reflecting Professor Steve
Wilcox’s work for the Joseph Rowntree Foundation. This will ensure we provide a choice of homes for
people on different incomes and that any gaps in housing products are identified and bridged. The
potential for intermediate products and the role of a well managed and supported private rented sector
are being examined. There is potential to create a Housing Options Service, to provide people with
advice on their housing and purchasing options. This is being discussed with the Housing Corporation. 

Raising income levels
Tackling affordability also means raising the incomes of households in the pathfinder area. The Newcastle
Partnership has formed a company, ‘Newcastle Futures’, to bring together Jobcentre Plus, the Learning
and Skills Council, the Primary Care Trust, One NorthEast, Newcastle Council for Voluntary Service,
Business Link, North East Chamber of Commerce and employers to establish a new approach to helping
people into work. It will support up to 2,000 of the hardest-to-help people into work a year. Similarly,
Gateshead’s Economic Development Employment Support Service ensures local residents benefit from
jobs created in the borough. Skill shortages are addressed through tailored training and recruitment
initiatives with employers. To date over 5,000 residents have been supported into employment with
a particular emphasis on those hardest to reach.

This essential work will be accelerated. Through contractual local labour clauses in developer
agreements and initiatives such as Groundwork, around linking environmental improvements to
employment and inspiring pride in communities. 

Tackling polarisation
Professor Hills, ‘Ends and Means: The future roles of social housing in England’, (Spring 07), highlights the
need to tackle ‘polarisation’ that leads to concentrations of deprivation. Existing, mono-tenure housing estates
in BNG also need to offer a choice of homes, to rent and to buy. In response, HMR and Single Housing
Investment Programme funding will be used to convert flats into houses, to be sold for owner occupation on
an ‘improve for sale’ basis.

Planning for opportunity
Value for money is a key selling point for the pathfinder area so it is essential that it remains affordable to
existing and new residents. At the same time however, to deliver mixed communities and linked to the jobs
available in the core Tyneside area, we need to have homes on ‘higher steps’ of the housing ladder to attract
people on higher incomes. As The Northern Way’s ‘Residential Futures’ report highlights ‘… planning for
opportunity can make a positive contribution, in addition to responding to need’.
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We are delivering
innovative and
affordable housing
such as the first
BoKlok homes in the
UK at Gateshead

Licenses have been
granted for private
rented properties in
Sunderland Road,
Gateshead, one of 
the UK’s first selective
licensing schemes

We are encouraging
a shared sense of
belonging in our areas

4.15 Respect and promoting community cohesion
Millions of pounds are being invested in physical changes to create great places to live in the heart
of Newcastle and Gateshead. Our research and residents’ surveys show us that perceptions of crime
and anti-social behaviour are still very important to people when they are deciding where to live.

To ensure our investment in areas is maximised, and to encourage people to stay and move to live in
them, we have developed a Respect Delivery Plan (for more information visit www.bridgingng.org.uk),
which demonstrates a range of innovative projects, addressing the Respect Agenda. We will continue
to contribute to the government’s Respect Agenda, through encouraging our partners and other
stakeholders to invest in neighbourhood management and private rented sector support as we
increasingly focus on refurbishment and new development that helps to ‘design out crime’, creative
community engagement that encourages cohesion as well as support for those living through transition.

As our programme improves housing choice and places, new people will come to live in BNG; this has
implications for community cohesion. Following a fundamental piece of research, we have identified
what we need to do to promote community cohesion through the Housing Market Renewal
programme. Key initiatives include:

• Physical interventions such as supporting new development that is flexible to the
requirements of different communities and the conversion of flats into larger homes.

• Developing racial and cultural awareness amongst our employees and encourage
partners to continue promoting increased applications for social housing from historically
under represented groups and sign up to the Respect Standard for Housing Management.

• Supporting specific community engagement to encourage people from different backgrounds
to come together to influence plans for their area. This strategy reflects the Commission
on Integration and Cohesion’s recommendations to CLG to develop a shared sense of
belonging and citizenship. 

• Improve perceptions of our neighbourhoods through promotion and mythbusting.

4.16 An evidence based strategy
And all of this work is underpinned by a robust and continuingly improving evidence base considered to
be good practice by the Audit Commission. As well as analysis on house prices, vacancies, turnover,
demographic and economic changes, our, and complementary programmes, continue to be based on
robust evidence and groundbreaking work such as Professor Glen Bramley’s research on future housing
markets and enhancements to our Vitality Indices to measure the impact of regeneration activity on
different areas and crime, incomes and housing in those areas (see appendix 1). 

This Business Plan is another step in achieving transformational change to tackle the
continuing structural issues which blight our inner urban core. We have come a long way
and matured as a partnership. Our ‘offer’ is impressive and robust and will enable us to
move to the next stage, to continue with government to progress and fulfil our shared
commitments and responsibilities to communities.



High levels of unemployment persist in the pathfinder area with rates over 14% in Elswick and over 10%
in Walker, Byker and Central Gateshead in August 2007; this compares to 4.5%/4% for Newcastle and
Gateshead respectively, 3.9% for the North East and 2.6% for the UK. Like the North East, most Newcastle
BNG areas have experienced a slight increase in unemployment between 2004 and 2007 (between
0.1 and 2.4%) whereas Gateshead and its BNG areas have experienced small decreases (0-0.6%).
Correspondingly, incomes are very low. The Index of Multiple Deprivation (IMD) 2004 shows that
71/76% of households within Gateshead and Newcastle BNG (respectively) are amongst the 20% most
income-deprived nationally. 41/64% of households within the Gateshead/Newcastle BNG areas are the
10% most income-poor Lower Level Super Output Areas in the country; this increases to around 95%
for Walker Riverside, Byker Ouseburn and Scotswood Benwell.  

Population trends and dynamics 
We are still losing 25-44 year olds11, the young and older families we aim to attract. After 20,000 people
leaving the area 1981-2001, forecasts for the pathfinder area, based on past trends and therefore without
public sector intervention, are for continuing but reducing levels of population loss, despite population
increase for Newcastle and Gateshead as a whole.

Population and migration – BNG – Forecasts based on past trends

Population 2001 150,800
Population 2004 150,111
Population change 2001-04 -689

Percentage population change 2001-2004 -0.46
Percentage change 2001-04: 0-15 year olds -0.87
Percentage change 2001-04: 15-29 year olds 1.44
Percentage change 2001-04: 30-64 year olds -0.14
Percentage change 2001-04: 65+ -0.44

Net migration 2001-04 -519
Net migration: 15-24 year olds 533
Net migration: 25-44 year olds -1,098
Net migration/1,000 population -3.44
Turnover/1,000 population in 2001 23.3

With continued HMR investment we anticipate BNG’s population to increase by 16,000 between 2006 and
2021, with a similar increase for the whole of NewcastleGateshead. Household projections are also
positive; it is anticipated that there will be 23,000 (11%) more households in NewcastleGateshead by 2021
and 17% more households living in BNG. 

Mid-year population estimates (000s)12 2001 2004 2006 2011 2016 2021

NewcastleGateshead 457 458 461 467 479 477
BNG 163 161 161 167 175 177

Household projections (000s) 2006 2011 2016 2021 2029 % increase 

NewcastleGateshead 205 213 221 228 233 2006-29   15.1
BNG 72 76 81 84 n/a 2006-21   17.0

Source: ONS annual
business inquiry employee
analysis, Nomis
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Appendix 1 The evidence - how our market is changing

This appendix provides detailed evidence on past trends and future forecasts for key market indicators
for Newcastle and Gateshead as a whole and the BNG area. It shows where progress is being made
and where there is unfinished business to inform the future HMR programme.

House prices alone are an unsatisfactory indicator of housing market health. It is important to consider
the overall vitality of housing markets and ‘places’ taking economic and demographic change, poverty
and vacancies into account. The evidence below shows continuing vulnerability and ‘deep-seated
structural problems’7 within parts of the pathfinder, even where economic prospects are good.
Fundamentally, economically active households are still leaving to live elsewhere and commute to work,
undermining urban sustainability. 

Economic overview
Following trends at the regional level, the economy of Newcastle and Gateshead has underperformed the
UK in both GVA and employment terms over the past decade. GVA average annual change 1991-2002
was 1.4% compared to 2.6% for the country as a whole. Employment growth measured 0.4% per annum
compared to a national figure of 0.9%. The table below shows economic growth and trends, expressed
in terms of GVA, for 2000-20048. Tyneside is starting to close the gap on England in percentage terms
from a very low base which is a positive sign for the future. 

% Change 

2000 2001 2002 2003 2004 2000-04

England 701,153 738,592 780,485 828,186 878,247 25.3
North East 27,996 29,352 30,707 32,428 34,419 22.9
Tyneside9 10,054 10,698 11,305 12,011 12,754 26.9

Moreover, Experian’s work for BNG showed that NewcastleGateshead is the driver of regional growth and has
expanded at a rate above that of the North East and increased its share of the economy (NewcastleGateshead/
North East GVA growth 1.4%/1.2%; employment growth 0.4%/0%). NewcastleGateshead also
accounts for over a quarter of the North East’s employment, compared with 15% of its population10. 

A big influence on housing choice, demand and affordability is the number of full time jobs available in
the area. The table below shows employment trends 2000-2005 expressed in terms of Full Time
Equivalent posts and the percentage of people economically active in Newcastle and Gateshead.  

Full-time employee jobs 2000 2001 2002 2003 2004 2005
Gateshead 61,600 61,200 64,400 65,600 67,000 65,400
Newcastle 113,200 115,100 117,800 112,100 117,900 124,600

% economically active

Gateshead 75.5 75.7 77.8 77.0 76.4 76.1
Newcastle 71.5 71.1 69.8 71.0 71.9 72.1

Overall, employment opportunities are increasing despite a slight drop in Gateshead in 2005. The pace of this
trend is likely to increase in the future, especially within the BNG area with the development of the regional
economic growth poles. More than 15,000 jobs will be provided in these areas alone over the next 10 years.
In Gateshead trends are encouraging with a 21.6% rise in VAT registered businesses between 1995 and
2005 and a further 2.8% rise in 2005/6, the highest in Tyne and Wear and twice the national average.  

Source: www.statistics.gov
uk/pdfdir/gva1206.pdf.
GVA calculated using a
five-period moving average.
Estimates of workplace
based GVA allocate income
to the region in which
commuters work.
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Source: ONS,
Neighbourhood Statistics,
Resident Population
Estimates and Population
Turnover Rates in Transition
to Transformation: One Year
On, Nevin and Leather –
data to middle level super
output areas

7 Housing Green Paper,
Homes for the Future:
More Affordable, More
Sustainable, 2007, pg 26.
8 Data is only available to
2004 at sub-regional level
9 Includes Newcastle,
Gateshead, North and
South Tyneside

11 Transition to
Transformation: One Year
On, Nevin and Leather,
September 2007

12 Source: 2001-2006
mid-year population
projections and 2006-2029
household projections
NewcastleGateshead -
ONS, Neighbourhood
Statistics; Resident
Population Estimates and
Population Turnover Rates in
Transition to Transformation:
One Year On, Nevin and
Leather, September 2007;
2011-2021 population
projections and all BNG
figures Targets and
Trajectories planning models
(developed in partnership by
BNG and Newcastle and
Gateshead Councils)

10 Experian Business
Strategies, Economic
Potential of the Regional
Centre and housing
market implications,
February 2005



House prices (Strategic Commission areas) compared to North East,
Newcastle LA and Gateshead LA

Average prices vary considerably across the area. Walker Riverside remains the most affordable with
mean house prices15 around £79,000. The averages of most of the other intervention areas have started
to cluster around the £93-95,000 range (although, at a neighbourhood level, there are still some very
low value properties – less than £40,000 in clearance areas). 

Low levels of existing private housing (therefore restricted supply) and recent new build development in
the other areas has heavily skewed prices upwards – we estimate by around £30,000. Most areas have
experienced relatively steady price increases but Dunston, Felling and Byker Ouseburn prices are quite
volatile, often reflecting when new developments have been released. We expect these trends to
continue as the supply of homes in the area undergoes fundamental change.

Concentrations of poor quality homes
The Building Research Establishment’s (BRE) Housing Stock Projections Model, confirms that there is a
concentration of poor quality private sector homes in the BNG area; in Bensham, Saltwell and the
Shipcote terraces in Gateshead and Benwell, Scotswood and Elswick in Newcastle.

Further work undertaken for Gateshead’s stock condition survey highlights that non-decent housing is also
more likely to ‘score’ low in terms of liveability16, that the costs of average comprehensive repairs to pathfinder
homes (over £5,000) are nearly 40% higher than for other areas and that nearly two thirds of vulnerable
households in Gateshead BNG live in non-decent homes, often with significantly higher repair costs.

Source: HM Land Registry:
BNG analysis;
CLG analysis for NE
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Appendix 1
Migration and the internal growth of our black and minority ethnic (BME) communities will contribute to
future population increases in the pathfinder area. 

At a glance:
• Over 62% of Gateshead’s BME population lived in the BNG area in 2001 (Census 2001)

and nearly 58% of Newcastle’s13. 
• There were over 17,500 minority ethnic people14 living in the BNG area in 2001, almost

14,000 in the Newcastle pathfinder area. 
• This accounted for 9.2% of the population; the largest minority groups were White

Other and Pakistani. 
• Most communities are growing – by 60.4% 1991-2001 in Newcastle BNG and

by 114.5% in Gateshead BNG. 
• The young age profile (half under 25 years old), the 55% rise in BME households with

children 1991-2001 as well as the significant number of new people arriving in the
area, including new migrants workers from European Union and beyond, suggest that
this trend will continue. 

• As these communities are more likely to live in housing deprivation (25% compared
to 13% of White British residents), be overcrowded (20% compared to 8%) and live
in accommodation that does not meet their needs (two thirds of our survey) our work
includes activity to improve housing opportunities and promote cohesion (see chapter 4).

Housing market change 
House prices in BNG are still much more affordable than the rest of Newcastle and Gateshead. In
common with all areas in the country, house prices have increased in BNG since the start of the
programme and the table below shows median house price trends 2001-2006 (absolute prices). 

House price change in BNG compared to other areas – Median House Prices

% increase
2002/3-

2000/1 2001/2 2002/3 2003/4 2004/5 2005/6 2006/7 2006/7

BNG
£35,575 £37,711 £48,022 £69,062 £83,235 £92,739 £106,625 122.0

Newcastle BNG
£37,500 £40,000 £50,000 £70,950 £83,000 £92,500 £115,000 130.0

Rest of Newcastle
£69,500 £80,000 £95,000 £134,625 £154,000 £152,000 £158,000 66.3

Gateshead BNG
£31,500 £33,000 £44,950 £66,500 £83,500 £92,998 £95,000 111.3

Rest of Gateshead
£55,000 £63,500 £74,000 £90,100 £113,000 £119,000 £124,950 68.9

North East
£52,000 £54,950 £60,000 £77,000 £95,000 £108,000 £119,000 98.3
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13 Promoting equality and
social cohesion through
housing market renewal,
Centre for Regional
Economic and Social
Research (CRESR),
Sheffield Hallam University,
2007 (for BNG)
14 BME in this instance refers
to all ethnicities other than
White British; this is to make
sure we consider the larger
Orthodox Jewish population
in Gateshead (although it is
considered that the Census
undercounted some of
these populations, they
provide a useful indication
of approximate and relative
sizes and how they are
growing over time)

15 BNG Housing Market
Intelligence reports consider
mean prices rather than
median; the BNG mean
price for 2006/7 was
£115,000 compared to
£139,000 for the North East.

16 Litter & rubbish dumping;
neglected gardens and
buildings; vandalism and
graffiti; dog dirt; condition
of dwellings and nuisance
street parking; heavy
traffic/noise; vacant sites;
intrusive industry; vacant
and boarded up dwellings
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Turnover
Turnover has tended to centre around 20-25% over the last few years, at least 10 percentage points
higher than the rest of NewcastleGateshead20. Turnover rates vary significantly across the area ranging
from 8% in more sustainable neighbourhoods like Fenham to 40% or more in areas with more transient
populations such as in parts of Elswick and Bensham. 

In the private sector, high levels of turnover are linked to the supply of different property types. In 2006/7:

• 48% of land registry sales were flats 
• 30% of supply involved terraced accommodation.
• 19.5% were semi-detached homes. 
• only 2.5% were detached. 

To help reduce the volatility of our intervention areas, and to rebalance the housing offer it is essential
that we continue to increase the supply of houses – through new build and conversion of Tyneside flats
into family-sized homes.

Future supply
Future supply of new homes in the pathfinder area will be significantly increased over the next decade,
building on what has already been achieved in terms of site assembly.

New homes within BNG

Year

01/02 02/03 03/04 04/05 05/06 06/07 07/08 08/09 09/10 10/11 11/12 12/13 13/14 14/15 15/16 16/17 17/18

BNG
188 356 582 553 742 674 623 1141 1102 1145 1346 1108 1044 1251 1087 815 703

Rest of City/Borough
849 881 1100 995 1021 711 805 739 963 550 922 919 888 825 805 485 410

The vast majority of recent new build is high-value apartments; 75% (122 out of 162) of all new build in
Newcastle BNG in 2006/7 and 91% (159 out of 175) in the Gateshead pathfinder area.

Moreover, 43% of all existing stock coming to the market in 2006/7 were flats. HMR intervention has
resulted in significant land assembly in the growth point area and we will therefore have more control
over the type, size, tenure, quality and design of homes being built. 

Source: 2001 & 2007 CACI
Household Income Data;
2001 & 2007 HM Land
Registry data analysis
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Affordability is a major challenge that will affect our success or failure.
The tables below show that homes in the area are becoming less affordable to local people. 

Area Median gross Median gross Median gross Median gross
household household household household

income 2001 income 2007 income: income:
Median house Median house

price, ratio 2001 price, ratio 2007
Newcastle BNG £12,025 £22,443 3.1 5.1
Gateshead BNG £12,049 £22,995 2.6 4.1
Rest of Newcastle £19,263 £29,481 3.6 5.4
Rest of Gateshead £16,670 £27,328 3.3 4.6

Area Lower quartile Lower quartile Lower quartile Lower quartile
gross household gross household gross household gross household

income 2001 income 2007 income: Lower income: Lower
quartile house quartile house

price ratio, 2001 price, ratio 2007
Newcastle BNG £6,798 £14,419 4.1 5.5
Gateshead BNG £6,946 £14,827 3.2 5.2
Rest of Newcastle £12,294 £19,731 4.0 6.3
Rest of Gateshead £9,966 £17,711 3.9 5.5

Vacancies
Void levels have remained constant for the last few years and nearly 28% of dwellings are in wards where
vacancy rates are more than double the Core Cities17. At the end of March 2007 there were 5,530 empty
dwellings in BNG18; this accounts for just over 7% of the stock and a 2% reduction since 2001.  

Long term vacancies (empty for at least six months) currently affect 4.2% (3,273) of the housing stock
compared to over 3,500 (4.5%) for the previous two years19. 

Vacancies are concentrated in areas of flatted accommodation, private renting and/or receiving major
intervention, including where demolition/remodelling is planned. Our programme will positively impact on
the housing market; the accrual of dwellings for demolition and activity to bring empty homes back into
use, is moving ahead as planned. 

Long term void rates in April 2007 varied markedly across the area, from 1.6-1.7% in settled eastern
neighbourhoods in Newcastle and Gateshead BNG to 17.0% in the Riverside Park area of Walker and
13.4% in Ravensworth Road in Dunston, both areas undergoing change. 
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17 Nevin and Leather,
Transition to
Transformation: One year
on, September 2007
18 Source: Council
Tax records
19 Data only available
from 2005; Source:
Council Tax records

20 Source: Council
Tax Records



The chart below illustrates change (2001 to 2006) in overall Vitality in the Newcastle BNG area
compared with the non-BNG area and the City average21.

BNG Newcastle Vitality Score 2001-2006

2001 2002 2003 2004 2005 2006

BNG (Newcastle) 31.0 32.3 34.1 35.9 35.9 37.5
Non BNG 58.9 60.7 61.6 63.0 63.9 64.8
Newcastle 46.3 48.1 49.5 51.1 51..7 52.9

This analysis has been repeated for each of the six domains contributing towards the overall Vitality
score, providing a measurable description of vitality changes over time. For example, the model
indicates that the North Benwell Neighbourhood Management Initiative (and other activity) has
helped to reduce crime, with substantially greater improvement in this area compared to adjacent
neighbourhoods. This work will be progressed across the pathfinder area to help BNG and others
monitor the impact of all of our interventions.

BNG and its partners will continue to monitor changes in the housing market and other key
economic, demographic and satisfaction indicators to ensure that regeneration activity is
having a positive affect. With findings feeding into the BNG Board, this enables corrective
action to be taken if necessary. 
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Pulling it all together
All of this information feeds into BNG’s good practice Housing Market Intelligence Model, which provides
a shared understanding amongst members of the partnership regarding what is happening in the market.
Central to this are the Vitality Indices, which consider the overall relative vitality of different neighbourhoods
in Newcastle and Gateshead through housing, crime, health, educational achievement, incomes and
unemployment indicators. The map below shows that deprivation is still concentrated in the BNG area. 

Vital Indices Overall Ranking 2006

Groundbreaking work by Newcastle City Council measuring the impact of BNG and others’ regeneration
activity on closing the gap on other, more popular parts of the City, shows that to date, Newcastle BNG
neighbourhoods have improved between 2001 and 2006, but remain below the City average. The gap
is not closing yet but neither is the area falling further behind. Our aim is to start seeing the gap close
over the next stage of the programme, in response to BNG’s efforts as well as those to tackle crime,
worklessness, health and educational achievement.
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21 ‘0’ score being the most
deprived neighbourhood,
100 score being the least
deprived
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Crown copyright reserved.
Newcastle City Council.
100019569, 2007.
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Performance Management and Monitoring
Underlying our success is a very robust performance management framework and monitoring
arrangements. Within a strategic approach, the baseline for performance management is appraisal of
each project within the investment programme; this includes baseline data for spend, outputs and
match funding against which project performance is monitored. Once project appraisal is complete
there is a clear delegation framework for Board and staff.

The BNG core team monitors performance against its baseline targets on a monthly basis. Our
performance management framework, agreed with the Audit Commission, identifies key performance
indicators for delivery of the investment programme and is reported against on a quarterly basis to
highlight any variances to both the BNG Board and the Project Appraisal Panel.

Risks associated with our programme and how they will be managed
Our risk appraisal system is common to BNG and both local authority partners. 

In August 2007, we carried out a second fundamental review of our strategic risk register, involving
officers from BNG and all delivery organisations, including the Board and Council Members. This
resulted in a revised risk register that identifies 23 key strategic risks:
• 15 identified as red (high impact, priority risks).
• 7 identified as amber.
• 1 identified as green (less likely and less impact).

Major (red) risks include:
• Failure to address perceptions of the HMR areas undermines take up of new housing and

participation in refurbishment schemes by owner occupiers.
• Failure to optimise private sector investment.
• Failure to deliver key projects and impact on programme as a whole.
• Change of central government policy on housing market renewal.

Programme Management Group (PMG) reviews and develops actions to manage risks The Board
receives twice-yearly reviews with continuous monitoring by the Project Appraisal Panel.

Operational risks are determined during project appraisal and are regularly reviewed as an integral
element of the project monitoring system.
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Appendix 2 Governance, risk and performance management and monitoring

Governance 
The Board
The partnership Board of BNG is committed to fully working together to achieve the vision for the
pathfinder area. 

A thorough review of the performance of the Board was undertaken in June 2006 and the Governance
Scheme was amended to reflect the changes and development of the business of the Board.
Details of our current Board membership and Scheme of Governance are available on our website
www.bridgingng.org.uk.

The Board currently meets on six occasions each year and agendas, papers and minutes are published
on our website. The Board has two sub groups dealing with different elements of the programme: 
• An Advisory Group of Board members and other experienced individuals from various organisations

with whom news and advice are sought on key developing issues and plans that will inform BNG’s
forward strategy.

• An Appraisal Panel, which informs the delegated decision making of the Chair and the Director and
makes recommendations to the Board in considering major projects of strategic importance. 

Resident influence
To improve our governance arrangements, from March 2008 we will have a Residents’ Sounding Panel.
Panel membership will reflect our areas of work and the make-up and diversity of the population. 

The Residents’ Sounding Panel will be in addition to existing neighbourhood consultation and
community representation on local governance boards and partnerships. It will discuss issues that apply
across the whole pathfinder area, rather than individual neighbourhood matters. The Panel will meet
regularly to give its views on the BNG strategy and programme development and evaluating aspects of
consultation and communication materials. A wider group, who will not be required to attend meetings,
will also be consulted by email, postal questionnaires or telephone.

Staffing
Partnership working is key to our success. The wider group of BNG, the core team plus Newcastle
City Council and Gateshead Council officers, is engaged in a process of partnering which makes
a major contribution to delivering the programme.

A core team of 12 full time equivalent posts directs strategy and monitors delivery of the programme
across Newcastle and Gateshead on behalf of the partners, stakeholders and communities, with
officers also based in both local authorities.

The BNG Director and the directors leading on the HMR programme in both local authorities meet
as an executive group to support the programme and the Board at a strategic level.
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