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1.1  Purpose
This ‘visioning’ document summarises the changes that are under way at the heart
of the Tyne & Wear conurbation. It focuses in particular on the Housing Market Renewal
(‘Pathfinder’) area which is the responsibility of Bridging NewcastleGateshead. But a key
purpose is to set that area into the wider context of what is happening – and will happen
– in the whole city-region.

It also emphasises that trends are not inevitable: what we do now, the investment choices
we make, the policies we adopt, matter crucially to the success and sustainability of the
places that we live and work in. A shared vision, and widely-agreed commitments to a
strategy, will be vital in realising the great potential that exists.

1.2  Changing cities
A picture of the NewcastleGateshead waterfront today, compared with one from
a generation ago, shows a scale of change which – then – would have seemed
unbelievable. Empty quayside, derelict transit sheds and fading industry have been
replaced by smart new offices, buzzing restaurants and bars, the BALTIC and Sage
Gateshead and linked by a new and internationally-famous pedestrian and cycle bridge.

Yet at the same time, much is still the same: the Tyne still rolls through the middle
of the picture; its gorge still provides the dramatic backdrop to the change; historic
buildings and street lines follow a structure recognisable to anyone who was down
here a generation ago.

And the same is true of much of the rest of the conurbation - whether it is Walker,
Bensham, Heaton or Low Fell. A basic urban structure inherited from over a century 
or more is still accommodating the social changes, new urban forms and ways of 
living that the 21st century is bringing.

This document looks forward over a similar time-span – to sketch out what we can
expect to see over the next generation or so, as the core of the conurbation adapts
and responds to the exciting potential. 



1.3  Cities are the future
Professor Michael Parkinson, in his introduction to the seminal State of the English Cities
Report (2006), says that: “These are exciting - if challenging - times for cities. During the
past decade many cities in many countries have emerged from a period of decline to find
new economic, political and social niches. There has been a sea change in how cities are
regarded.” He adds that: “the really key message...is that England’s cities are better
placed than at any time since the end of the 19th century to become motors of national
advance…The opportunity is clear, present and exciting.”

If the 20th century was the era of counter-urbanisation, of the flight from the city, and of
the dominance of the car, motorway and lorry. It now increasingly seems that the trends
are reversed. Cities and towns are where Britain can earn its living, add value, and be at
its most competitive. This country cannot compete with Eastern Europe or the Philippines
for labour costs, or with the USA and Russia for cheap land. It must make the most of its
assets – lively, dynamic, well-connected urban areas. The 21st century is set to be the
era of successful urban living, of public transport in balance with the car, of the city office
and studio more than the edge of town shed. 

And to quote Parkinson again: “the government increasingly regards cities as economic
opportunities rather than liabilities…”

We want to extend
the transformation
of the Quayside to
the communities just
behind it.

Left: Newcastle
Quayside in the 1960s

Right: The Quayside
as it appears today
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Moreover, Whitehall recognise the need for growth in the North and the
extension of New Growth Points will support action already underway on
regeneration, economic development and market renewal.
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1.4 What cities have
The unique asset that cities and towns – and especially their central and inner parts - have
is of course the very fact of centrality, connection, face-to-face interchange, variety and
choice. Mediaeval Germans used to say “stadt luft macht frei” – city air makes you free.
Professor Sir Peter Hall’s great book Cities in Civilisation (1998) closes with a paean to
cities: “places where the adrenalin pumps through the bodies of the people and through
to the streets on which they walk; messy places, sordid places sometimes, but places
nevertheless superbly worth living in, long to be remembered and long to be celebrated.”

More prosaically, a recent study by the Universities of Salford and Manchester of some
of the key ‘nodes’ of activity in the North sets out some of the characteristics which give
them economic advantage:

• public and private consumer services, which means they act as a focus
for a wide variety of ‘travel-to’ movements (to work, shop, be entertained,
be educated, travel, access public services, etc)

• advanced manufacturing – varying from city-region to city-region

• high-end producer services in, for example, law, finance, other business
services, consultancy, and IT – the fastest growing sectors of recent years

They comment that the evolution of the “knowledge economy has favoured the larger,
more diverse and best connected cities” and that “distinctive urban assets such as major
airports and other key communication interchanges, leading universities and cultural
variety and buzz” have combined with the other advantages to further
strengthen cities’ position.

1.5 What NewcastleGateshead has
In this perspective, it is clear that the core of the NewcastleGateshead urban area has
a wealth of assets to trade on in the modern economy. Taking each main element in turn:

• Focus for consumer services: the regional capital, with the prime shopping
and services for the whole of the North East

• Advanced manufacturing: a reinvigorated marine engineering sector –
together with a port and continental ferries which add to specialness



• High-end producer services: provided to the region and indeed nationally in
many sectors, and offering high quality job opportunities too; strengthening
through initiatives like Science City and the Design Centre for the North

• Distinctive urban assets: a physical setting (especially the Tyne gorge and
bridges), leading to a sense of place comparable with Edinburgh, Liverpool
or London; coupled with a layer of Geordie cultural identity which is easy
to caricature but foolish to dismiss

• Major communication interchanges: airport, East Coast main line,
and motorway connection to all key English destinations

• Leading universities: Newcastle and Northumbria; and within 15 miles
also Durham and Sunderland

• Cultural variety and ‘buzz’: a thriving arts and culture scene, nationally
flagged by their ‘signifiers’: BALTIC, the Sage Gateshead, the Angel of
the North; and coupled with a growing city tourism trade which celebrates
the quality and distinctiveness of the NewcastleGateshead core

• All of it adding up to a place perceived nationally as exciting, lively,
interesting and distinctive; and perceiving itself with the shared vision
and confidence to capitalise on these assets.

1.6 Urban networks
This does not mean that everything that happens in the North East will happen in the
core of Tyne & Wear. The realities of how we live now mean that people will have homes
and jobs all over the region, and criss-cross it - almost always by car - for their leisure
and social life. The north-south A1 corridor from Alnwick to Durham, Tyne & Wear
Metro system, the growing confidence and activity in Sunderland, the role of the smaller
towns as locations of choice for many families – these and similar patterns mean that
the conurbation core is and will be at the heart of a complex urban network.
NewcastleGateshead will be predominant in terms of volume and value of activity.
It will be the logical place to grow businesses and concentrate homes, so reducing
commuting’s impact. But the links with the rest of the region will be dense, complex 
and important; and the ‘outward’ pull trends remain strong ones.

7Bridging NewcastleGateshead
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2.1  Activities and Jobs
What then is the scale and nature of the activity and change that is under way?
NewcastleGateshead, with some 252,000 jobs, accounts for over a quarter of the
North East region’s employment (compared with 15% of its population) and about 100,000
of them are filled by commuters. Tyneside is markedly more dynamic economically than
the rest of the region – its output (gross-value-added per head) is 93% of the UK average
(compared with the region’s 79%). Its GVA per capita also grew faster than the England
average over the period 1995-2002 – studied in the State of the English Cities report.

The key economic sectors where the conurbation core can excel, and where there
is most potential for growth in the modern economy, according to Experian’s 2016
forecasts, are business services, distribution-hotels-catering, and the public sector
(manufacturing will continue to shed labour, even if output is strong, because of
productivity gains). Transport and communications sectors will account for 29,000 
more potential jobs over the next decade. Notably, NewcastleGateshead is projected 
to increase its share of regional business services employment to almost 50% of the 
total, underlining its importance as the regional economic centre. Recent trends support
this view: for example, Gateshead’s 2005-06 figures for net new business registrations
increased by nearly 3%, the highest in Tyne & Wear and twice the national average. 

One ‘knowledge-based’ sector of particular interest is creative and cultural activity.
This was estimated to account for nearly 2,900 businesses and 26,000 jobs in the
North East in 2001, and to have accounted for 25% of all the Prince’s Trust grants
to the region recently. It is notably concentrated in NewcastleGateshead, and indeed
in ‘clusters’ in the City Centre and Jesmond but also inner West and East Newcastle
and an axis from Gateshead Quays to Saltwell Park.

2.2  People
Who might this mean? The job market in future will clearly continue to change, and the
employment being created will demand a different skill balance from that of say 10 years
ago. The region’s job growth will increasingly be concentrated in the conurbation core.
The economic sectors forecast to increase, and the fastest-growing occupational group
(professionals) will be disproportionately located not just in the NewcastleGateshead urban
area, but in its core – from Ouseburn and the Baltic Business Quarter in the east, through
the two central areas, to the Newcastle Business Park and Metro Centre in the west.

So there is clearly great potential for the innermost housing areas – those of special
interest to Bridging NewcastleGateshead – to respond: if the ‘product’ is right and
provide choice for people on different incomes.



This is not everyone in the housing market, since many people aspire to bigger houses
in more outer-suburban settings than the Pathfinder areas can generally offer. But it is
potentially a surprisingly wide range of different (though overlapping) groups. Recent work
for the Northern Way initiative identified particular categories of households who could be
seen as both important to the growing economic sectors, and relatively free of constraints
on their choice of home location: such as recent graduates and younger ‘family-builders’,
especially in the knowledge-intensive sectors. Many of them can be attracted to these
convenient inner areas, especially if they offer the right balance of affordability and facilities
which is seen as value for money. And if they can also be offered a home for the ‘second
move’ then community stability can be built up as well.

With 100,000
commuters coming
to work in the area
every day, we want
to encourage more
people to live in
NewcastleGateshead.

Photographer:
Peter Atkinson, courtesy of
NewcastleGateshead Initiative
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Research about buyers of new and recently-built housing has shown the popularity,
for at least some of these markets, of a ‘suburban feel’ even in inner locations, and the
new housing products must recognise this, not just produce a steady stream of riverside
apartment blocks. However, new-build is only a fairly small proportion of what is on
offer. Getting the rest right is even more important, so as to give households a choice
of pleasant, suitable places, and services, as well as the right housing stock per se.

Similarly, attracting new residents is only part of the story. It is also about those who
are here already: improving conditions for residents who have sometimes suffered years 
of neighbourhood decline; ensuring that the effort is not just a gentrification agenda
but also recognises need and equity issues; building stable communities. This includes,
crucially, keeping the earners and those with choice; much of what is needed to make
the Pathfinder areas fit for the 21st century means making them attractive to people
who will otherwise leave to live elsewhere – even if their job is only a short distance
away in the successful growing core. 

One particular variant of this set of choices and potentials relates to the choices of
minority ethnic households. Specialist work for Bridging NewcastleGateshead suggests
that carefully-targeted interventions and policy can offer real potential not just to relieving
housing pressure in traditionally popular areas like Bensham and North Benwell, but also
to offering new roles for ‘transforming’ areas like Byker or Teams.

2.3 Housing Markets
At the heart of Bridging NewcastleGateshead’s remit is the renewal of the housing
market, which means affecting these personal household choices, and providing
range and flexibility in the housing supply - not just a few targeted responses at
either end of the market.

Most of the housing market operates satisfactorily most of the time, of course. But the
Tyne & Wear city-region’s long-running economic restructuring has meant that underlying
demand has historically been relatively weak. This then creates the conditions in which
low demand will emerge - primarily in the areas where the housing stock and the
condition of the neighbourhoods make them the least attractive option to those
residents who do have choice.

The symptoms that then emerge are familiar in all the Pathfinder areas: high turnover; many
vacancies (currently 6.8% in Bridging NewcastleGateshead’s area, so still more than twice
Government’s 3% target); a lack of choice – whether of home type or tenure, or both; low
property values (value gap closing somewhat with rest of conurbation, but still 23-38%
below on average); coupled with deprivation, low employment levels and housing need.



So the underlying market characteristic in the Pathfinder areas has been - over decades -
a tendency for people to move out, often because of ‘push’ factors like housing and
neighbourhood quality. In turn, this sits within an overall trend of people moving out of
the core conurbation to outer districts, often with ‘pull’ factors like suburban character 
and greener environments. This is tending to stabilise for Newcastle and Gateshead as a
whole. However the inner core, BNG, continues to lose people, especially 25-44 year olds;
moreover 1 in 4 jobs are taken by commuters. The result of this is polarised communities
with concentrations of poverty, which do not support local services. It is therefore clear that
it is not going to turn round itself, and this is why the market renewal initiative is so crucial.

This general pattern is overlain on two important realities – first, that most moves are
very local; and second, that this is far from being all one market. People’s recent house
moves have been analysed by CURDS, and show that there are three very distinct
markets, covering respectively inner Gateshead, east Newcastle and west Newcastle.
The CURDS report shows that for inner Gateshead and east Newcastle in and out
movers, less than a third of moves are cross-river; for the East End, indeed, the
relationship eastward to Wallsend is more important. West Newcastle’s predominant
relationships are with the rest of the city (though not the East End), and with the county
districts to the west; though there are also reasonably strong links in this case across
the river to the parts of west Gateshead opposite Scotswood.

The key housing market relationships are clearly with places that residents see as offering
them what they need and can afford. This seems to operate primarily along an inner-
outer continuum - the patterns tend to follow each of the inner-outer radial routes out
of the conurbation core. People do not, therefore, venture much into the other main
Pathfinder market groupings, or see them as interchangeable.

Thus the CURDS analysis shows that, for the owner-occupier market in particular, what
is on offer in Consett, Stanley and Washington interacts with inner Gateshead. It also
shows that the relationship is similar (albeit with smaller numbers) between the Newcastle
market renewal areas and Tynemouth, Hexham and Morpeth - not just the immediately
adjoining parts of the conurbation. This means that housing market prospects for the
Bridging NewcastleGateshead areas are closely connected to those of the wider city-
region. It is a conclusion with importance for city-region housing/planning policy that there
are parts of the outer area whose functions are quite strongly linked to the inner parts;
more so, indeed, than these innermost areas are each linked to each other. Housing
market performance in the outer locations within this pattern is therefore of importance
to the Pathfinder. 

11Bridging NewcastleGateshead
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3.1  The Potential of Place
It is clear that Tyneside has the potential to become ever more the motor of the North
East’s growth and dynamism. The heart of the conurbation – the ‘urban core’ which in
many cities might simply be identified as the city centre, but which here increasingly
shows as a larger ‘urban core’ function shared by Newcastle and Gateshead – has all 
the assets we have described and moreover, the potential to accommodate a substantial
increase in new building rates and the measures in place to ensure delivery.

Around it lie residential and mixed areas which also contribute to the whole ‘package’ 
that the city-region can offer. Their overall place character is worth spelling out:

• Riverside and river slope neighbourhoods offer distinctive character,
settings and views – varying from the sharp incised Tyne Gorge as it cuts
through the centre, to the gentler slopes as the river flows in from the west,
and the varied topography and vistas as it winds downstream to the east.

• A striking built heritage - from the formal elegance of Grey Street, to the
quirkiness of Gateshead’s arches, the unique Tyneside flats or the Byker
Wall - characterises the core of the urban area, and adds to its specialness.
We might just wonder how the North Eastern got permission to batter its
Victorian railway viaduct through the mediaeval Castle precinct, but it has
produced one of the most extraordinary bits of cityscape in Britain.

• Parks and open land, with an unusual quality and range of type for an
English city, stud the landscape – the unique country feel of the Town Moor,
the formal urban parks like Saltwell or Walker, the twisting course of the
Ouse Burn as it falls from Jesmond Dene through Heaton Park to the Tyne
at St Lawrence, or the ‘Bankies’ woodland on the slopes between Felling
and Deckham. The countryside is on the doorstep - within a 10 minute bus
ride of any resident.

• Convenient housing areas surround the urban core – some, like Elswick,
Spital Tongues or Bensham right next to it or a short walk away; others,
say Saltwell, Benwell, Byker or Deckham, a 5 minute bus or Metro trip.
Beyond that, as in any city, an array of suburbs of all sorts can be found,
stretching to and beyond the two Council boundaries and the green belt.

• Popular and successful local centres provide a focus and services to many
of the districts, and help to define their character: they work as attractors
in their own right to places like Low Fell or Jesmond.

• And significant land for future development, much of it in public ownership,
that can deliver new homes and growth in the heart of Tyneside.



3.2  The Need for Change
These are great assets – but many parts of the conurbation need to change to make
the most of them. Bridging NewcastleGateshead’s special role is to help bring about
that change in the Market Renewal (‘Pathfinder’) area in much of the inner conurbation.

This involves a complex mix of responses. Housing first, of course: too much of the 
stock in the Pathfinder area is in poor condition, and/or too small for modern needs,
and/or too restricted in choice of type or tenure of property.

More than that, though: there are ‘whole place’ issues about some of the
neighbourhoods. Their local services are often not good enough, in range or quality.
The local environment may be degraded, whether as a result of a former industrial
history, or through dereliction resulting from earlier interventions, or because of
poor maintenance and management. The green space that there is does not always
contribute to the areas’ appeal: boring, windswept expanses of hard-mown grass,
or dangerous-feeling pockets of tucked-away space.

Over and above these physical issues are the social problems and perceptions:
people are also sometimes rejecting localities which have (or seem to have) more than
their share of problems like crime, anti-social behaviour and bad neighbour relations.
Only a careful mix of the Respect agenda, community policing and general
neighbourhood uplift can turn this around.

NewcastleGateshead
has a striking built
heritage which we
aim to enhance
in our urban
neighbourhoods.

But we need homes
and places where
people want to live -
new and improved
housing alongside
investment
in people and
the public realm.
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Public sector support
is required to bring
forward sites that the
market believes to
be too risky.
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Coupled with this – at least in Newcastle schools - is relatively weak educational
attainment. There is a need to improve skills and the educational base, so that existing
residents are better equipped to benefit from the change as it happens. Programmes 
of entrepreneurship support and skills development are complemented by physical
improvements - as the state of school buildings affects the expectations of the school
community and good quality buildings boost pupil performance. From Felling to Dunston,
and Scotswood to Walker, the two Councils are investing in children’s centres, primary
schools and secondary level, to make a positive contribution to the vision of creating 
21st century learning environments.
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Connectivity too, in some areas, can be surprisingly poor: both locally, so that they feel
isolated despite their closeness to the urban core, and in terms of public transport links to
key opportunities (Newcastle’s West End, for example, both lacks Metro service and has
surprisingly skimpy bus coverage off the main West Road and Westmorland Road axes).

And all of this is reflected in peoples’ relative reluctance to choose these areas - in the
lowest prices in the conurbation; in relative ease of access to tenancies in both the private
and public sectors; and in what households tell survey researchers when they are asked.

So the potential sketched out earlier is seriously undershot. Riverside sites and vistas are,
frankly, thrown away. Indeed, some of the area’s least popular neighbourhoods are those
nearest the Tyne. Terraces and estates turn their backs on it, and on the long views out
over the valley and beyond. Contaminated and ill-kept land between the waterfront and
residential neighbourhoods keeps people away from the opportunity to enjoy their river.

Parks and greenspace are often not knitted into the community in a user-friendly way.
Housing stock and neighbourhood centres underperform, and these convenient
accessible localities are, in essence, wasted: inviting households with choice to choose
somewhere else - quite probably right outside the urban area.

The task of Bridging NewcastleGateshead is to bring together all the relevant
actors and agencies to turn this around, and to make the whole Pathfinder
area a successful, popular part of a thriving conurbation: to create “great
places to live, work & learn”.
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4.1 Overview
In this section, we look at how individual parts of the inner conurbation are faring; how they
need to develop; and what the main proposals are for them to change. We look in turn at:

• the places right on the edge of the ‘urban core’ – what might be
thought of as the ‘walk-in’ neighbourhoods for the centres of
Newcastle and Gateshead;

• then at the inner ring of localities, a short bus or Metro ride away;
• and then at the more suburban outer districts – generally more family-

oriented places, very mixed in terms of class and tenure, and where people
may well look outward (as much as inward to the core): to Wallsend and
Shields in the case of Walker; along the A1 corridor for Scotswood and
Dunston; to South Tyneside from Felling. 

The urban core itself - from the Universities in the north to Gateshead Civic Centre in
the south, from the Centre for Life in the west to the two Quaysides in the east – is not
just the engine of much future job growth. It is also home to a population of its own: in
waterside apartments, in flats over shops, in residential conversions. It attracts thousands
of people daily to shop, to eat, to go to a show. It is the hub of the city-region’s transport
network. And it is growing and changing on its western edge, in the Discovery Quarter/
Science Central, but especially at its eastern edge, in the Quayside, Baltic Business
Quarter and the forthcoming complete renewal of Gateshead Town Centre. How each
locality relates to it is important to what that neighbourhood can offer as a place.

Areas & Roles
Conurbation Core
‘Walk-in’ edges
‘Short ride to town’
Suburban



4.2  ‘Edges’- The walk-in city

Elswick/Discovery
Immediately west of the city centre, and all within a mile of it is one of the most
varied, even disparate, parts of the conurbation. Overall, the housing is dominated
by social renting: 66% of the total, with 18% privately rented and only 15% owner-
occupied (less than a quarter of the national average proportion). But it is much less
monolithic than that might indicate.

The easternmost part, Discovery Quarter, is three things in one: a part of the centre itself, 
a location where central activities will expand the fastest over the next decade, and the
‘hinge’ whose development will link Elswick much more closely to the opportunities in the
city. Across Westgate Road, Summerhill is a hidden early-Victorian gem, which then gives
way to the raggy mixture of postwar estates, interspersed with some left-over terraces 
that characterise much of the southern part of Elswick. The Cruddas Park tower blocks
and their grim little shopping parade lead on to Elswick Park and eventually St John’s
Cemetery on the edge of Benwell.

Further north, adjacent to Westgate Road and Arthurs Hill, lies a part of Elswick with a
long history as an initial arrival and settlement point for populations new to Tyneside – with
much low value housing, high levels of private renting and housing deprivation. There are
surprisingly few shops and services in the whole area, and poor pedestrian links between
some neighbourhoods such as St. Paul’s and Jubilee, Rye Hill and ‘BKW’ further limit the
services readily available to residents. Access to the river, as in most of the West End, is
negligible, Elswick is separated from the Tyne by old railway land, derelict industrial plots
and newer business parks.

Role: Elswick’s vision, defined in the recent study for the New Deal for Communities
(NDC), BNG and the Council, is for it to become “a real community on the edge of the city”
which retains existing residents because they can access the range of affordable housing
they need in a community they want to live in. This attracts new people to live and work
in the area. This is also seen as a place people choose because of its choice of housing
and its sense of place; which sustains and creates local demand and spending-power 
for good local services and shops, and supports population thresholds for local schools,
public transport etc. And finally a place which is sustainable in every sense – socially,
economically, environmentally. The target markets for Elswick Discovery are a combination
of existing residents and new people, drawn to the new and redeveloped homes in a high
quality, edge of city location. And given its function as a reception area for people new to
the North East, with a wider ethnic range than in the past (including now Czech Roma 
and Congolese), it will be important to open up the new opportunities to minority ethnic
households living in poor conditions in the north of Elswick and other parts of the West End.  

17Bridging NewcastleGateshead
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Cruddas Park:
Part of the South West
catalyst area, will be
remodelled acting as
a catalyst for change
in Elswick.
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Change so far: the highly regarded New Deal (NDC) initiative has now been running for
some years, and household surveys suggest an improving perception and reality in the
area. Projects have included work to upgrade Elswick Park, training and skills, support to
Small and Medium Enterprises (SMEs) and start ups; and private/voluntary initiatives such
as the Elswick Road Mosque also give new focus to the area. But housing choice
remains limited, especially for those who want to own their own home. 

Proposals:
The strategy for the regeneration of the Elswick area has a number
of principal components:

• A new heart for Elswick, with a ‘community heart’ on Elswick Road around
the Stephenson Building, the new mosque and the Rainbow Workshops
site linked by a rejuvenated Elswick Park to a ‘commercial heart’ on
Westmorland Road, based on redeveloping the Cruddas Park shops. 

• Two Catalyst for Change areas are a focus for early development: one at
the eastern (City) edge, the primary location for the city’s economic
growth over the next 10-15 years, capitalising on the Brewery/Discovery
Quarter sites’ potential to mix residential and commercial development;
the other at the western (Benwell) end, to include substantial opportunities
for family housing at the Loadman and Northbourne sites, as well as
regeneration of the Cruddas Park estate.

• Housing Change: restructuring the local housing market, through new
building, working with private landlords through the registration scheme,
and improving the social rented stock via the Decent Homes Programme:
Your Homes Newcastle (YHN) will invest over £28m in Council owned
housing in the area between 2005 and 2012. At Cruddas Park, in particular,
a combination of New Deal, BNG, Decent Homes and private sector
funding will support major regeneration, including transferring some of the
blocks to the private sector for conversion and sale, building new houses
within the parkland, upgrading the rest of the park and improving the
shopping centre.

• A suite of complementary measures covering education, open space,
transport and health services. 



Arthur’s Hill
This tight grid of streets between the Westgate Road and the Nuns Moor parks
is one of the most distinctive and physically homogeneous in the Pathfinder
area. Bounded to the west by the General Hospital, it mainly comprises compact
parallel streets of pre-1919 terraced houses and Tyneside flats, with
accompanying back lanes. 

Three distinct main streets, West Road, Fenham Road and Stanhope Street on which
local shopping and community facilities are strung, traverse the grid. This is a multi-ethnic
and multi-cultural area that wears its culture and life on its sleeve – on the streets.
The overwhelming image of Arthur’s Hill is one of a unique community made up of many
diverse backgrounds and lifestyles, and of traders using all the space available to brand
wares and culture, creating a strong identity. On each corner along the two main
commercial streets is a local shop, whether it is for Asian clothing, jewellery, Post Office,
laundry, general or grocery store or African produce. There is a strong feeling of
community, signified by the presence of a community centre/notice board, and by
groupings of people chatting to friends and family. With a dominant private rented sector -
though also an important RSL presence, notably Home Group - the area has a high level
of turnover – though recent trends have been for more owner-occupation and possibly
greater, though fragile, stability, as it has appeared ‘on the radar’ as a possible alternative
to higher-priced inner areas. The one part with a very different feel is Stanhope Street,
with its deck-access blocks and absence of street frontage/activity. 

Role: Arthur’s Hill is well placed to contribute to the city’s residential offer in two key
ways: continuing to be a safe and familiar reception area for many of those new to the
conurbation; and offering a lively characterful inner city alternative for (generally smaller)
households who are attracted by the vibrancy, convenience, and value for money.
The challenge will be to balance and manage these roles, so as to minimise tension
between established communities and incoming residents, and to offer alternatives
in (and perceptions of) nearby areas like Elswick and Benwell. 

Change so far: There has been little physical change so far, with the effort concentrated
on planning refurbishments and on studies to inform policy towards private landlords,
student accommodation and the creative/cultural sector. Neighbourhood management
has been focused in the New Deal area with particular emphasis on the better
management of the private rented sector.
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Arthur’s Hill:
A diverse, vibrant but
churning community.
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Proposals: The declaration of a Renewal Area in spring 2006 ensures that this
existing community will be supported and sustained. The private sector improvements
funded by BNG and New Deal will raise the streets’ profile and provide a showcase
for the area which should lead to increased house prices and internal investment, and
to owners taking pride in, and greater care of, their properties and neighbourhood. As
the area improves, this will also encourage a move away from private rented to greater
private ownership. In the case of Stanhope Street, the risk is that redevelopment of
the nearby Hospital site as a Tesco superstore - a much needed facility for the West
End - could impact on this vibrant small traditional shopping street, which currently
has no vacant units. This will need to be monitored and adjustment proposals
developed in response.

Ouseburn 
Ouseburn is a distinctive, indeed unmistakable, slice of the city where the
sharply incised valley of the Burn joins the Tyne, separating the largely
residential East End (Byker, Walker) from the more mixed and central-city
districts to the west.

Straddled by three viaducts (Metro, Shields Road, main line), strung out along the 
twisting course of the Burn, it contains a fascinating heritage of rugged industrial buildings,
characterful streets and now an increasingly eclectic range of activities from City Farm
and riding stables to creative/media studios and speculative apartment schemes.

Role: Ouseburn is already home to a significant and increasing number of SMEs,
many of them in the creative, media and cultural sectors which form the economic core
of this unique area. This combines with what has been described as the neighbourhood’s
‘boho chic’ to lead a transformation into a mixed-use urban village where people will
be able to live close to their studios and offices. It is emerging as a highly distinctive
residential district of Newcastle, unlike anywhere else, convenient for the central area
and with good transport links. This should attract new households to the city, ranging
from students, artists, crafts people and professionals to - possibly - young families.
Its connections will be both westwards, to the Quayside and City Centre, and also
eastwards, to the unique 20th century architectural set-piece of the Byker Estate
and to the families and workforce who live in that area.

The regeneration of
Ouseburn is focused
around a thriving
cultural scene.



Change so far: The turning-point in the recognition of the neighbourhood’s potential
was probably the declaration of the Lower Ouseburn Valley Conservation Area in 2000.
Since 2002 at least £69m has been invested in the Ouseburn, approximately 50:50
private/public sector. This includes residential development – over 300, mainly
1 bedroom flats for sale – creating jobs and supporting businesses and some 20
cultural/visitor attractions, with an estimated 250,000 visitors per year. Projects have
included public realm and riverbank improvements, Stepney Bank Stables indoor riding
arena, Ouseburn Farm environmental training centre, Woods Pottery, Ouseburn Creative
Workspace, Seven Stories and Lime Square developments and the Bruvvers Theatre. 

Proposals: This, one of the largest concentrations of businesses in the creative
industries sector in the North East, will continue to receive assistance to provide
affordable studio and SME workspace. Planned, focused and small-scale
investment will fill in the missing piece of the regeneration jigsaw here, concentrating
on strategic acquisitions, financial interventions to secure family housing, live-work
accommodation, key worker and shared equity developments. Without intervention,
the market response will be to build apartments which are often bought in bulk for
investment and buy to let purposes. Often left empty and/or with high turnover, this
risks posing a barrier to the creation of a sustainable community. The biggest housing
market renewal initiative is Byker Buildings, a brownfield site development which will
create exemplar family housing that meets the Life-time homes and Eco-homes
‘excellent’ standards, mainly for sale but including some ‘affordable’ accommodation.
It will also contribute to the new community being created in the Valley, acting
as a catalyst for the redevelopment of neighbouring sites.
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Saltwell and Bensham
Immediately south east of central Gateshead, these two neighbourhoods contain
10% of the Gateshead housing market. They are dominated by terraced Tyneside
Flats in a high-density low-rise format that has in the main provided a good
product for first-time buyers and smaller households. Spared extensive post war
development, there is a strong sense of place and distinctiveness, reflected in
the number of listed buildings and designation of two Conservation Areas.

The excellent Victorian Saltwell Park is complemented by a core of important cultural 
and leisure facilities such as the Shipley Art Gallery and a swimming pool. Saltwell Road,
and Coatsworth Road in Bensham, provide neighbourhood shopping and services along
two main streets, though Saltwell Road in particular needs upgrading if service quality 
and appearance are to complement area housing improvement. Like Elswick, Bensham
and Saltwell have for many years housed incomers to the conurbation, and have an
increasingly diverse population. They are also home to a large Orthodox Jewish community;
celebrated, indeed, as a leading European centre for Jewish further and higher education.
During term time the Orthodox Jewish population rises to some 4,000, giving the area
some of the characteristics of a university town. 

Role: This fascinating part of Gateshead can be seen as having a triple role: continuing 
to house the Jewish and other long-standing communities, who are closely enmeshed
in the services and linkages of the area; receiving new arrivals from a diverse range of
groups, whether recent immigrants to the UK or young households from around the
region attracted by the area’s convenience for the centre; and those choosing it because
of the cultural attractions and connections along a ‘Saltwell to Baltic’ axis.

Change so far: The area has already seen substantial acquisition, which will lead to the
demolition of terraced stock in some of the weaker streets, together with the
refurbishment of houses seen as having a longer-term future.

Proposals: Interventions focus on improving the choice of family-sized homes, so
people can stay in the area as they move up the housing ladder, and so that it
provides housing for people taking up the many new local job opportunities. This 
will be achieved by completing the acquisition/demolition of 440 properties in the
“Inventor” streets and Hyde Park, followed by construction of lower density new family
homes to provide a wider choice and diversification of housing types; property and
environmental improvements to improve the attractiveness and setting of the
remaining terraced stock; and the upgrade of neighbourhood retail centres at
Coatsworth and Saltwell Roads.

Bensham: High-density
Victorian terraces –
refurbishment and new
family housing is needed
to improve choice.



St. James Village
Directly east of the High Street and town centre, immediately across the Felling
Bypass from the dynamic Baltic Business Quarter, this area is an extraordinary
contrast between great potential and an existing shambles. It has no coherence
whatsoever: a collection of big vacant/derelict sites, low-rent industrial plots 
and isolated housing blocks, it suffers from massive severance because of the
railway and inept/over-engineered highway layouts.

The two housing neighbourhoods are Chandless, close to the Town Centre (but
separated from it by roads and roundabout) which is almost 100% social tenure,
made up of multi-storey blocks and maisonettes; and St James’s, a part-complete
development of the last 5 years, with its own Netto store, school and nursery, close 
to Gateshead Stadium Metro. 

Role: There is a huge challenge but also potential. The edge-of-centre location,
good transport links, and proximity to the recently regenerated Gateshead Quayside,
Baltic Business Quarter (BBQ), Felling Industrial Estate and the Stadium, should ensure
market interest. The hinge site is the former Freightliner depot/rail yards, of no interest to
the market for almost 30 years. The key problem is connecting the whole locality to the
town centre and the BBQ/GQ2 with civilised attractive routes, so as to create coherent
walk-in residential hinterland for Central and Tyneside Gateshead.

Change so far: Substantial development of St. James’s market housing, including new
shopping, primary school and church and boulevard link from Metro to Stadium. Plus
development opposite at Baltic Business Quarter, including new Gateshead College,
has started the regeneration process; the challenge is to continue and enhance it.

Proposals: The main interventions envisaged are linked to the acquisition of the
Freightliner site and the subsequent creation there of a really high-quality carbon-
neutral development; sustainable in itself, symbolising quality, and helping to
market the wider area. The town centre will be renewed, providing modern, well-
designed shops, leisure and student housing to complement Newcastle’s city centre
offer. Masterplanning at Chandless (including Lindisfarne School, Pilkington and bus
depot sites), will ensure connectivity to the Town Centre, BBQ and the new
Gateshead College, the potential of which cannot be over-emphasised. 
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Without private sector
interest in 30 years,
despite being within
easy walking distance
of the town centre, the
development of the
Freightliner site will
help to connect north
Felling communities to
opportunities in the
centre, Quayside and
Baltic Business Quarter.

Top: Freightliner
Bottom: Artists
impression of the
town centre.
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4.3  ‘Inner ring’ - A short ride to town

Deckham
Perched on top of the Gateshead ridge, west of Durham Road, Deckham is made
up primarily of a ‘garden city’ layout of terraces and semis in a large cottage
estate. The other main element is the late Victorian terraced blocks of Tyneside
flats at Deckham Terrace and between the two Durham Roads at Northbourne.

The whole area is within 2 km of central Gateshead, with good radial bus services to
centre and Metro. Carr Hill estate, to the south, was the first Council housing built in the
town and is an exemplary piece of garden suburb design, with its wide avenue layout 
and ‘rustic cottage’ forms. Home Group’s Deckham Hall estate reflects more the austerity
of the late 1930s, with dwelling types sturdy but heavily standardised, little architectural
detail work and minimal landscape treatment. Highfield, also owned by Home Group,
dates from the immediate post-war era and, compared with Deckham Hall, has more
varied house types and street layouts, some with larger gardens. But the overall
impression is one of excessive homogeneity and lack of distinctiveness, compounded 
by the loose and difficult-to-read road layout. Tenure remains predominantly social, 
and the area - though reasonably well let - is not really an area of choice.

Role: The vision is essentially one of a pleasant convenient inner suburb, where normal
families lead normal lives, popular with both housebuyers and renters, and with a range
providing choice of tenure and of house/flat size which can allow local moves over quite 
a long period of the life-cycle, from say young couple to family with older children. This
needs to be supported by more attractive local services than Old Durham Road currently
provides and by new housing which widens choice.

Change so far: As well as the renovation of the distinctive King James’ Trust properties
to their former glory, and Decent Homes work at Carr Hill by The Gateshead Housing
Company, the Broadway site at the heart of the area has been acquired to provide new
good quality homes in the future. 

Proposals: Plans for intervention are just about complete. Following consultation on
a neighbourhood plan, Home Group (the biggest landlord) will start master planning
with residents, culminating in an investment plan and redevelopment opportunities for
their estates overlooking the Tyne; improvements to Old Durham Road local centre;
redevelopment of Broadway and Split Crow Road sites; and Decent Homes work
to the popular Council houses in the area.
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Felling (Sunderland Road to Brandling)
North of Deckham, east of the St James site and Gateshead Stadium Metro,
runs either side of its main spine - Sunderland Road - for about 1 – 2 km from
central Gateshead. Sandwiched between the Felling bypass and the slopes of
the ‘Bankies’ to the south. It is an important gateway to central Gateshead 
from much of the south-eastern part of the town.

Although split east/west by the railway, there are enough routes across for facilities on
each side to be of some relevance to a wider area. The three Metro stations provide huge
beneficial advantages. The eastern, Brandling end, has some interesting buildings, but this
locality relies mainly on Felling’s main local centre (Victoria Square/High Street), to the
south, for its services. Along the rest of Sunderland Road, there are small clusters of
local shops here and there. The housing is very mixed indeed; short terraces up the
slopes, some of them having apparently been stabilised by recent intervention; some
successful small private schemes; and two main groups of Council stock; several streets,
including unpopular walk-up blocks, near Felling metro and on the surviving Old Fold
cottage estate alongside the Bypass. Cleared sites between Sunderland Road and the
railway, and adjoining the Old Fold, currently give an impression of abandonment and
lack of coherence. They are nonetheless of sufficient scale to attract development which
will help stitch the area back together.

Role: This area is already very mixed and small-scale. It has potential to provide variety,
choice and interest along the three main routes (Sunderland Road, Felling Bypass, Metro).
The Boklok scheme, a first for the UK, is one end of the spectrum, trying out new ideas in 
a high-profile way. Stabilised terraces and council estates are the other, with the area doing
what it has always done, but better and more sustainably. In between will be a range of
housing from quite up-market, small infills to conventional developer schemes on the bigger
sites. The area’s excellent access to the conurbation centre does however need to be
complemented by better local services and a greener environment.

Change so far: Housing and environmental upgrade to terraces south of Sunderland
Road; clearance of nearly 400 low-demand private-sector terraced houses opposite,
and of unpopular stock at Old Fold/Nest.

Proposals: Main interventions envisaged are demolition and redevelopment of
unpopular stock at Brandling; construction of the high-profile Boklok scheme by the Old
Fold; new housing, including renewable energy, on cleared sites north of Sunderland
Road; and property/environmental improvements to the terraces on the opposite side
of the road are a positive signal of change. Development adjoining Stadium Metro to
secure affordable housing and improved station access; and Decent Homes work by
The Gateshead Housing Company in Old Fold, Nest, and East Hill Road flats.
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Innovative and
affordable new homes:
There have been over
700 expressions of
interest for the first
UK Boklok homes in
Gateshead.
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Teams 
A kilometre from both Gateshead town centre and Newcastle city centre, and
with great views up the Tyne Valley, this should be one of the most promising
localities in the inner urban area. It is not. Although there have been several
pockets of new house building over the last 10 years Teams still has a collection
of rather unattractive neighbourhoods, badly severed by roads and railways.

It suffered badly from the major remodelling of the 1960s, when extensive and no doubt
justified clearance was coupled with crude roadbuilding and Council housing which was 
a radical departure from the old street form. Sandwiched between the A184 and the
Tyne, this Redheugh part of the area is predominantly social-rented (only 19% owner-
occupation in Teams), not in high demand despite its location, and served by the small
Teams local centre which has had some remedial work but is still very limited. To the
south of the A184, and west of the railways, is a similar social housing area which
benefits from the adjoining Eslington Park, regenerated as part of the Garden Festival 
and containing attractive walks along the River Team, but which is, if anything, even more
isolated – bounded by rail and road, and needing people to use an underpass to reach
the Teams centre. To the east, between the main line and Bensham Road, is a more
mixed area which is better connected to the rest of the town and can make use of the
facilities in Bensham. On the waterfront, completely different and with no meaningful
connection to the rest of Teams, is the emerging and well-received Staithes private
housing scheme, with more development potential around it.

Role: Teams ought to have the potential to play a useful role in providing attractive low
cost family housing with gardens in an excellent location close to both Newcastle and
Gateshead centres – coupled with more varied (mostly social rented) stock which can
provide alternatives to nearby inner locations like Bensham and Elswick which have
restricted housing choice. New houses on cleared sites will provide for parts of this 
mixed role; but they will not affect the rest of Teams or its potential to contribute fully to
the emerging opportunities and needs. This will require action to improve quality of place,
connectivity and local services, and to overcome unpopularity with potential residents
(including BME), all of which are serious constraints. 
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Staithes South Bank:
We need to make
sure that new homes
tie into existing
communities.



Change so far: As well as the Staithes development, now well under way, a number of
other small and medium-sized developments have provided new housing in the area;
sometimes following demolition of unpopular stock. Local services have improved
somewhat with the opening of a new surgery at Teams local centre.

Proposals: Interventions will be focussed on Dixon Street, with the acquisition of 93
dwellings, masterplanning and redevelopment. Other sites will be brought forward by
the market, and The Gateshead Housing Company will improve their substantial stock
in the area. ‘Gateway’ refurbishments to Bensham Crescent and Victoria Road will
improve first impressions of the area, and a mixed use development is planned for the
Bridon Fibres site. A new supermarket for Teams and Childrens’ Centre at Tyne View
near the river will improve local facilities.
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Benwell
Like Arthur’s Hill, Benwell comprises a cluster of neighbourhoods poised
between “long-term inner city problems” and “convenient inner city opportunity”.
A mile or so from Eldon Square, with frequent buses on the main arteries, it
stretches southward from the West Road across Adelaide Terrace/ Benwell 
Lane down to Scotswood Road and the riverside employment belt.

Much of the area, as in Arthur’s Hill, comprises a coherent and largely intact grid of
Victorian terraced streets. Here they are laid out north-south on the slopes overlooking
the river, around Adelaide Terrace district centre and the traditional ‘high street’ of West
Road. On either side of North Benwell itself, two small areas (Deneside/Benwell Village,
and Grainger Park) are pockets of varied and characterful housing whose main problem 
is that they are in the stigmatised West End. In the south-eastern part, towards the south-
east, South Benwell and Delaval form a rather more fragmented area with a mixture of
social housing and cleared sites, though with only limited development potential. This is
one of the most ethnically-diverse parts of Tyneside, and indeed North Benwell is one of
the most important points of entry for new migrants. 

Role: The challenge for Benwell is to combine its function as a reception area – for
newcomers, students and so on – which will undoubtedly continue, with a much better
quality of environment and housing. This, together with its convenient location, lively
character and local services, will attract young workers, recent graduates, and young
families who will remain here for some - not necessarily all - of their lives. All cities have
and need areas like this; the difficult and crucial thing to get right is the balance between
the turnover (an inevitable part of its function) and the stability (necessary for its livability).  

Change so far: The main effort so far has been the successful development and
stabilisation of the Adelaide Terrace shopping centre, together with some “enveloping”
interventions on some of the older housing nearby and intensive neighbourhood
management in North Benwell. As in Scotswood, though on a less dramatic scale,
clearance of low-demand housing in the southern part of Benwell has left a legacy 
of empty sites which currently give an inevitable impression of decline.

Proposals: South Benwell/Delaval will be the target for new build on cleared
sites, mainly to meet local needs; refurbishment of 1970s Council housing; and
improved schools, services and environment. The small and tight-packed Victorian
housing in High Cross, right by Adelaide Terrace, will be a Renewal Area; housing
improvement, high quality neighbourhood management, and initiatives (especially
to back lanes) that encourage residents to take pride in their ‘place’, aiming to
stabilise then improve the area.
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Benwell: ‘HomesFirst’
– improvements and
conversions of
Tyneside Flats into
larger family homes
have provided more
choice for local people. 



Byker
Byker is dominated by, and best-known for, the Byker Wall – the striking physical
manifestation of what was a mammoth social housing experiment a generation
ago. It is now ‘Listed’ Grade II by English Heritage. Around it are other less
innovative or interesting spaces and structures, some of them quite problematic:
tired-looking, weak public realm, locations people take little pride in.

Other housing in the area includes the reasonably stable terraces and estates to the
north, and the more easterly Byker Old Town. A real asset for the locality is the presence
of both Shields Road district centre (including a superstore) and Byker Metro providing
services and accessibility. Byker is still quite deprived, with many of the problems
associated with large mono-tenure inner city estates, though it is also now very slowly
starting to attract new residents who are changing the mix. 

Role: Byker has the potential to become an attractive lively well-connected part of the
inner city, quite distinctive and so a bit different in feel and character from anywhere else.
It will continue to provide homes for families with longstanding local connections, and also
attract new residents interested in its unusual form, its high profile, the fact that it is right
next to Ouseburn, and its overall convenience.

Change so far: The main effort in Byker over recent years has not been on housing, but
on re-equipping the Shields Road centre as a district heart, with good quality public and
private services. Closure of adjoining industry has meant a parallel effort to redevelop sites
to secure at least some new employment locally. 

Proposals: There are three main strands of future work: demolition and redevelopment
of unpopular stock; maintaining the tradition of innovation and difference, via the Byker
Design Competition, for two important sites at the southern end near Walker Road;
and working with English Heritage/City Council to explore the implications of the
‘Listing’ of the Byker Estate - including the potential of the core area (especially the 
Wall and its network of related spaces), and judgements as to what will and will not
be sustainable long-term in some of the other parts of the estate.

29Bridging NewcastleGateshead
Visioning Document

Byker: A long-term
solution to improving
housing choice and
life on the Byker Wall
estate will be delivered.
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4.4 ‘Suburbs’ - Looking out as well as in

Walker Riverside
2-3 miles from the Monument, this is a sizeable (14,000 population) low-to-medium
density suburb, predominantly Council built, running back from the river towards
the more mixed suburb of Walkergate along the line of the Fossway and the Metro.

Built essentially for the industrial and shipyard workforce of the East End, it is quite
deprived (five times the national unemployment, for example), poor and stigmatised.
Most of the jobs it historically served have gone, though there is still an industrial belt 
on the riverside, as well as a band of green space (‘Riverside Park’) which now separates
it from the water’s edge. There is no satisfactory local centre, the nearest main shopping
being at Shields Road in Byker and in Wallsend town centre. Without Metro service, the
area is heavily reliant on buses.

The role: Walker Riverside’s strapline is “Pride-Passion-Potential” and this genuinely
reflects a vision, shared by many local people, that despite years of decline and stigma,
this is a part of Newcastle that can once again offer a good life to the young local families
who have tended to desert it in favour of North Tyneside and elsewhere. They need to feel
that this is the sort of place that can meet their aspirations – for a choice of housing types
and tenure, for quality services and education, and for a pleasant suburban environment.
Some of the regeneration effort, especially on gateway sites closer to the city centre,
will target new people with innovative design and a mix of apartments and townhouses.
Some, too, will focus on improving conditions for existing residents, to improve their
quality of life. But the essential transformation seen in the vision for Walker is for it to
become a ‘normal’ suburb – one that young working families will be happy to choose for
its convenience, its green-ness, and its good value. If this is where you grew up, and Mum
still lives round the corner, then it is doing its job as a vital part of the city’s social fabric. 
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Walker: Housing
choice will be
massively improved
through well-designed
new homes for 
people on different
incomes and at
different life stages.

Developments at
Cambrian (above) and
River’s Gate (below).



Change: Walker Riverside is the most advanced of BNG’s intervention areas. Major
change has already begun. A long-running community masterplanning exercise has
guided proposals which have started to produce, at the southeastern end, the
replacement of the Cambrian estate (small Council houses) with a mixed scheme of
market (80%) and affordable (20%) homes to high environmental / lifetime standards 
and with very positive resident response. Nearby sites - ‘The Stack’ and the former 
baths – will bring the total to 200 new homes in this part of Walker. River’s Gate 
(ex-McCutcheons Court) will shortly provide 107 new homes for rent and sale, to be
followed by about 100 on part of the allotments site. Detailed engagement on a new
‘Heart of Walker’ on Walker Road will lead to a local centre which combines private
investment in shopping with new public services and a school.

Subsequent proposals will bring forward another 1,350 new homes on sites already
identified, for example in Riverside South. The emphasis will shift to determining the future
of other problematic areas - notably the unsuccessful 1970s redevelopment at Church
Walk and the Dovercourt high-rises, which provide too much of the wrong sort of
accommodation, in the wrong location. Complementary initiatives will include efforts by
the social landlords to improve the quality of houses and environment in the stock that
remains in their care; plus initiatives that target skill levels and education, so that Walker
residents are better able to compete in the changed labour market of the 21st Century.

The long view: Walker needs partners and stakeholders to sustain this effort and
attention for at least another decade. It will also require attention to the rest of the
environment and setting – to turn the unsafe and messy Riverside Park into a real
asset; to ensure good quality design of new development, which maximises the
riverside views and aspect; urban management to lift the feel and quality, and help
remove the stigma over time; and so on.
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Scotswood
Scotswood is one of the most extreme examples of housing market collapse in
the country: with area abandonment, extensive clearance, dramatic population
decline and a disadvantaged population and stigmatised housing areas.

Nearest to the river, along Scotswood Road, only a few pockets of social housing, and 
a potentially sustainable few blocks of Tyneside-flat terraces, now remain. Further north,
however, despite some clearance sites which were surplus council housing, North
Scotswood and Denton Dene are much more stable, with a predominance of private
housing from either side of WWII. 

The role: Scotswood has the potential to meet peoples’ aspirations for an urban area
with a suburban feel, as identified in recent research for BNG. It will look out to Tynedale
and western Gateshead, as well as inward towards central Newcastle. People will thus
rely less on public transport than in most other parts of the core conurbation. Major new
development will complement the retained houses in offering mainly family housing to a
wide range of potential residents. It will be a family-friendly district which competes
successfully with other parts of the city region. Its target markets could include emerging
households from more expensive suburbs, people attracted by the exemplar housing to
be constructed within the Expo, and minority ethnic households from inner areas like
Elswick and Benwell, seeking different housing from where they current live – a market
who currently regard Scotswood as unsafe and unfriendly.

Change so far: The area has changed a lot over the last five years, but because that has
so far mainly been visible as clearance (of over 800 of 1400 properties) the poor perception
of the area has if anything been reinforced in the short term. Recent renovation, relocation,
Homeswaps and investment in sustainable areas has had a positive impact on some
streets; but the overall impression is still of housing market failure on a massive scale.

Proposals: Because of the scale of the collapse, the extent of vacant and derelict
land and property, and thus the evident potential, proposals for this area had for some
years been on a very large scale. Earlier, more radical plans, have now been revised,
in discussion with the Audit Commission, to focus on a smaller – though still ambitious
– “Expo” development of some 400 innovative homes to foster market interest, raise
the profile, and change perceptions of the West End. Ultimately, up to 1800 new
homes will be built in Scotswood, to high quality and sustainable standards. Coupled
with this, which will be focussed mainly on Lower Scotswood, the more robust areas
to the north will benefit from neighbourhood renewal and focussed local management.
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Scotswood: The scale
of collapse will be
turned around into
transformation
on a massive scale,
with new exemplar
housing celebrating
great design.



Cowgate, Blakelaw, Kenton
The cluster of localities grouped into the North Central strategic commission
vary in their nature and problems, and are generally perceived as separate
smaller neighbourhoods by residents: principally Cowgate, Blakelaw, North
Kenton, Kenton Bar and Fawdon.

What they have in common is a suburban location and setting in a sector of the city
which is generally sought-after and has plenty of green space, but is coupled with
characteristics and problems more generally associated with the inner areas. Some of 
the neighbourhoods, indeed, are badly stigmatised, in particular Cowgate; they are also
deprived (10 of the 12 local Census tracts are among the 10% most deprived in England),
and struggling to be sustainable (Kenton/Regent Farm East, Cowgate North and South
showing among the 20% least viable areas on Newcastle’s neighbourhoods information
database). Mainly municipally-built estates (still nearly half of households in social
tenancies), they are also chopped up by major arterial routes linking the city to the 
Airport and northern periphery.

Cowgate is mainly a 1930’s development of two-storey flats and houses. Parts of the
northern area of the estate (‘West Montagu’) have stabilised somewhat, but the southern
part has seen a collapse, with little owner occupation, considerable turnover and
demolition of homes - despite continued attention and some £16m of ‘Estate Action’
investment in the late 1980’s. External image, quality of life, crime, health, anti-social
behaviour, private landlord standards and abandoned property are all inter-connected 
with the failed housing market here.

Blakelaw is a hotchpotch of ill-fitting developments with poor and badly-connected 
overall layout, and a number of conflicting housing styles and developments from 
different periods. Deck-access blocks in particular act as a barrier to the natural flow of
movement, physically dominate the area, have sustained high levels of empty un-lettable
properties, and ‘overbear’ neighbouring estates such as the 165. The nearby retail centre
continues to struggle despite the investment of £330,000 only a few years ago.

North Kenton & Fawdon are less evidently problematic, these two localities have a
considerable number of assets: Metro stations, good links to Kenton Park, and a sizeable
stock of small, mainly two-bedroom houses, popular under Right to Buy. Nonetheless,
the performance is still poor and the areas are somewhat dysfunctional: unpopular
properties, including three- and five-storey walk-up flats, problematic point-blocks, 
sites where some of the latter have been demolished but lack of development has left
unattractive gap sites, poorly located local shops, and a poor health, education and
employment record. Local roads struggle to cope with modern levels of car ownership
and use, whilst the main through-routes create barriers to pedestrian movement.
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The Places

Kenton Bar is a more mixed quality environment with a considerable amount of open
space, this area has the potential to capitalise on its surroundings, stimulating interest and
further demand in this generally popular location. A tenants and residents group has been
formed and is active on the estate. There are, however, layout issues around open space
use and garages and, recently, concerns with anti-social behaviour.

The role: The localities that make up the North Central strategic commission area have
one thing in common – an excellent location between the city, the airport and the A1.
Plus, for some, direct Metro service as well, and immediate access to high quality open
land, notably Town Moor. Mostly, however, they demonstrate that the estate agents’
mantra of “location location location” is not enough to guarantee success and sustainability:
to varying degrees, they are struggling to find a real role in the 21st century. There is the
potential for major transformation: to become areas that are attractive to both existing
and new residents, offering a range of housing mainly for families. That transformation 
will need major intervention in some localities – notably Cowgate and Blakelaw; whereas
in others the public sector’s main role will be to encourage and guide a private market
response to the real assets of the area.

Change so far: The current housing development at Central Grange by George Wimpey
at a “gateway” location into the city provides a benchmark for new development, whilst
the improvements to Blakelaw Recreation Ground reflect the investment that is taking
place in the non housing environment. Nearly 50 City Council properties in the Cowgate
estate have been cleared, whilst some of the neighbouring properties have had increased
security installed. Montagu Primary Full Service School has been in special measures for
some time and the City Council has recently decided to consult parents as to the future
of the school. This reflects a commitment to identify and address some of the difficult
challenges that face the area. At a local level the improvements to the former Bunker site
and the front of Brockwell House show how locally-generated small-scale improvements
can positively impact on a community. The high-performing Kenton Technology College
has been totally rebuilt, and over £1m invested in Blakelaw Recreation Ground.

Proposals: The clearance of the unsuccessful Deck Access flats in Blakelaw has
now been agreed, and has already attracted unsolicited enquiries from developers
as to the Council’s proposals for this and adjoining sites. The site of the former
Hillsview Primary School is to be redeveloped for some 120 homes to Eco Homes
“Very Good” standard and the Joseph Rowntree Lifetime Homes concept.
Following clearance of unpopular properties, the Birchvale Avenue/Greentree Square
site is to be marketed, for about 130 homes, again to EcoHomes excellent standard
and with 30% affordable. The Regeneration Plan will develop recommendations for
Cowgate and other estates.
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Dunston
Dunston centre, though little further west than some of Elswick, is essentially 
a low/medium density council-built Gateshead suburb. Its unique marker is 
‘The Rocket’ (Derwent Tower), visible from miles around, now almost empty, 
and making up part of a 1970s scheme with deck-access maisonettes above 
shop units which comprise the somewhat drab - though busy - local centre.

Dunston centre lies between Teams and the MetroCentre, with the Tyne as its northern
edge. Across the A1 and railway, to the south, is the separate and very different Dunston
Hill, predominantly owner-occupied suburbia. The proximity of the MetroCentre and Team
Valley employment area means that the locality has considerable job and shopping
opportunities nearby; connections into the conurbation centre (buses, and the lightly-used
station on the Newcastle-Carlisle line) are thus perhaps less essential for Dunston residents.
The riverfront has similar potential to the Dunston Staithes sites immediately to the east. 

Role: As a well-located suburb with a lot of opportunity nearby, Dunston’s primary target
must be the retention of existing residents, especially the younger two-income households
who, as soon as they can afford it, move out of the centre, generally to ‘leafier’ parts of
Dunston or western Gateshead. It needs to be able to compete better in terms of housing
choice, education, services and environment. A combination of new building, the upgrade
of existing stock and a focus on quality of place must transform the locality into more of a
‘traditional’ suburb like the rest of Dunston – one that young working families will stay in,
or move to, given its combination of residential quality and convenience for Metro Centre,
Team Valley, and the central area.

Change so far: Limited and piecemeal: some private redevelopment on the riverside,
but lower quality than the award-winning Staithes. Complete rebuilding of Kingsmeadow
Comprehensive School.

Proposals: The main strands of renewal work for Dunston will focus on the
Ravensworth Road area and on the riverside. The Rocket (Derwent Tower) and the
maisonettes are unattractive, costly to maintain and of very limited appeal – they need
a swift decision about their future. In turn this will impel co-ordinated improvements to
the Ravensworth Road retail centre, which will combine with better services including
Dunston Pool, new schools and childrens’ centre. Further development of market
housing on riverside sites will be expected to improve connectivity from Dunston to
its waterfront as well as along it, reconnecting the area to the Staithes.
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Dunston: Tackling “The
Rocket” and maisonettes
will act as a catalyst to
the regeneration of
Dunston’s centre.



Private sector
investment in the
programme will be
stepped up from 2008.
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5.1 The Overarching Strategy
It is crucial that the regeneration and market
renewal are more than just the ‘sum of the
parts’ described above. The overall purpose
is to shift the market. To renew it, not just by
public sector efforts (which must nonetheless
generally provide the initial impetus), but by
creating the conditions in which private
investment will do most of the job. This partly
means private investors deciding that these
are areas where they can get a return. Even
more important, it means private households
– both new and existing residents – putting
their own money (generally, the biggest
financial decision they will make) into reviving
areas which they see as having a future.

Such responses will have a self-reinforcing
nature. And they can then bring into play the
untapped potential of these hitherto lagging
areas, so that the areas, their people, and the
whole conurbation, benefit: economically,
socially, environmentally. This requires strategic
coherence. That is why the partners and
stakeholders have now broadly agreed on:

• The overall role for each area and,
crucially, the fit with city, regional
and local strategies and plans;
particularly Gateshead’s ‘Vision
2030’ and ‘Newcastle in 2021’.

• The target markets to be
attracted and held.

• Timing, and the varying rate
of change by area.

• The key investments needed.
• The complementary programmes;

skills, jobs, the Respect,
Neighbourhood Renewal and
social cohesion agendas, and
support to help people through
the undoubted disruption of the
transformation process.

Our Vision
To create great places to live.
“By 2018, the housing market in
Bridging NewcastleGateshead
will be revitalised and the population
significantly increased.

There will be a better choice of
affordable homes that meet the
aspirations of existing and future
residents. The area will be attractive
to families and professionals working
in the expanding cultural and
knowledge industries and graduates
and first time buyers will choose
to move to the area.”

Above all, there is and will continue to be a
focus on place – on how best to use the
distinctive assets of each part of the inner
conurbation: the gateways, the landscape
and topography, cross-river aspects,
linkages and co-ordinated transport. The
strategy is based on this focus – it is not
just a list of projects vying for priority. The
projects flow out of the strategy, informed
as it is by a consensus on how each district
can best be changed or improved to the
overall benefit.
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Pulling it Together
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5.2  Commitment
This regeneration effort - unlocking 
this exciting potential - cannot be 
done without partnership working,
substantial Government support, and
above all, sustained commitment.

Commitment to real and
lasting change:
The transformation has started – but there
is still a great deal to do, over many years.
Poverty is still a reality for many households
in the Pathfinder area; out-migration has
slowed but not stopped; the housing
stock’s limited range needs new building
to widen the choice, and refurbishment 
to lift its quality; and neighbourhoods 
need ‘whole-area’ upgrade of places 
and services. The evolving plans - for
instance in Bensham/Saltwell and the new
‘Heart of Walker’ - are starting to tackle
this; but they are only at the beginning. 
The transformation has to be both real, 
and realistic. Real, in the sense that
genuine change is needed to make places
more attractive. Realistic, in that it cannot
just do this through a sort of gentrification
agenda, targeted mainly on new residents.
Sustaining the communities means
affordability and means keeping existing
residents confident in their future. Both
aspects of the strategy need time 
and resources.

Commitment to quality places
and spaces:
BNG is committed to a whole-hearted
application of Government’s agenda for
quality of place. There will be a continued
stress on attractive modern design, careful
restoration of the older housing that is to
be kept, eco-homes, a public realm that is
well-designed, well-maintained and user-
friendly, and whole places that people
choose. This will need continued
commitment of funding and attention.

Commitment to urban renaissance:
The policy commitment must be
sustained. The partners need confidence
in continued commitment to urban
renaissance, to the PSA2 commitment 
to close the regional gap, to a city region
focus, and to a transport policy aimed to
support concentration, agglomeration 
and central place.
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Commitment to communities:
A vital part of the remit is persuading the
communities to have the confidence and
commitment about their own area. This is
being painstakingly built up in areas like
Bensham and Walker, where residents are
starting to believe that the neighbourhood
really can grow back ‘organically’. Physical
intervention must be coupled with one-to-
one support for those living through change,
through neighbourhood management, and
through better management of the private-
rented sector and the public realm. But
again it needs resource commitment;
sustained and predictable, not stop-start, or
begun and never carried through. There is a
real issue of good faith here, from the public
agencies toward local communities, who are
understandably sceptical about efforts
promised and not delivered.

Commitment of resources:
Housing market renewal clearly needs
substantial and sustained funding support. 
It has received it over the last five years,
with strong Government support to what
has been called “the biggest urban
regeneration programme in a generation”.
Funding arrangements have also become
more sophisticated, through, for example,
prudential borrowing and more flexible
allocation of resources. The key needs
now are for that support to be committed

confidently in advance (not on a short-term
year-at-a-time basis). For up-front
investment in infrastructure, possibly by
the Homes and Communities Agency,
to release the development potential
of our neighbourhoods. In Walker for
instance, this could enable the new ‘district
heart’ to be developed early, to impact on
housing demand and values sooner than
would otherwise be the case, and achieve
substantial savings on public funds. Used
like this, public-sector support has the
potential to lever in millions of pounds of
private investment. But it will only do that
if stakeholders believe in the scale and
reliability of public sector’s commitment.
In Churchill’s words: “Give us the tools,
and we will finish the job!”

Commitment to partnership:
Bridging NewcastleGateshead have to
align their efforts with all of the following
stakeholders. By the same token, those
agencies must ensure alignment of their
efforts with the vital work of regeneration
being led by the Pathfinder – avoiding
duplication of effort, altering policies or
proposals which conflict with the overall
thrust, and bringing in their complementary
activities and funding alongside the
development and housing effort in each 
of the areas.

Pulling it Together

Physical investment
will be coupled with
support for
individuals living
through change.
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The Partners
The focus of this paper is on the Pathfinder
area, which BNG’s responsibilities cover. 
But the concerted effort needed relies on a
much broader partnership. How broad the
stakeholder list is, can be seen below:

• Gateshead and Newcastle Councils,
who are now working towards a
closer formal partnership or Multi-
Area Agreement (MAA) including a
City Development Company to focus
on the delivery of economic growth.

• BNG themselves – charged with a
specific remit, but one which can
only succeed as a part of co-
ordinated programmes and policies,
where policies and funding have
long-term commitment.

• ONE North East, whose economic
development effort must be
consistent with and complementary
to the thrust we explain here.

• Homes and Communities Agency –
the new national agency to combine
the roles of the Housing Corporation
and English Partnerships, whose
support will be vital to early and
well-realised housing and
regeneration investments.

• The regional and district planning
authorities, who must work with us 
to get the balance right on the
location of development.

• The NewcastleGateshead Initiative,
our sister partnership, with whom we

share a desire to create and sustain
“great places to live, work and learn”.

• Whitehall – where our need is for
consistent, joined-up, supportive
policies, to help Tyneside get the
most out of its assets and support
growth in the North and UK.

• The private sector: a partnership
based on trust and openness, where
the stakeholders understand the
scale and nature of commitments,
and can back it with complementary
investments of their own.

• Housing providers: of decent 
well-managed homes.

• Local people and their organisations
involved in neighbourhood
engagement, the Respect Agenda 
and shaping the future of the area.

• Residents – who must be kept
informed and consulted, so they 
are confident that the future being
shaped is one that they will share.

We began this paper with a picture
of the potential that our city-region
offers for the 21st century. That
potential is what a sustained market
renewal programme can help to
release. It creates an investment
case based on opportunities as
much as on needs; on taking
advantage of what makes
NewcastleGateshead special and
different and competitive, and on
creating ‘great places to live’.
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