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03/04 Chairs’ foreword

This is the submission for the Comprehensive Spending
Review 2007 by the Chairs of the nine Housing Market
Renewal Pathfinders established by the government. It
shows clearly how our work is justified by the problems
confronting our sub-regions and how it delivers a number
of different but interdependent government priorities. It also
reflects our determination to build on successes to date as
the market and policy context in which we operate evolves.

Our vision is to ensure communities and
neighbourhoods are transformed so that they are
capable of meeting the needs of local people, attracting
new residents, supporting economic growth, combating
disadvantage and exclusion, securing community
cohesion and creating opportunity.

Our work takes place against the background of
Public Service Agreement targets which aim to secure
sustainable growth, revive markets and tackle abandonment
as well as, crucially, close the gap in economic performance
in different regions.

Building on the Sustainable Communities Plan,
we are able to link housing markets and local economic
success, address directly the geography of poverty and tackle
the underlying poor housing conditions which undermine
peoples’ health and blight and stigmatise so-called
unpopular neighbourhoods and the people who live in them.

Housing Market Renewal is the best researched
government housing policy for a generation.
The substantial preparation done by Pathfinder teams,
the (now) Department for Communities and Local
Government, the Treasury, local authorities, and the Local
Government Association, housing associations through
the National Housing Federation and supported by the
Chartered Institute of Housing, the Housing Corporation
and English Partnerships has delivered results.

The programme demonstrates substantial cross
boundary and authority working - a forerunner of elements
of the City Regions policy. It has focused substantially on
community involvement in local master planning to ensure
we fully engage local people in planning ways forward.
This has led to considerable parallel investment in
neighbourhood activities beyond housing, such as
education, health and security. This is securing the
transformation of these neighbourhoods, promoting
harmony and cohesion between different people and
actively contributing to how local agencies combine to tackle
anti social behaviour and further the Respect Agenda.

All this has had visibly successful results, despite
some unfairly negative and prejudiced national media
coverage. It has achieved significant integration of
economic, housing and planning strategies, as the
Audit Commission’s most recent scrutiny reports have
demonstrated. In particular the programme demonstrates
added value through this integration and by securing
personal and private sector investment in areas previously
ignored. Increased private investment will be one of the
key features in the period ahead.

Most important, the programme has delivered
substantial local housing and environmental
improvements to families. This will be continued and
expanded in the future. Our work is a major influence on
social cohesion and growing economic competitiveness
and, critically, operates at a spatial scale which makes
strategic interventions much more likely to succeed.

Our Spending Review Submission focuses on:

• the success of our past planning;
• the achievements of our current

performance; and
• the clear directions of progress

in our future delivery.

We look forward to the opportunity to discuss the future
funding and performance programme for Housing Market
Renewal with ministers and officials in the Comprehensive
Spending Review. The areas in which we operate are
changing. Through partnership working, harnessing the
resources and skills of private, public and independent
sector, we are moving, in the period ahead, from transition
to transformation.

The Chairs would like to thank the team at Bridging
NewcastleGateshead who co-ordinated the work, all of
the other Pathfinder teams who supplied comments and
information, and Professors Philip Leather, Brendan Nevin
and Michael Parkinson for their help in compiling this report. 

Chairs’
foreword

Peter Bounds
RENEW

Michael Gahagan
Transform

David Seviour
Urban Living

Jim Coulter
Bridging
NewcastleGateshead

David Taylor
Elevate

Stuart Whyte
Gateway

Prof Michael Harloe
Manchester Salford
Pathfinder

John Glester
NewHeartlands

John McGuire
Oldham Rochdale



05/06 Key messages

1 Nine Housing Market Renewal (HMR) Pathfinders
covering parts of 25 local authorities were
established by the government in 2002. They have
been operational since 2003, with an intended
10-15 year lifespan. Their brief was to revitalise
weak and failing housing markets in their areas
so that housing could play its part in the creation
of sustainable cities and towns.

What we have achieved so far
2 To date the Pathfinders have invested over £550

million in transforming housing markets. This has
been complemented by investment of £27.5 million
by private developers, together with further public
and private sector investment. The achievements
of the programme in its first three years are
remarkable. Pathfinders have:

• developed strategies for transforming
housing markets based on the most
detailed evidence base on cities and
towns and how they function ever
assembled;

• consulted communities to obtain their
views on how they would like to see
their areas develop;

• refurbished over 30,500 dwellings,
giving them a new lease of life;

• demolished over 8,000 obsolete dwellings
across all tenures, creating the potential
for new housing;

• assembled sites for developers, or directly
contributed to construction costs, for over
450 new dwellings;

• facilitated access to low cost
home ownership;

• supported a wide range of projects to
manage neighbourhoods and improve
the quality of life for residents, including
contributing to the Respect Agenda;

• recognised that housing markets do not
follow administrative boundaries; and so

• created strong partnerships between local
authorities and other agencies to develop
and implement our plans;

• engaged with planners to ensure that
strategic land use plans contribute to
urban renaissance and the revival of
housing markets in their areas; and

• liaised with the providers of all the other
services which contribute to the creation
of sustainable communities including
housing associations, other regeneration
agencies, education authorities, the
police, and private sector developers.

3 Subject to outstanding allocations, the Pathfinders
plan to invest almost £681 million gross over the
next two years to build on this foundation. Between
2006 and 2008 they will:

• assemble sites for, or contribute to the
building costs of over 6,300 new homes;

• refurbish over 12,200 existing dwellings,
many contributing to meeting decent
homes targets for the private sector;

• demolish a further 4,800 obsolete homes;
• lever into their areas an estimated

£745 million of investment in new
housing by private developers; and 

• generate almost £39 million in capital
receipts to reinvest.

Key messages
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Our plans
11 Bringing about change on a scale which will

reverse population loss, attract new residents,
and retain existing ones is a challenging task.
We need to ensure that existing residents get a
good deal as well as those who we are seeking to
attract in the future. We have consulted residents
in depth in drawing up our plans. The adverse
publicity which the programme has received from
some quarters is as unfair to residents as it is
to us, as it does not reflect the balance of their
views. Residents in the Pathfinders have the same
aspirations towards better and more affordable
housing, more job opportunities, better and safer
environments, and high quality services as other
people. We are taking steps to make sure that
they get what they are seeking.

12 In the early stages of our programmes, we have
focused on clearing obsolete, unwanted housing.
Our aim has been to clear up eyesores which
attract crime and vandalism and to create
opportunities for housing and other projects
which will have a transformational impact. We
are predominantly demolishing pre-1919 back
of pavement terraced housing which was built
to serve the workforce of industries that have
long since disappeared, and only where there
is significant over-supply against demand. If we 
do not follow through with what we have started,
socio-economic problems caused by high vacancy
rates will continue to blight our neighbourhoods 

13 In the overwhelming majority of cases, we plan to
encourage residents to invest in improving their own
homes, by building up their confidence in the future
of their communities. We are leading the way in
developing innovative loan schemes to assist those
who cannot afford conventional loans to borrow
against the considerable, and increasing, equity in
their homes. In areas where the task of renovating
properties is too great or where there are special
heritage reasons we are providing grant aid
as an incentive to residents to invest in bringing
their homes up to modern standards. 

14 An increasing proportion of our work is concerned
with creating new homes, including affordable
homes. We are working with a variety of partners
and using our resources with those of other public
sector bodies such as English Partnerships (EP)
and the Housing Corporation to provide and
prepare sites and bring them forward for
development. We have worked hard to create
partnerships with the private sector. They need
us to share the risk, to deal with the complexities
of site clearance, remediation and assembly
and to create the sites which they can develop.

15 One important lesson from the past is that
interventions which focus on housing alone are
not enough to bring about change on the scale
that we are seeking. So we are supporting the
integrated remodelling of neighbourhoods including
new schools, health facilities and revitalised
shopping centres as well as measures to manage
neighbourhoods to make them better places
to live, or to mitigate the worst effects of decline.
We support the Respect Agenda and co-fund
neighbourhood wardens and similar initiatives,
and a range of local environmental improvements.

16 Our policies and programmes are aligned with those
of other agencies to support our objectives and the
wider aim of securing urban renaissance. We work
with strategic planners to ensure that the new
Regional Spatial Strategies provide a land use
framework that focus new development, and
especially better housing, in the Pathfinder areas.
We are also working with the Regional Development
Agencies (RDAs) and in City Regions such as
Liverpool and Manchester to ensure that housing
plays its full part in supporting proposals for City Region
economic development – for example by reversing
the ‘hollowing out’ of the areas around city centres
and connecting them to the areas around them. 

17 In all of our programmes, the need to achieve
transformation has guided our plans. We are
seeking to bring about a step change in the
fortunes of areas around the centres of cities and
towns in the programme. This will need to bring
together the efforts of all the agencies involved
in the provision of services, not just housing,
and to bring on board the private sector; not just
developers and lenders but more importantly the
residents (and future residents) whose own
resources and aspirations will determine the long
term future of our areas.

What still needs to be done
4 Despite this, much remains to be done to turn

around the inner areas of our towns and cities
and ensure that they connect with revitalising urban
centres and play their part in supporting economic
growth. We cannot expect to reverse trends
established for the last half century or more to be
turned around in two or three years. The Pathfinders
are aiming for nothing less than the transformation
of deprived areas often offering unattractive
housing and environments, abandoned by those
with choice over where they live, into vibrant
and sustainable communities.

5 Since 2002, dwelling prices in the Pathfinder areas
have risen in line with increases in prices in their
surrounding areas. Even in some of the worst
neighbourhoods which still remain to be tackled,
prices have risen, as the private sector can see
that these areas have not been forgotten. The
very existence of the HMR programme has been
a major factor in building this confidence. We know
now that the decline can be reversed, and price
increases have begun to help both developers
and individual owners to see that there is a future
in the Pathfinder areas which is worth investing in. 

6 Rising prices do not mean that our task is done or
that it is inevitably easier. Price increases have not
brought long term vacant dwellings back into use
in the worst neighbourhoods – there, vacancy rates
remain high. In some areas, price increases have
been fed mainly by speculative purchasers, people
who are buying houses not to live in them, or even
in many cases to rent them to others, but simply
to make money by reselling in the future. This
speculative interest is not sustainable. It does not
attract new residents who will commit long term
to the areas in which they live and invest their
own resources in improving their homes. 

7 Rising prices have also brought unwelcome
problems of affordability to the Pathfinders, not least
because of the prevailing low incomes of residents.
Furthermore, rising prices have made intervention
more expensive, so that scarce public resources
do not go as far. This has made it all the more
important that our relationships with developers
continue. Between the inception of the programme
and March 2008 we expect to have drawn in over
£770 million in investment by developers. 

8 Whilst some cities are seeing welcome increases
in population after many years of decline, the recovery
is not universal. The evidence suggests that migration
from cities to the suburbs, and further afield, of more
affluent people in their late twenties and older, and
those with children, is continuing. This will perpetuate
existing patterns of deprivation and reinforce social
segregation. Without our involvement, this process
will continue largely unchecked. 

9 City centre markets are also thriving, but have few
links to their surrounding areas. Without further
transformation through the Pathfinder programme,
city centre markets will remain isolated and housing
in the intervention areas will be unattractive to those
with choice about where to live, because they:

• lack the quality and variety of housing
to attract households with choice about
where they live; 

• have the wrong mix of tenures to meet
modern aspirations;

• do not provide environments which
are attractive, safe and healthy; and

• lack the right services, or have services
which fall short of what people have
the right to expect.

10 To summarise, in spite of price rises the ingrained
fundamentals of our poorest neighbourhoods
have not yet changed substantially. Most parts
of the intervention areas are still low value areas
within inner cities or declining industrial towns,
with structural problems and a monolithic housing
supply, resulting in high vacancies, high rates of
residential turnover, and declining cohesion. With
our partners we are starting to make inroads into
these problems, but we have a long way to go.
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What we want from the Spending Review
18 In a nutshell, we need more certainty about medium

and longer term funding. We seek at least the
maintenance of the programme at its current level
and assurance that the government continues
to back housing market renewal. Securing major
change in difficult urban environments takes
10-15 years or more. We have developed our
programmes in consultation with residents, and
we review them to take account of the changing
context within which we operate. We need long
term funding to give ourselves, residents and the
private sector the confidence that we are in for the
long haul - to get the job done. Nothing could be
worse than to raise expectations and then to fall
short of meeting them.

19 The legal commitments which we are entering into
matter, but the moral commitments made in good
faith to our communities are more important.
Pathfinder areas are places where potential
developers need confidence that there is a
framework and public commitment/gap funding
to tackle the wider and often intractable problems
(for example around environmental quality and
service provision) that deter them. It is vital therefore
that there is a supportive national political and funding
environment for HMR investment and, eventually, a
planned exit strategy for the programme – not least
to ensure proper asset management, to maximise
public value for money, and to enhance the
potential for long term community empowerment.

20 What we are offering are interventions which are
having a positive impact upon hundreds of
thousands of residents in some of the most
deprived areas in the country, areas which without
our involvement will continue to ‘miss out’ across
the board. Relatively high levels of vacancies,
a weakening market for owner occupation and
differential patterns of migration are still strong
features of the Pathfinder areas.

21 Whilst these trends continue, local housing markets
will continue to be unstable and vulnerable to
speculation, with the result that the poorest
members of society will continue to be concentrated
in the most unsustainable environments. This
process, if left unchecked, will seriously undermine
measures to achieve most of the government’s PSA
targets and policies for social inclusion in these areas.

22 The investment strategies and interventions
sponsored by the Pathfinders have facilitated
housing market change and contributed to the
economy, involved local people in the process of
change and forged proactive approaches to social
cohesion and the Respect Agenda. The market
renewal initiative has proved to be a catalyst to pull
in regeneration funding and add value at the local
level by ensuring the alignment of other funding
sources such as Neighbourhood Renewal Funding
and New Deal for Communities, the programmes of
agencies such as English Partnerships, the Housing
Corporation and the Regional Development
Agencies, and increasingly, the private sector.

23 The Comprehensive Spending Review provides
an opportunity for the Pathfinders, and central
government, to review and continue to improve
the effectiveness of the programme. 

Issues for the Pathfinders
24 A key question is the extent to which the

programme is responding to, or shaping, market
conditions, and how public sector resources are
targeted in the most efficient and effective way
to reshape dysfunctional markets? We believe that
they are, but suggest that each Pathfinder should
produce a comprehensive biennial report which
assesses their market and its trajectory, and the
extent to which the Pathfinder has altered market
trends as a result of its interventions. 

25 With funding agreed to 2008, the next round of
funding will run from that point onwards. Following six
years of intervention and market change the Pathfinder
programme will be approaching the mid point of its
agreed life cycle. We will work with central and local
government to ensure clarity about the core issues
in each location to be addressed in the next phase.

26 We recognise the cardinal importance of securing
more affordable housing, and will work with Regional
Housing Boards, English Partnerships and the
Housing Corporation to produce an assessment
of affordable housing provision and a timescale
for its delivery for the programme as a whole.

27 We welcome the development of City Regions
and will collaborate with public and private sector
agencies to play our part in helping cities prosper,
by aligning our polices with those of the City
Regions and supporting their economic prosperity. 

Issues for central government
28 The key to the success of previous large scale

regeneration programmes was a long term financial
commitment from central government. At the
local level the aspirations of residents in the worst
affected neighbourhoods have been raised, and local
authorities, developers and housing associations are
having to make long term funding commitments to
ensure that regeneration and renewal can proceed.
It is important that government restates its long
term commitment to the programme and gives each
of the Pathfinders a clear indicative financial envelope
within which to plan interventions. The Pathfinders
accept that this commitment will need to be clearly
linked to, and dependent upon, assessment of the
cost/benefit impacts of their interventions, and the
wider impact of their programmes.

29 The government should consider the exceptional
problems in some Pathfinder areas and the potential
need for additional non-HMR revenue funding. A key
characteristic of areas which have experienced
housing market failure has been the collapse of the
urban environment and a surplus of poorly maintained
and managed land. The government needs to give
more consideration to this issue within its national
regeneration programmes. This will be an important
element of the forward strategy for market renewal.

Our vision
30 Our vision is to ensure communities and

neighbourhoods are transformed so that they
are capable of meeting the needs of local
people, attracting new residents, supporting
economic growth, combating disadvantage
and exclusion, securing community cohesion
and creating opportunity. 

31 The programme has already delivered substantial
local housing and environmental improvements.
Our work is a major influence on social cohesion,
sustainable communities and growing economic
competitiveness. We operate at a spatial scale
which makes strategic interventions much more
likely to succeed, and we have contributed to
bringing about improvements to strategic land
use planning frameworks set out in PPS3 through
the understanding of housing markets and
their operation which we have developed.

32 By the end of the period covered by this spending
review there will be evidence that markets are
starting to stabilise. We look forward to discussions
with ministers and officials about taking this
a step further, from transition to transformation.



11/12 1 How did we get here?

1.1 Housing Market Renewal is one of the most
important urban initiatives ever launched, aiming not
just to regenerate cities and towns but to transform
them. It is playing a central role in physical
regeneration, but at the same time contributing to
economic regeneration, urban renaissance, and
the creation of long term sustainable communities in
these areas. Although it will take 10-15 years
to come to fruition, the programme has made a
strong start, assembling sites for new development,
building new affordable homes, refurbishing
substandard ones, demolishing the most
obsolete properties, and in partnership with local
communities, developing long terms plans for
the transformation of declining neighbourhoods.
But there is much more still to do. 

1.2 Collectively the Pathfinders have the ideas and the
energy to go forward. We know what we need to do
and we have the partnerships in place to get there.
The private sector is with us. What we need from
government are the resources and support over
the next decade to enable us to finish the job. 

The need for transformation
1.3 The slow growth and intermittent recession which

characterised the 1970s and 1980s masked
profound changes in older industrial communities
in the North and parts of the Midlands. The shift
from an industrial to a post industrial economy
during this period saw the large scale
decentralisation of jobs and people, increasing
social segregation, environmental decline and
increasing dysfunction in land, labour and housing
markets in the worst affected locations.

1.4 The government's response was initially focused
during the 1980s on restructuring land markets
through the Urban Development Corporations and
Enterprise Zone initiatives; on improving the skills
base of the workforce through a succession of
initiatives; and on diversifying housing tenure
through right to buy and private renting. The focus
on diversifying housing tenure as the dominant
objective of government housing policy was driven
by the belief that many of the failings in urban areas
could be blamed on an overprovision of social
housing, the poor quality of construction, insensitive
housing management and a lack of housing choice. 

1.5 The underlying changes in aspiration and demand
for housing were obscured in the 1980s by
persistently high unemployment in many of the older
industrial towns and cities. However, the 1990s
heralded the introduction of the longest unbroken
period of economic growth since records began.
This growth was accompanied by falling male
unemployment, growth in two income households,
and increases in household income which allowed
some groups to exercise choice in the market.
Often the exercise of this choice led to a large
scale exodus from the worst neighbourhoods and
in some cases from older industrial areas altogether.

1.6 The impact of these processes became evident from
the mid-1990’s. At this point it was clear that across
much of the North and parts of the Midlands
residential volatility was increasing, the demand for
council housing was falling, and the prices of older
terraced houses in certain locations was at best
remaining static and in some cases falling. In parts
of Manchester, Salford, Newcastle, Hull and Burnley,
neighbourhood abandonment had become apparent.

1.7 The nature and scale of the problem differed from
one area to another. However in the worst affected
areas the existing stock was not capable of
capturing the new aspirational demand. In some
areas, local housing surpluses were exacerbated
by new private house building in excess of local
household growth. 

1.8 In February 2001, the Centre for Urban and
Regional Studies at the University of Birmingham
completed the research 'Changing Housing Markets
and Urban Regeneration in the M62 Corridor'.
This report examined housing market change in
the M62 corridor in the North West of England
and highlighted areas at risk of changing demand
for housing which contained 280,000 households.
It was followed by similar reports looking at housing
markets in Yorkshire and the Humber, the North East
and the North West.

1.9 The publication of the M62 report was followed by
a submission to the government's Comprehensive
Spending Review 2003-2006 by the three
Northern Housing Forums, the National Housing
Federation and the Chartered Institute of Housing.
This submission proposed the creation of
a Housing Market Renewal Fund to the value
of around £6-8 billion over a 15 year period.

1
How did
we get here?
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1.10 The submission to the Treasury contained a number
of features which remain at the core of housing
market renewal: 

• In areas with falling housing markets,
land and labour markets are usually also
weak and dysfunctional. However whilst
the government had made financial
provision and identified agencies to
deliver change in land and labour
markets, there was nothing in place in
respect of housing at that point in time.

• The programme should be targeted
at falling or weak markets rather than
at local authority areas, or smaller
neighbourhoods. 

• Housing investment should be integrated
with the reconfiguration of land and
employment markets and the improvement
of neighbourhoods. For this reason the
Housing Market Renewal Fund was seen
to be contributing to a process of market
renewal, rather than 'housing' market
renewal as often reported in the media.

• The importance of the Statutory Planning
System in ensuring that urban areas were
supported by new development, rather
than being destabilised by it, was stressed.

• The focus by previous governments on
tenure based programmes rather than
market change was seen to be counter
productive and the proposal suggested
'tenure blind' strategies which were
flexible enough to produce solutions
for local circumstances.

1.11 This submission to government was supported
by an inquiry into Empty Homes by the (then)
Transport, Local Government, and the Regions
Select Committee. In April 2002 the government
announced a Market Renewal Programme which
included nine sub-regional Pathfinders located in:
Birmingham/ Sandwell; East Lancashire; Hull and
adjacent areas of the East Riding of Yorkshire;
Manchester Salford; Merseyside;
NewcastleGateshead; North Staffordshire;
Oldham Rochdale and South Yorkshire.

1.12 After the government announcement which released
the initial pump priming money for the programme,
the nine partnerships moved swiftly
to develop their market renewal strategies and
investment priorities. The time line associated with
the development of the Market Renewal Programme
is set out in Table 1.1.

The scale of the programme 2002-2008 
1.13 From 2002 each Pathfinder worked on the

development of a long term strategy and
programme of intervention after consultation with
local communities. At the same time Pathfinders
developed early win projects to kick-start the
programme, and from 2004 onwards began
implementing their programmes in earnest. In 2005,
a second round of submissions secured resources
for the period 2006-2008. Table 1.2 sets out the
allocations to each Pathfinder for the period
2003/04 to 2006 and subsequent allocations for the
period 2006 to 2008. 

Table 1.1 The development of the Market Renewal Programme

Date Event

April 2002 Nine Pathfinders announced with the aim of tackling the most active
and extensive areas of market failure.

May 2002 £25 million allocated from the Capital Modernisation Fund
to develop Pathfinder strategies.

July 2002 Spending review 2002-2005 confirmed commitment of resources
to the Pathfinder programme.

February 2003 Communities plan confirmed funding for the HMR programme
of £500 million over the next three years.

July 2004 Announcements of continued support for HMR Pathfinder and other
market renewal initiatives in 2005-2008. Comprehensive Spending Review,
building to a fund of £1.2 billion for 2003-2008.

Spring/Summer 2006 Prospectus/scheme updates agreed by government ministers
and funding releases for 2006-2008.

1.14 By March 2008 Pathfinders will have delivered: 

• 42,900 refurbished homes;
• 2,100 new build homes through direct

contribution towards building costs;
• 4,900 homes on land provided by our

demolition programme; and
• the demolition of 12,900 properties which

were blighting neighbourhoods.

Private sector investment in new build on facilitated
sites will exceed £772 million in the same period.

Aims of the Market Renewal Programme
1.15 The collective vision of the Pathfinders is to

ensure communities and neighbourhoods are
transformed so that they are capable of meeting
the needs of local people, attracting new
residents, supporting economic growth,
combating disadvantage and exclusion, securing
community cohesion and creating opportunity.
Building on the Sustainable Communities Plan,
we aim to link housing markets and local economic
success, address directly the geography of poverty
and tackle the underlying poor housing conditions
which undermine peoples’ health and blight and
stigmatise so-called unpopular neighbourhoods
and the people who live in them.

1.16 The physical manifestation of the changing demand
for housing and a failing market are similar in all nine
Pathfinders, and only differ in respect of the severity
of the problem at the Pathfinder and the
neighbourhood scale. However some of the
underlying causes of housing market decline do
differ from place to place (and even within Pathfinders)
and thus detailed aims and objectives also differ. 

1.17 There is a greater degree of uniformity in respect of
the measurement of the programme with the
National Neighbourhood Renewal Strategy seeking
to 'reduce the incidence of low demand by 2010'
and a number of PSA targets are also relevant
to the programme. However, these measurements
principally relate to the impact of the Housing
Market Renewal Fund rather than the outcomes
from the market renewal approach as a whole.

Structure of this document
1.18 The report is structured as follows. Section 2 places

market renewal within the context of the current
revival of English towns and cities. Section 3 sets out
the rationale for the establishment of each of the nine
Pathfinders. Section 4 shows how housing markets
have evolved within the Pathfinders’ areas since
designation and what this means for the programme.
Section 5 looks at Pathfinder achievements, including
those linked directly to resources for the Housing
Market Renewal Fund, and wider benefits. The final
section of the report (Section 6) provides a brief
summary of findings and highlights the policy
developments needed to ensure that progress is
maintained during the next planning period and beyond.

Adapted from Cole and Nevin (2004) p14

Table 1.2  Pathfinder funding allocations 2002-2008 (£m)

Pathfinder May 2002 June 2003  Final allocation  Allocation of  
from Capital advance from of HMR Fund for HMR Fund
Modernisation Fund the HMR Fund 2003/04-2006 for 2006-2008

Manchester Salford 2.66 4 115 106.0

NewHeartlands (Merseyside) 2.66 4 86 97.7

Bridging NewcastleGateshead 2.66 4 63 64.0

Transform South Yorkshire 2.66 4 64 90.0

Elevate East Lancashire 2.66 4 66 94.9

Partners in Action (Oldham Rochdale) 2.66 4 48 67.5

RENEW North Staffordshire 2.66 4 26 67.5

Urban Living (Birmingham Sandwell) 2.66 4 43 12.0 (interim funding)

Gateway (Hull) 2.66 0 14 Not yet allocated

Total 24 32 525 599.6

Source: National HMR Evaluation Baseline Report/HMR Pathfinders
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2.1 It is clear that the strategic ambitions of
the Housing Market Renewal Programme are
closely aligned with the wider principles that
underpin the continuing recovery of cities.
Much of what Pathfinders do on the ground
is supporting the economic recovery of cities
either directly, through improvements to the
housing offer, or through contributions to the
creation of sustainable communities where
people will choose to live. 

2.2 A great debate is taking place internationally about
how much cities matter to regional and national
success. During the past decade there has been
a radical change in the way cities are regarded.
They are increasingly seen as ‘the wealth of nations’
rather than drains upon national economic
competitiveness. In recent years, many cities in
many countries have emerged from a period of
transition to develop new economic, social and
cultural roles. Many have assets that make them
more, not less, significant in an increasingly
globalised world. Some are centres of strategic
decision-making, exchange and communication.
Many have concentrations of intellectual resources
in universities and research institutions, which
encourage high levels of innovation. Many cities
have achieved substantial regeneration, especially
of their centres, which offer impressive commercial,
residential and retail facilities. Many have important
cultural resources, which are increasingly the
source of economic growth and job creation.
However, despite this many communities and
individuals remain excluded from the economic
and social mainstream. Developing competitive,
socially cohesive and sustainable cities remains
a challenge across Europe. 

English cities picking up, catching up,
staying up?

2.3 The scale of the achievement many English cities
have made - and their continuing challenges -
has been underlined by the recent State of English
Cities Report (SOCR). It showed that many cities
have been continuously successful during recent
decades, especially London and cities in the
South and East of England.

2.4 It also showed that many cities in the North that
have endured serious economic problems have
begun a process of economic restructuring and are
finding new niches. English cities look and are very
different now from the 1970s and 1980s when many
of them were losing tens of thousands of jobs a year
and virtually their whole economic rationale. Many
cities in the North and Midlands have begun to
develop post-industrial niches. They are beginning
to expand and attract the economic sectors that
underpin the more successful cities in the South
and East of the country. Many are developing the
qualities and assets, which underpin successful
urban economies – innovation, economic diversity,
a skilled labour force, improved communications,
strategic leadership capacity and quality of life. 

2.5 All cities across the country improved their economic,
social and environmental performance during the
past decade. However, not all cities are catching up.
Despite the progress made, many cities in the North
and Midlands are failing to narrow the gap with the
more successful English cities in the South and East.
Even more crucial, English cities, with the exception
of the global city of London, are not catching up with
the most successful cities in Europe. In addition, a
key question is whether cities will stay up in future -
and sustain the gains that have been made in recent
years. The State of English Cities Report underlined
two key features of the recovery of cities during this
period. The first was the impact of the sustained
successful performance of the national economy.
The second was the extensive public sector
investment that has been made in cities in recent
years which has encouraged private sector
investment. Both of those conditions will need to
apply in future if cities’ recovery is to be sustained
and English cities are to stay up in future. 

2
The revival of British
towns and cities
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What are the policy implications?
2.6 What does the improvement of cities tell us

about the direction of current urban policy and
in particular about the contribution that housing
and the Housing Market Renewal Programme
does and can make to the prospects of continuing
improvement? The State of English Cities Report
identified many features of policy including the
increased recognition of the economic potential
of cities; growing national awareness of the spatial
impact of national policies; greater regionalisation
of decision-making; the ambitions of the
Sustainable Communities Plan; the Northern and
Midlands Ways; the emergence of City Regions;
and the principles of key area based initiatives like
Housing Market Renewal Pathfinders. Nevertheless,
the report also underlined some key messages
about shifts in policies that will be required in future
if the gains that have been made in recent years
are to be sustained. Many of these are very relevant
to the ambitions and strategies of the Housing
Market Renewal Programme. 

2.7 Policy has in the past tended to separate these
features. SOCR argued that in future policies
for needs and opportunities should be better
integrated and government should raise awareness
of the need for such linkages. For example, new
houses need to be built in accessible locations,
supported by good public transport connections
and near to (or within easy public transport
distance of) main areas of employment generation.
Affordable housing must be given higher
importance in new residential developments and
new amenities planned for a wider spectrum of
the population. Deprived neighbourhoods should
not in future, as had sometimes been the case
in the past, be treated in isolation from their
wider housing and labour markets. 

2.8 The report argued that cities had become
increasingly liveable in recent years. But it also
underlined if liveability was to be improved it
should be complemented by wider urban quality
of life improvements such as greater accessibility
of key services and environmental sustainability. 

2.9 In the past policies for economic, social and
environmental performance have not been
sufficiently linked, with different government
departments addressing different priorities at
different time points and spatial levels. The report
argued that in future policy should integrate the
priorities of economic competitiveness, social
cohesion and sustainability. Pathfinder experience
demonstrates that there remains an outstanding
need for government departments to work better
together to ensure that policies are joined up.

2.10 Policies have changed too often as political and
policy fashions have shifted. The report underlined
that making successful places requires long term
strategic thinking and commitment rather than a
series of ad hoc rapid interventions, which constantly
change. We need to think and act long term.

2.11 The report argued that that there had been
too many small scale area-based initiatives which
were complex and time consuming and whose
impact upon cities was difficult to calculate or more
important to sustain. In future, government should
concentrate upon delivering a smaller number
of really key interventions and make fewer, more
strategic interventions with a larger more
sustainable impact. 

2.12 The report argued that although government had
identified its strategic intentions for some parts
of the country, there were too many other areas
where the ambitions were not clear. It stressed that
government ought to have a wider framework which
clearly identified how it proposed to address the
related issues of growth and decline in different parts
of the country and how its policies and resources
would be used to address them more coherently in
future through greater strategic and spatial clarity.

2.13 There was considerable evidence that the cities
of the North and Midlands had experienced a
degree of economic and social recovery.
Nevertheless the gap between them and cities
in the South and East had not narrowed. This
underlined the need for continuing investment in
the North and Midlands if the territorial gap was
to be reduced and not to grow larger in future
and if the Public Service Agreement (PSA) 2 target
was to be achieved. 

2.14 There is considerable support for the ambitions
of the Sustainable Communities Plan. But there
is a clear need for the resources necessary to
deliver it across the country – in particular for key
infrastructure – transportation, hospitals, schools
and housing to be committed by government.
Invest more in the Sustainable Communities Plan
and ensure that these programmes are integrated
so that housing is not seen as the only component
of a sustainable community. 

2.15 The financial incentives government had provided
to the Northern Way had been successful and had
drawn together partners, identified key regional
priorities, emphasised the need to collaborate
rather than compete, underlined the importance
of connectivity and competitiveness and of the
importance of operating at City Regional level
and between regions. It argued that all parts
of government should do more to encourage it.
The quality of place agenda should be supported.

2.16 Different levels of government are required to
address a range of policy challenges in cities.
But the report argued that City Regions were
the most appropriate level at which to address
economic performance. It argued that government
should support and incentivise working across
local authority boundaries. In particularly the SOCR
proposed the creation of City Regional development
funds could include budgets for economic
development, transportation and housing. 

How does HMRP connect with
the new city agenda?

2.17 The Housing Market Renewal Programme (HMRP)
addresses directly and indirectly the key policy
principles and challenges outlined in the
SOCR. If support for the policy is sustained
the programme could make an even greater
contribution to the government’s policy ambitions
for sustainable communities across the UK. 
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Quality of life and economic
competitiveness

2.18 Attracting and retaining a potentially mobile skilled
workforce is a critical dimension of improving a city's
competitiveness. And in this, the provision of the
right kind of quality housing is a key factor. Labour
and housing markets in cities have been changing
dramatically in recent years. The HMRP model,
by focusing upon the reshaping of wider housing
markets, allows places to respond to those changes
in a more coherent and systematic way than
traditional housing policies allowed. The pace, scale,
nature of investment in housing markets is crucial
because the offer must be different from what
has gone before to attract new clientele in cities.
Historically ‘fordist’ provision in many areas
produced housing and economic monocultures,
which are anachronistic in contemporary housing
and labour markets. HMRP provides an opportunity
to break out of that model. It also provides
a key link between housing and economic markets,
asking whether an area’s economy is weakening,
strengthening, or stable, in what ways is it changing
and what are implications for housing supply and
demand? Such market intelligence allows places
to detect tipping points governing the sustainability
of private investment, and to minimise deadweight.
It also helps places avoid pouring money into
inappropriate types of investment if the market
is showing no signs of responding. 

Linking opportunity, need and place
2.19 The HMRP addresses this issue clearly. By focusing

upon wider housing and labour markets it allows
cities the opportunity to link places and people
with fewer opportunities to those with more,
to plan ‘place’ more coherently and to address
the increasingly important issue of the ‘doughnut’
of problem housing which is emerging between
revitalised city centre housing markets and stable
suburban areas. 

Closing the gap in regional performance
2.20 The HMRP policy clearly focuses upon the underlying

reasons for market failure in many cities in the North
and Midlands. It has a major potential contribution to
make to improving market performance in those
areas by providing the right kind of housing, and by
removing or upgrading those dwellings which might
act as a drag on performance. 

Fewer strategic interventions and
greater spatial clarity

2.21 The HMRP speaks directly to both of these issues.
The initiatives are significant in scale and can
make a major contribution to large areas. They also
give a clear indication of government’s territorial
ambitions across a large part of the country.
It avoids the potential of wasting public resources
by spreading them too thinly across too many
small discrete projects and enhances the prospect
of having a major impact. 

Encouraging City Regions
2.22 The idea of City Regions is increasingly popular

in policy circles and with researchers. The HMRP
addresses this need directly. It specifically allows
planning, decision-making and resource allocation
to be made across local authority boundaries at
functional urban region level. The HMRP could
further encourage the merging of sub-regional
budgets for transport, training and housing on a
City Region basis. It helps to synchronise intervention
with economic development opportunities, the
strategies of the Department of Trade and Industry
(DTI), the RDAs, the Northern and Midlands Ways
and other economic drivers. The Audit Commission
shows that the HMRP has already played a role
in pulling together sub-regional housing strategies
for housing, planning and economic development. 

Encouraging sustainable communities
2.23 The HMRP makes a series of important

contributions to increasing urban sustainability.
It encourages the reuse of existing brownfield sites.
It discourages sprawl by reducing the need for
commuting caused by both poor housing and the
absence of appropriate housing supply in inner city
areas. By encouraging city centre retention it
creates benefits in terms of income retention and
reinvestment in urban areas. Investment may also
be used to try to change private sector behaviour –
by encouraging longer term stake, built-in
maintenance arrangements, and innovation
in design and construction methods. 

End point
2.24 It is clear that the strategic ambitions of the

Housing Market Renewal Programme are closely
aligned with the wider principles that are agreed
to underpin the continuing recovery of urban
centres and building sustainable communities.
The HMRP already makes an important contribution
to those principles, and could make more in future,
as the next sections of this paper indicate. 



3.1 Pathfinders share a collective vision and are
heading for the same end-point, but they do
not all face the same challenges. The solutions
which they are adopting are tailored to local
circumstances. This was recognised by
government at the outset of the programme in
selecting ‘Pathfinder’ areas to represent a range
of problems. It is essential that this local dimension
to the programme continues. In this section,
we chart the differing nature of local problems
and their implications for Housing Market Renewal.

Different Challenges
3.2 The nine Housing Market Renewal Pathfinders

can be divided into two categories: the core cities,
and the older industrial hinterlands containing
medium sized cities or towns. The core cities such
as Liverpool, Manchester, Newcastle, Sheffield
and Birmingham have begun to benefit in recent
years from higher GVA growth, population inflow,
a growth in city centre living, and increasing
economic diversification away from manufacturing
into services. This is producing both higher and
lower income jobs, so the labour market is
polarising. In the older industrial hinterlands of
East Lancashire, North Staffordshire, Oldham and
Rochdale and Hull and its surrounding area, there
is sometimes an inflow of population from
international in-migration, and in some cases high
indigenous growth within Black and Minority Ethnic
(BME) communities with high birth rates, but in
many cases this is not enough to mask continued
overall population loss to the surrounding areas or
further afield. In these areas the local economies,
whilst continuing to grow, are vulnerable to further
manufacturing decline, and tend to produce lower
GVA outcomes.

3.3 In two cases (South Yorkshire and Birmingham/
Sandwell), the Pathfinder includes both a part of
the region’s core city and a part of the industrial
hinterland. Here the key to success will be to
ensure appropriate labour market and employment
strategies to spread prosperity out of the regional
centre. The proposals for City Regions should help
to facilitate this economic development process.

3.4 The core cities in the North have a longer history
of decline, and a legacy of social change and
deprivation which is more longstanding and
severe than their industrial hinterlands. However,
Section 2 showed that 30 years of urban policy
investment in the core cities is beginning now
to pay dividends, with signs of new vitality and
competitiveness emerging in economic and
demographic data. Market renewal is a programme
designed to capture that vitality through the
development of sustainable urban environments.

3.5 The challenge for areas such as Oldham and
Rochdale, East Lancashire, the Dearne Valley
(in South Yorkshire), Hull and North Staffordshire
is different. These areas are at an earlier stage of
transition, and will require the same level of long
term regeneration support which has been offered
to the core cities to make the economy and urban
environment competitive.

Strengths and opportunities
3.6 Each market renewal area contains significant

strengths and opportunities. For example both
NewHeartlands (Merseyside) and Bridging
NewcastleGateshead have thriving Central Business
Districts and significant investment opportunities
located on waterfront locations. The challenge
is to spread the benefits to local communities
on the edge of these affluent areas. Hull also has
an attractive waterfront and the ability to provide
retail, cultural and financial services for a substantial
catchment area. Manchester Salford and
Birmingham are the economic power houses for
their respective regions, and Sheffield is developing
a similar sub-regional function in South Yorkshire.
Likewise, North Staffordshire has the potential to be
a sub-regional service centre, whilst East Lancashire
has the ability to market the ‘Pennine Lancashire’
concept, which capitalises on the outstanding
natural beauty surrounding the Pathfinder area.
For Oldham and Rochdale the approved metro
link to central Manchester will provide important
connections to the regional economic centre, and
the area has a unique location as a connection
between the Manchester and Leeds City Regions,
the Northern Way’s twin pillars of growth.

3.7 When selecting the nine Pathfinders, the government
took into account their skewed tenure profiles, with
low house prices, high vacancies, and a history of
population decline. There are however, very different
drivers of change which operate in each locality, and
different social and economic histories. The aim is
not just to tackle the worst problems of market failure
or weakness, but also to ensure that the programme
provides experience of dealing with a wide range
of problems to be drawn on by other areas.

3.8 We now take a brief look at each of the Pathfinders,
the challenges which they face, and how they are
going about the regeneration of their areas.

3
Changing markets -
one vision:
different challenges
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Sadaruddin Lund,
North Benwell, Newcastle
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I really like living here. The price
of this house was particularly
attractive and as it was for
sale at such an affordable
cost, I have been able to get
on to the property ladder.”
Bridging NewcastleGateshead
The only Pathfinder in the North East contained 77,000
properties in 2001. The housing market was characterised
by population loss which at 9.3% over the decade was the
second highest of all of the Pathfinders. It was also one of
four Market Renewal Areas where the vacancy rate went up
despite a significant fall in the total number of dwellings (6.1%).
This lack of demand for property was particularly acute in
the west end of Newcastle where widespread abandonment
had occurred despite the area being targeted by successive
regeneration initiatives over a 20 year period.

The rationale for inclusion of the NewcastleGateshead
Pathfinder was based on:

• severe population loss;
• acute neighbourhood abandonment; and 
• a severe lack of housing choice where

areas were dominated by social renting
(up to 70%) or Tyneside flats, with high
vacancy rates and low prices.

To address these challenges, BNG has carried out detailed
consultation with residents, and engagement with partners
and stakeholders, to ensure their input into, and support
for, plans for the future of their area. BNG has also:

• taken an innovative approach in
establishing nine strategic commission
areas which will be the focus of targeted
and informed investment and programming;

• demonstrated a genuine commitment
to community engagement, including
consultation on BNG’s vision and strategic
objectives to ensure a fit with resident opinion; 

• carried out extensive and innovative
neighbourhood and master planning leading
to community support for future interventions,
with approaches such as a national design
competition and enquiry by design; 

• refurbished or improved over 800 homes,
including the conversion of obsolete Tyneside
flats into desirable family homes;

• provided communities with neighbourhood
management support, with outcomes such as a
fall in crime and increased resident confidence; 

• brought 50 empty properties back into
use to raise confidence in the area;

• acquired land which will provide a further 600
new homes in later stages of the programme;

• increased confidence amongst private
developers with 1,850 new homes being
built since the programme began;

• improved the management of the private
rented sector by part-funding support
organisations for landlords and tenants and
accreditation schemes for private properties;

• demolished 1,300 obsolete properties to
enable the construction of new, sustainable
homes that meet aspirations; and

• ensured that the Regional Spatial and
Regional Housing Strategies have a strong
regeneration focus and investment
programmes complement the Regional
Economic Strategy. 

“



It all looks cleaner,
and younger:
the street feels more
equal, somehow.”
Elevate East Lancashire
This Pathfinder covers parts of Blackburn with Darwen,
Burnley, Hyndburn, Pendle and Rossendale, the last
four of these falling within the area of Lancashire County
Council. In 2001 the Pathfinder area had 8.9% of its
90,000 properties vacant, the lowest average house
prices of all of the Pathfinders, and the greatest proportion
of terraced properties. The area also has an economy
which is vulnerable to further negative change, and has
challenges in relation to social cohesion. 15% of residents
are from BME communities.

The rationale for the inclusion of this area was based on: 

• very low house prices; 
• high vacancy rates;
• evidence of severe abandonment

particularly in Burnley; and
• vulnerability to further population loss

because of a lack of housing choice and
an unfavourable employment structure.

To address these challenges Elevate East Lancashire has:

• developed a Transformational Agenda
which seeks to enable the longer term
economic revival of the area; 

• established itself as company limited
by guarantee in order to strengthen
the partnership;

• engaged effectively with the private sector
to establish lead developer partnerships 

• established the Homesure landlord
and tenant partnership;

• started the Constructing The Future
programme to support the development of
local skills, the local supply chain and the
employment of local labour; 

• worked with CABE’s Design East Lancashire
programme to encourage high quality design;

• invested in the creation of Neighbourhood
Management to work with communities
and address the Respect Agenda;

• promoted community cohesion by
investing in the development of
a societal mediation programme; and

• begun to improve quality and choice in the
housing market by improving 1,504 homes and
demolishing 642 properties for redevelopment.
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Shama Nawaz,
Bank Top, Blackburn

“
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Gateway (Hull and the East Riding of Yorkshire)
The intervention area for this Pathfinder covers the whole
of the City of Hull (115,000 properties) which has
experienced population drift to the surrounding area
of East Yorkshire for over 40 years. The East Riding of
Yorkshire which surrounds the city is included as part of
the partnership, because its role is integral to improving
the economy within the housing market area and reducing
drift by managing the release of land for new housing
through the planning system. In 2002, this Pathfinder
had the third lowest average prices of the nine in the
programme and a vacancy rate of 7.6%.

The rationale for the inclusion of Gateway in the
programme included:

• the history of population loss (and significant
projected future losses);

• low prices and lack of choice in the market -
53% of the city’s housing stock is terraced
and 71% is Council tax band A; and

• high vacancies at 7.6% in Hull in 2002
including pockets of abandonment
especially in the smallest Victorian terraces. 

To address these challenges, the Pathfinder has:

• commenced work in five priority
neighbourhoods including land assembly
and first phases of replacement housing;

• developed a new spatial strategy for the
City of Hull with partners to direct major
regeneration priorities;

• achieved over 80% resident support for the
plans in priority neighbourhoods including
demolition and replacement of the worst stock;

• plans to deliver 99 new homes,
490 refurbished homes and demolition
of 194 homes in 2006–08; and

• achieved significant and deep private
developer interest in long term delivery
partnerships to harness their capacity and
funds to deliver transformational change.

I was pleased to move on
with all the help I received.
My new house is comfy and
warm and every day I wake
up and think how lovely it is.”

Betty Garrigan

“
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Four years ago this area was very different.
But in the past few years it has definitely
improved. We got an excellent deal - we were
given a lump sum for our old house, and then
an interest free loan to help buy the new
place. We are absolutely delighted with it.”

Manchester Salford Partnership (MSP)
The 116,000 dwellings in this Pathfinder incorporated the
majority of the inner city areas of Manchester and Salford
surrounding the core of the conurbation, though not the
equivalent areas of Trafford. Over a 50 year period a
population loss of 330,000 was recorded in the inner city,
leaving a legacy of empty space, reduced services and
highly concentrated deprivation. The vacancy rate at
11.8% was the highest of all nine Pathfinders and whilst
average prices were higher than East Lancashire, North
Staffordshire, Oldham Rochdale, South Yorkshire and
Tameside, this Pathfinder contained the largest number of
neighbourhoods where property was unsaleable because
of the severity of abandonment.

The MSP intervention area lies at the heart of the
Manchester City Region, which has the largest and best
performing City Region economy outside London and the
South East. The lack of a functioning housing market at
the core of the City Region will constrain future growth.

The rationale for inclusion within the Market Renewal
Programme was based on: 

• acute neighbourhood abandonment; 
• a severe lack of housing choice as

exhibited by the rate of owner occupation
which at 36% was the lowest of all the
Pathfinders; and

• the creation of a functioning housing market
at the core of the City Region which is vital for
the purposes of continued economic growth.

To address these challenges, MSP has focused its activities
on working with partners to create new neighbourhoods of
choice where new and existing residents will choose to live,
work and invest. In the first three years of its activities it has:

• established Strategic Regeneration Frameworks
(SRFs) covering the Pathfinder area;

• within the umbrella of these SRFs, carried
out extensive neighbourhood and master
planning with community support;

• undertaken the selective demolition
of 2,652 obsolete properties;

• refurbished or improved 8,023 properties;
• made 23 hectares of land available

for development; and
• worked with partners to restore market

confidence to the extent that 4,312 new
properties have been constructed within
the Pathfinder area.

Bryan and Linda Keane,
Beswick, East Manchester

“
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New homes in
NewHeartlands - opening
ceremony at Dobson Street,
Anfield, Liverpool.

NewHeartlands (Liverpool, Wirral and Sefton)
The Merseyside Pathfinder boundaries were drawn to
capture the Edwardian and Victorian ring of predominantly
terraced property located close to both sides of the river
Mersey in Liverpool, Sefton and the Wirral. This area
shares many of the characteristics of other Pathfinders.
For example, Liverpool has lost around 400,000 residents
since 1931, and the number of households in the city was
lower in 2001 than it was in 1971, despite a sharp decline
in average household size. The combination of new build
in adjacent areas and population loss in the 130,000
properties in the market renewal area has meant that
the number of households has continued to fall, whilst
vacancies have increased from 7-7.3% between 1991 and
2001. This increase occurred despite a net reduction of
6,000 dwellings which occurred during this time as the
result of an active demolition programme.

The rationale for inclusion in the HMR programme was: 

• severe population loss;
• acute neighbourhood abandonment; and 
• a severe lack of housing choice.

Additional research commissioned by Liverpool City
Council also highlighted that in the worst affected
neighbourhoods vacancies were increasing, and without
intervention they were likely to pass the critical thresholds
where abandonment would occur.

To address these challenges, NewHeartlands has

• provided 3,073 new homes, including 1,431
in the inner areas outside the city centre;

• acquired 1,539 obsolete homes for clearance
and demolished 1,402;

• improved 333 homes to meet the Decent
Homes Standard and carried out other
improvements (such as energy efficiency
works, target hardening and handyperson
work, all important to the well-being of many
vulnerable local residents) in 7,503 homes;

• worked with lead RSLs which are taking
the initiative in many parts of the Pathfinder
area to manage neighbourhoods and
consult with the community;

• developed a number of products to assist
residents including:

• an equity loan delivered by ART Homes Ltd;
• Homeswap and Homesteading;
• Homebuy; and
• a renewal loan to support home

improvements and a shared ownership
option that enables residents to have
repairs undertaken as part of their lease.

• set up a Home Ownership Advisory Service;
• given practical help and support to

the community through environmental
improvements, additional security,
targeted crime prevention and anti-social
behaviour solutions; and

• entered into partnership arrangements
with developers not only to provide
new housing but also to work on master
planning with the community and the
provision of training for local people
including apprenticeship schemes.
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I used to work in a factory, but there
are fewer factory jobs available in
Rochdale now. I’ve really enjoyed my
training in plastering. The plans to
refurbish and build thousands of homes
in Rochdale and Oldham will mean
growing demand for the skills I’ve learnt.”

Partners in Action (Oldham and Rochdale) 
Although located within the developing Manchester City
Region, Oldham and Rochdale have economies which are
over-dependent on manufacturing and although they have
already experienced decline over the past two decades
both are predicted to have further decline (10,000
manufacturing jobs) over the next 10 years. General skill
levels are also low and as a result only 12% of workers
from the two boroughs commute to the growing business
and service economy in the regional centre in Manchester.

This Pathfinder shares the relatively low property prices
that are experienced in areas across the Market Renewal
Programme, and in 2002 also had a relatively high
vacancy rate. Although this had fallen by 0.5% between
1991 and 2001, the reduction was accompanied by
a 0.5% fall in the number of dwellings as a result of
demolition. The population was broadly stable between
1991 and 2001, but this fact conceals significant
differences between property located on local authority
estates where turnover was high, and average household
size was falling, and overcrowding in the terraced stock
where a significant BME community resides. Segregation
of communities along racial lines is a major issue for
the Pathfinder and its partners. The terraced stock
had increasingly fallen into disrepair in both Oldham
and Rochdale, and in some cases it was considered
that it did not have a long term future. 

The rationale for including this area in the Pathfinder
programme was based on:

• reversing the outward migration
of economically active households;

• market dysfunction within the terraced stock;
• complete mismatch of supply and

demand, with few large properties available
and a lack of social housing in many
neighbourhoods, which was contributing
to problems of community cohesion
which became evident during 2001; and

• the evident low demand and high turnover
within a number of social housing estates.

To address these challenges the Pathfinder has: 

• developed community consensus
at neighbourhood level for four
transformational master plans that
will provide high quality, mixed tenure
and mixed sized accommodation;

• assembled land for and identified preferred
development partners for hundreds of high
quality new homes;

• acquired 380 small terraces for demolition;
• demolished 209 socially rented properties; and
• acquired over 5 hectares of commercial land.

People have moved into the first completed homes to
receive Housing Market Renewal Funding, which represent
Partners in Action’s commitment to high quality urban design
and environment sustainability. Over 100 properties that
have benefited from Pathfinder design support are due for
completion this calendar year. Master planning processes
are underway on large peripheral predominantly social
housing estates with the aim of creating sustainable
communities of mixed and integrated tenures through
working with the private sector and utilising the value of land.

Khalid Mahmood,
trainee at the
Building Trades
Agency in Rochdale

“
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Using heritage
and joint spend
to maximise
market confidence.
RENEW North Staffordshire (Stoke-on-Trent,
Newcastle under Lyme and Staffordshire Moorlands) 
The North Staffordshire Market Renewal area is made
up of a large number of non-contiguous areas within
the North Staffordshire conurbation. These are focused
on the heavily industrialised urban core, peripheral
council estates, and ex-mining areas within the sub-
region. The most extensive problems with vacancy
rates, low values and problems of unfitness and disrepair
are located within the terraced sector at the core of
the conurbation. The area had the second lowest house
prices, after East Lancashire, and shares many socio-
economic characteristics with this Pathfinder, as well as
emerging issues relating to social cohesion. In addition
to these characteristics there are severe problems
of unstable ground and foundations arising from the
legacy of mining which often undermine residential
property, and large scale dereliction resulting from
excessive industrial closures over the last two decades.

The rationale for inclusion in the programme included:

• acute population loss from the urban core;
• a high vacancy rate (particularly in the

private sector);
• associated issues of disrepair, unstable

ground; and 
• very low household incomes.

To address these challenges, RENEW North Staffordshire
has worked creatively to maximise outputs from an initial
(2004-2006) grant of £26 million to:

• undertake detailed research and
prepared a comprehensive evidence
base to determine intervention priorities;

• align additional investment of nearly
£80 million into the Pathfinder area;

• improve, refurbish or repair nearly 1,550
homes; and

• acquire over 350 properties and demolish
some 300 properties.

Artists impression of City Waterside, Stoke-on-Trent
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Transform South Yorkshire (Sheffield, Rotherham,
Doncaster and Barnsley)
This Pathfinder contains nearly 300,000 residents and covers
both the largest geographical area and the most dwellings of
the nine Pathfinders, including parts of all four South Yorkshire
authorities. The area had the lowest vacancy rate at 4.8%
in 2001, but given the size of the area, housing market
conditions varied considerably between geographical
locations. The legacy of industrial decline and concentrated
deprivation gave the area Objective One status. The area
has experienced a significant outward migration of people in
the 25-44 age group and as a result has the second highest
proportion of pensioner only households, and the highest
proportion of households without dependent children.

The rationale for inclusion included: 

• a lack of housing choice;
• low values; 
• an unfavourable demographic profile; and 
• a surplus of developable land as a result of

industrial closure. 

Without careful planning, housing development on this
surplus land could have a detrimental impact upon the
older industrial settlements in South Yorkshire. A new
housing offer is required within the existing urban areas
to improve the demographic profile and prevent future
decline. The major challenge is to provide that new offer
without undermining existing settlements.

Overall the Pathfinder area is characterised by:

• declining values relative to the sub-region
and other areas to the south and west, which
leave owners on the fringe of sustainability;

• an over-supply of social rented housing;
• a shortage of mid- and higher-priced housing

for sale with no real housing ladder in the
Pathfinder area to meet peoples’ aspirations;

• an over-supply of older, smaller terraced
properties, smaller semi-detached houses
and flats;

• poor housing quality in the council sector
and amongst privately owned housing
which fails to meet current aspirations;

• poor environments characterised by
derelict land and a continuing legacy
of industrial uses;

• areas of the Pathfinder suffering from
factors such as high crime, low incomes,
high benefit dependency and poor access
to employment and services, that act
as a disincentive to residents to stay;

• a narrow range of housing options
for BME communities; and

• a need to provide appropriate housing
for people with special needs.

To address these challenges TSY has:

• refurbished almost 2,000 homes;
• acquired land which will provide almost 600

new homes in later stages of the programme;
• demolished 1,700 dwellings; and
• carried out extensive neighbourhood master

planning with community support that will
result in the delivery of 1,100 new homes,
4,000 refurbishments and almost 1,000
demolitions, 2006–2008.

An exciting challenge for TSY and
our partners is the regeneration
of Rotherham town centre.
Our aim is to transform the area
into a thriving community with
high quality, well designed homes.”

“

Artists impression of Westgate Demonstrator project, Rotherham



Daniel Ewers,
Winson Green,
Birmingham
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As first time buyers, this scheme has
given us a fantastic opportunity to
get on the property ladder. With both
our families close by, this is a great
location. Everything is new and we
were able to just move straight in!”
Urban Living (Birmingham and Sandwell)
This Pathfinder area is located in north west Birmingham
and east Sandwell. It contained 60,631 dwellings in 2001,
and by West Midlands standards exhibited very low
house prices when the Market Renewal Programme was
announced. The area experienced a fall in population of
5.5% between 1991 and 2001, the fourth highest
population loss of all Pathfinders. In this same period the
white population decreased by nearly 24% and the Indian
population by nearly 9%. A defining feature of the area
is its large and rapidly growing BME community.
In 2001, 65% of the area’s inhabitants were from BME
communities, with 58% of this population aged 29 or
under. The area is a focal point for international migrants.

The rationale for the inclusion of this area in the
programme was:

• substantial population loss;
• restricted housing choices; and
• vulnerable neighbourhoods blighted

by high levels of vacant properties and
private rented sector, low house prices
and a fractured urban form.

A key issue in this area is the diversity of housing
needs and aspirations of different BME communities.
The area suffers from very high levels of overcrowding
and also accounts for nine of the 20 most deprived
wards in Birmingham and Sandwell. Social cohesion
remains a significant issue for Urban Living, where
tensions have been evident in the recent past. 

To address these challenges during 2004-2006,
Urban Living has:

• refurbished, repaired or improved over
6,000 homes to decent homes standard;

• acquired a number of key strategic sites
(seven hectares) for future redevelopment;

• built 109 new homes and demolished
377 properties;

• set up four Active Neighbourhood pilot
projects in which residents have identified
key priorities;

• helped to set up a Collaborative Board
made up of key strategic partners to deal
with wider issues; and

• set up a Community Cohesion sub-group
to develop and deliver a strategy and
action plan.

“
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4.1 Housing markets have changed significantly in
Pathfinder areas, even in the short period since the
start of the programme in 2002, and in a variety of
different ways. Rising house prices have attracted
much attention, and it is not surprising that this has
posed tough questions for a programme in which
there was much emphasis on the headline problem
of low property values. Prices have risen as much,
or in some cases by more than regional averages
in some parts of the Pathfinder intervention areas,
but these are large areas encompassing some
stable neighbourhoods as well as areas in a state
of severe crisis in market terms. Most parts of the
intervention areas are still low value areas within
inner cities or declining industrial towns, with
structural problems and monolithic tenure/type
supply, resulting in high vacancies, high rates
of residential turnover, and declining cohesion. 

4.2 Within many of the Pathfinders at the outset of
the programme there were concentrations of
very low value or sometimes unsaleable dwellings.
Some of these dwellings have been demolished or
acquired for demolition, whilst the remainder have
now risen in price, partly as a result of the market
renewal programme. In part therefore, the general
price increases across the North and the Midlands
reflect the expectations of the market about the
potential benefits of HMR to owners in the longer
term, and in some areas the growth of speculative
purchase of dwellings which pose the least risk
in terms of outlay. The issue is whether these
rises in the prices of very low value dwellings
are sustainable and this remains at best an
open question. 

4.3 Dwelling prices are significant, but other indicators
give a better indication of the level of underlying
demand in HMR areas. The evidence suggests
that Pathfinders had significantly higher levels of
long term vacancies at the outset of the programme
and that there has been little change in this picture
in the intervening period, despite in some cases
significant levels of demolition. As with prices, there
are variations in vacancy levels, and some parts
of the intervention areas in some Pathfinders have
vacancy levels close to the average, but there is
a core of neighbourhoods with higher rates which
represent a continuing deficit in demand which
the programme has only begun to address.

4.4 Likewise the underlying demographic indicators
show some favourable changes. The improvement
in the fortunes of some cities has continued, whilst
others are still waiting to feel the effects of changing
economic structures. Although there have been
increases in the populations of some city centres,
and probably too in areas of the more successful
cities which have concentrations of private renting.
Younger people are the main participants in this
growth and evidence on migration suggests that
outward movement by couples, families with
children and middle aged people continues, with
the more affluent over-represented in this outward
movement. So the need to provide better housing
opportunities, better services and a more
attractive environment for those who are currently
leaving remains unfinished business. Balancing
this against the needs of existing, often deprived
residents, is a challenging task but one which we
know we must succeed in achieving. Continuing
to improve our understanding of markets, our
ability to predict what might happen in the
future, and to design interventions which will
bring about genuine transformation remain
our priorities. We are in this for the long haul.

4
Changing markets –
the evolution of the
HMR programme
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Understanding housing markets
4.5 Housing markets are complex, highly changeable,

and despite the best efforts of economists,
hard to predict. We look in detail at how markets
have changed, the extent to which this is due
to the announcement of the programme and
its interventions, and whether the changes that
have occurred represent radical progress towards
the achievement of the programme’s objectives,
or developments which require a significant rethink
of these objectives.

4.6 One of the main objectives of the HMR programme
according to Housing for All is to ‘reconnect
Pathfinder areas with neighbouring functioning
housing markets’ by 2010. In this section we
shall look at the evidence from Pathfinders on
the extent to which their markets were and still
are disconnected. The analysis of housing markets
and market change is a complex issue but here
we shall concentrate on a few key indicators:

• trends in house prices;
• trends in vacancies;
• trends in tenure and in particular,

investment by private landlords;
• qualitative views of what is

happening in markets;
• evidence relating to population

and household change.

What we are aiming for
4.7 It is worth asking what we should expect housing

markets in HMR Pathfinders to look like on the
assumption that the programme is successful
in bringing about transformation. 

4.8 First, it is unrealistic to expect that Pathfinder
markets will ever resemble those in leafy suburban
areas, or even affluent inner city enclaves. People
have different levels of resources and dwellings vary
so there will always be higher and lower value areas.

4.9 As Pathfinder intervention areas are centred on inner
cities or other settlements with concentrations of
cheaper private housing or social rented housing,
we should expect them (a) certainly to contain low
value areas and (b) generally to be of lower value
than more suburban areas around them, depending
on their precise boundaries. This means that we
would not normally expect to see prices
in Pathfinders approaching average prices for the
conurbation or region which contains them. We
would expect them to be lower, or if not lower, to
contain a range of prices and a predominance of
lower value properties. The exact profile of prices
would vary from area to area depending on the
boundaries of the Pathfinder and the wider context –
there is no simple formula in respect of house prices.

4.10 The key issue is the overall mix of housing
in terms of choice and quality. However, what
is distinctive is the extreme nature of volatility in
respect of prices, vacancies and residential turnover,
compared to the low value stock in other urban areas.

4.11 Second, although they could contain areas of low
value, we would not expect Pathfinder markets to
contain areas where housing has little or no value,
or if they do that this would be a temporary problem
of market failure to be dealt with by public policy,
and on a small scale. Such neighbourhoods are
inevitably problematic, as they are likely to have
high vacancy rates, high turnover, and a range of
associated problems such as high crime rates and
a poor external environment. Evidence from areas
which experienced these problems in the late
1990s also suggests that such problems are liable
to spread, as the ensuing chaos impacts on their
surroundings. The existence of such areas was,
arguably, the main factor which led to the rapid
establishment of the HMR programme in 2002/03.
If concentrations of very low values have disappeared,
this is a very positive indicator of market recovery,
and it is partly the result of public sector intervention.

4.12 Third, we would expect Pathfinder markets to
be varied. The Pathfinder intervention areas are
geographically extensive areas. It would be a
problem if such large areas contained relatively little
in terms of a mixture or housing types and tenures.
Monotony and lack of choice are factors which
research has associated with low demand and
which contributed to the original selection of
Pathfinder areas, and there is a need to establish a
housing offer that includes a mix of tenures to meet
needs and aspirations in a way that is sustainable
in the longer term. What this means in practice will
vary from one Pathfinder to another. In most of the
Pathfinders, even taking into account the fact that
lower value areas contain more people with lower
incomes, we would be looking for some growth
in owner occupation. 

4.13 Fourth, in any normal market, void levels tend to be
relatively low, and are made up mainly of dwellings
undergoing renovation and those vacant through
the normal processes of mobility or probate. As a
result, few dwellings will be vacant for longer than,
say, three months. In addition, the higher the prices
and the higher the level of demand for housing, the
lower the vacancy rate should be because the cost
of keeping dwellings vacant is higher.

4.14 There is one exception to this – in areas with a
higher level of turnover, we would expect a higher
vacancy rate even if the market is functioning
‘normally’, just because there are more moves –
but not a higher long term vacancy rate. Vacancies
are a much better indicator of market health than
prices, provided that there is a good understanding
of the function of an area – but unfortunately good
data on vacancies is much more difficult to obtain.
Except in areas of high turnover, we should therefore
be looking for evidence of declining vacancies,
and especially declining long term vacancies.

4.15 High turnover is sometimes a symptom of market
weakness but this is not always so. Some high
turnover areas are required to cater for groups
such as students and others who have only short
term housing requirements and need to move on,
but these are not likely to be extensive. The scale
of acceptable high turnover would vary from one
area to another. An area with a stable population
is more likely to be a sustainable community.

4.16 Some commentators also refer to areas where
turnover is too low – these are typically areas
with a high proportion of older people or where
there is no inward movement at all (a precursor
to serious demand problems). But there is little
that public policy can or should do about this,
other than noting this and monitoring these areas
if there are any signs of change. Discounting areas
of explainable high turnover, evidence of decreasing
turnover would be a sign of a strengthening market.

4.17 The private rented sector is an increasingly
significant element of provision in the housing
market, and certainly not an indicator in itself of
market problems. But private renting is associated
with higher levels of turnover, in part because
of shorthold tenure, in part because it caters for
a mobile clientele, and in part because it caters
predominantly for younger people, a concentration
of whom can sometimes lead to problems.
Where there are facilities such as higher or further
education or health service facilities which attract
large numbers of mobile young people, a high level
of private renting would be expected, but elsewhere,
a higher than average proportion of low value private
renting could indicate potential market weakness
because of its association with turnover and
in some cases with higher levels of empty homes. 
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4.18 In some areas, there is evidence that dwellings
are purchased by people who neither live in them
nor intend to let them. Their main motivation is
speculative capital gain through purchase and
subsequent resale. There is evidence of this
phenomenon both in higher value new build city
centre apartment markets (for example in Manchester,
Newcastle and Liverpool) and in areas of very low
value older housing such as those found in some
Pathfinders (for example Stoke and East Lancashire).
where it has little or no favourable impact on vacancy
rates and renders areas vulnerable to the downward
spiral described above. A high level of speculative
purchase of dwellings which subsequently remain
vacant is therefore indicative of market weakness. 

4.19 Finally, several Pathfinders are explicitly concerned
with addressing the housing and social cohesion
problems faced by members of Black and
Minority Ethnic groups. The clearest indicators
of housing problems for these groups relate to
poor physical housing conditions and overcrowding.
Where there are concentrations of these groups,
the elimination or a substantial reduction in the
incidence of these problems would be one
indicator of a strengthening market.

Changing markets in Pathfinders

Headline prices
4.20 Since 2002 when the HMR Pathfinder programme

was announced there have been significant general
price rises across the HMR Pathfinders, as there
have across most of the Midlands and North of
England. Figure 4.1 shows the change in average
prices between 1996 and the beginning of 2006
for the West Midlands, the North West, the North
East and Yorkshire and the Humber (black, solid and
dotted lines) and the nine HMR Pathfinder areas
(coloured, solid lines) for the period 1996-2006.

4.21 After increasing slowly, the rate of price increase
steepened in all four regions between 2001 and the
end of 2004, before slowing down in 2005, and in
some cases levelling off. This followed the normal
pattern whereby the North made up ground after an
earlier sharp rise in prices in the South. There was
a similar process within the northern regions, with
prices increasing more rapidly at the outset in the
higher value areas and spreading later to areas with
lower values. Consequently the period of most rapid
growth in the Pathfinder intervention areas came
later, from 2002. Hometrack data also suggests
that the market in the Pathfinders has now cooled
off with properties taking longer to sell and actual
sales prices falling as a proportion of asking prices.  

4.22 But the intervention areas are large and it would
have been extraordinary if they had not shared
to some extent in this general increase in prices.
The areas were not drawn up to include only those
neighbourhoods where the market was weakest.
Figure 4.2, which looks at the distribution of sales
by value rather than at overall averages, clearly
demonstrates the general point that most Pathfinder
intervention areas remain relatively low value areas
compared to their regions, even after the overall
price increases of the 2002-2005 period.

4.23 East Lancashire and North Staffordshire
are the most extreme cases, with consistently
low values compared to their regions, whilst
NewcastleGateshead, which is located within
a region with other low value areas (Sunderland,
Teesside and parts of County Durham) does
not stand out so much from its regional context.
But looking at prices at the overall Pathfinder
intervention area level tells us little more. 

Figure 4.1  Average house prices in Pathfinders and their regions
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Figure 4.2  Distribution of prices by Pathfinder
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4.25 The general rise in price in the North of England
will have played some part in the virtual elimination
of very low value sales, but detailed research by
Pathfinders suggests other causes. In some
areas, the declaration of Pathfinder status and other
developments attracted strong interest from investors.

4.26 In Merseyside in particular, the level of sales at
auction increased rapidly during 2003/04 and
the prices of very low value properties increased
sharply, coinciding with the award to Liverpool of
Capital of Culture status and the development of
the HMR Programme.

4.27 The effect was greatest in the lowest value areas
because the opportunities to buy properties cheaply
were greatest. It could also be the case
that Pathfinder programmes of acquisition have
reduced the volume of low value sales by removing
a significant proportion of low value properties
from the market. The scale of action to date would
suggest that this effect would be strongest in the
Manchester Salford, NewHeartlands and Bridging
NewcastleGateshead areas.

4.28 Of course not all Pathfinders had strong
concentrations of low value sales at the point when
the policy was initiated and not all have experienced
the same degree of improvement in terms of the
elimination of low value sales (Figure 4.3). In Urban
Living (Birmingham Sandwell) only 7% of sales were
below £30,000 in 2002 and concentrations of low
values were not the major issue here in terms of
market weakness.

4.29 Amongst the other Pathfinders, Elevate East
Lancashire stood out with almost two thirds of sales
in this very low value band. In RENEW North
Staffordshire almost 50% of sales were for less than
£30,000. The remainder had around 30-40% of
sales at this level. By 2005, Elevate East Lancashire
still had almost one in five of its sales below £30,000
and it accounted for almost half of all sales at this
level in the Pathfinders (and indeed about a quarter
of all such sales in the North and West Midlands).
It thus remains a clear exception to the general
improvement in values. Gateway (Hull and East
Riding) still had almost one in 10 sales at this level
and had, relatively speaking, slipped down the order
as in 2002 it had one of the lowest levels of sales
below £30,000 amongst the Pathfinders. It now
accounts for one in five of all low value sales in the
Pathfinders. The most substantial reductions in low
value sales have occurred in Manchester/Salford,
Merseyside and NewcastleGateshead, areas
where the demand for speculative purchase and
the potential for it have combined most effectively. 

Very low value sales
4.24 We argued above that the existence of areas with

concentrations of very low value sales was a key
indicator of market weakness. In 2002 at the outset
of the programme about 40% of all sales prices in
the intervention areas were under £30,000, and one
in five were for less than £20,000. With values at
such a low level, properties are very attractive to
investors and there is little incentive for any owner
to invest in repairs and improvements. Any owner
occupier seeking to move up the property ladder
would be foolhardy to buy at this level. By 2005, this
picture had changed completely. Only 7% of sales
were for less than £30,000, and only one in50 sales
were for less than £20,000 (see Figure 4.3 for details).

Figure  4.3  Low value sales in Pathfinders

Source: HM Land Registry data courtesy of DCLG
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4.30 In most cases, prices in the lowest value areas
have not moved far up market. They tend to remain
the lowest value areas unless they have been
demolished, with prices in the £30,000-£50,000
band. This is a further indication that these rises
in low value areas reflect the general uprating of
prices across the North and Midlands, with a further
premium in some neighbourhoods reflecting the
market’s expectations of regeneration programmes.

4.31 The decline in very low value sales is a positive
development, but one which must be interpreted as
a mixed blessing rather than a significant contribution
to the creation of more sustainable communities
in the Pathfinder areas. It perhaps increases the
likelihood that owners will invest in their properties
and see them as a long rather than short term
asset which will provide a return on capital, but this
depends on who has purchased and their motivation
for doing so. It may mean that first time buyers will
see an area as attractive once more, because there
is the prospect that they will be able to make a gain
in value and trade on at some point, provided that
a significant number of first time buyers take the
same view and act together.

4.32 Against this however, rising prices make it much
more difficult for the public sector to intervene
because the costs of acquisition of dwellings
are much higher. This shows the market in
action, building the benefit of targeted public
policy interventions into dwelling and land values. 

4.33 Price increases alone are not enough to create
sustainable communities. The key questions relate to
who is buying and who is now living in those areas.
This brings us to the much more important issues of
vacancy rates and demographic trends which underlie
sustainable as distinct from speculative demand.

Vacancy levels
4.34 A much better test than dwelling sales prices of the

level of demand to live in an area and its sustainability
is the proportion of long term vacancies (empty for
six months or more), except in cases where special
factors like a large scale renovation programme have
intervened. Hard information on vacancy levels is
very limited in some Pathfinders. All the Pathfinders
recognise that they need to do much more in future
to monitor this key indicator of market change to
provide detailed data on vacancies to distinguish
those neighbourhoods which are experiencing
the worst problems. 

4.35 The 2001 Census provides a good picture of
vacancy levels just before the inception of the
HMR Programme, and one which can provide
results for small neighbourhoods rather than
Pathfinders as a whole (but it cannot be compared
with subsequent data which draws mainly on
Council Tax records, and it does not highlight long
term vacancies). In 2001, 3% of dwellings in England
and Wales were vacant but in the Pathfinder
intervention areas as a whole the figure was much
higher (7.5%). The figure was noticeably higher in
some Pathfinders, notably Manchester Salford and
Bridging NewcastleGateshead (around 10%) and
East Lancashire and Gateway (around 7%). Vacancy
rates in all the intervention areas were much higher
than rates for surrounding areas and regions. 

4.36 Across all the Pathfinders, the 2001 Census
suggested that about 50% of small neighbourhoods
had vacancy rates below 5%. A further quarter had
rates between 5% and 9%, but the worst quarter of
areas had rates of over 9%, going up in a few cases
to more than 50%. Again there were variations, with
Manchester Salford having the most neighbourhoods
with very high vacancy rates. 

4.37 It is very hard to provide a consistent picture of
subsequent changes in vacancy levels. As Table 4.1
below shows, changes in reported long term vacancy
rates for Pathfinder intervention areas as a whole are
mixed, with some Pathfinders reporting improvements
and some reporting a worsening situation. The
prevailing view is that there have been no dramatic
improvements since the onset of the programme,
and indeed that there may, in some areas, have been
a temporary increase in long term voids as properties
are acquired in advance of demolition.

4.38 There is no consistent information on smaller
neighbourhoods within Pathfinders, but detailed
research by some Pathfinders casts further light
on changes since 2001. The Manchester Salford
Partnership reports high levels of long term voids
in the East-West Corridor of weak market conditions
in comparison to other parts of the intervention
area, despite some increases in prices in this area.
In Gateway there are signs of persisting problems
in the private sector housing market, with a high
level of long term vacancies in some areas,
particularly the inner city collar of pre-1919 small
terraces, even though the market overall is at a high
point. In NewHeartlands (Merseyside) research has
examined the link between high vacancy rates and
a downward spiral of decline under which increasing
numbers of vacant properties tend to generate
longer periods of voids, increased levels of blight,
and a further reduction in the supply of potential
new residents. This makes it extremely difficult to
reverse the trajectory of vacancies once a ‘tipping
point’ has been reached within a neighbourhood.
In RENEW North Staffordshire the 2005 scheme
update reported that despite price increases, long
term void levels were increasing in the inner core
and inner suburban sections of the intervention area. 

Table 4.1  Pathfinder vacancy rates

Pathfinder
UL RNS NH MSP PIA EEL TSY GH BNG

All vacancies 2001 5.5 10.2 7.0 4.5 7.2 9.7
(percent) 2005 6.2 8.7 7.0 6.2 6.2 7.7

2006 6.5 8.3 5.3 5.8 7.2

Long term 2001 4.8 2.4 2.4
vacancies 2005 4.1 6.3 4.7 3.2 2.1 3.5 4.5
(percent) 2006 4.5 4.3 6.3 3.0 3.1 2.5 3.2 4.5

UL - Urban Living (Birmingham Sandwell), RNS - RENEW North Staffordshire, NH - NewHeartlands (Merseyside)
MSP - Manchester Salford Partnership, PIA - Partners in Action (Oldham Rochdale), EEL - Elevate East Lancashire
TSY - Transform South Yorkshire, GH - Gateway (Hull & East Riding of Yorkshire), BNG - Bridging NewcastleGateshead

Source: Pathfinders
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Demographic change
4.39 For improvements in vacancy rates to occur in the

worst affected neighbourhoods, or in Pathfinders
generally, there would need to be a reversal of the
long established trends towards net outwards
migration. Addressing this problem, ameliorating
the concentrations of deprivation which have built up,
and bringing variety and economic prosperity back
to the inner areas of our large cities and to declining
industrial towns are at the heart of Housing Market
Renewal. As Section 2 showed, there is increasing
evidence that the declining cities and towns of the
North and the Midlands are finding new economic
rationales. A key role for HMR is to ensure that this
recovery is not simply reflected in increased levels
of commuting from outer areas to the new centres
of economic activity, that existing residents in
the inner cities can access the new jobs (where
the lead role is the RDAs and other economic
agencies), and that the housing offer, the
environment, and the pattern of services in inner
cities attracts those who have choice about where
they live and who in the past have largely chosen
to live elsewhere.

Population change
4.40 Specific information on population and household

change in Pathfinder areas is difficult to come by.
Official population estimates are only available for
local authorities as a whole. As Table 4.2 shows,
after many years of consistent decline, the most
recent retrospective estimates of population show
that the populations of some of the authorities
within which Pathfinders are located are at last
increasing slightly or at least remaining more or
less static. Manchester, Liverpool, Birmingham,
Newcastle, Sheffield, Rotherham and Barnsley
show the largest increases over the 2001-2004
period, whereas Gateshead, Salford, Oldham,
Rochdale, most of the East Lancashire authorities,
Sefton, Wirral, Hull, Stoke and Sandwell have
yet to turn around, so the durability of change is
still unclear and the extent of its spread is limited.  

4.41 The detail behind these estimates shows that the
causes of improvement also vary. In Birmingham,
East Lancashire and Oldham Rochdale, natural
change (the excess of births over deaths) is
the main growth factor, often outweighing net
outmigration. This correlates with the relatively
high BME populations in these areas, and confirms
the continuing need in these areas for HMR to
deal with the housing requirements of growing
BME populations. In the core cites of Manchester,
Liverpool, Newcastle and Sheffield, net inmigration
is the dominant factor.

Table 4.2  Mid year population estimates: Pathfinder authorities*

1991 1996 2001 2002 2003 2004

Urban Living 1,334 1,297 1,269 1,275 1,277 1,278

RENEW North Staffordshire 467 467 457 456 455 455

NewHeartlands (Merseyside) 1,149 1,097 1,040 1,038 1,037 1,039

Manchester Salford Partnership 701 655 640 645 649 653

Partners in Action (Oldham Rochdale) 426 423 425 425 425 425

Elevate East Lancashire 465 461 464 465 465 465

Transform South Yorkshire 1,312 1,289 1,266 1,269 1,273 1,278

Gateway (Hull and East Riding of Yorkshire) 273 265 250 248 248 249

Bridging NewcastleGateshead 492 479 457 457 458 461

*Except for Gateway (Hull) population estimates are not available for Pathfinder areas within
authorities so the figures here are for aggregates of the authorities represented in each Pathfinder.
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Migration
4.42 It is tempting to conclude that in some major

cities at least the outflow of population, generally
younger and more affluent households, has at last
halted. But there is evidence to suggest that this
outmigration continues, although it is now being
outweighed by the longer distance inmigration
of younger people, either from within the UK
(often associated with higher and further education)
or from abroad.

4.43 Again detailed data relating to Pathfinders
is lacking, but Office of Natonal Statistics (ONS)
estimates of migration within England and Wales at
local authority level suggest that the processes of
outmigration from the core authorities in the
conurbations and from older industrial areas to
more suburban and rural authorities are continuing.
ONS estimates draw on National Health Service
(NHS) data on patient re-registrations. Although
the data is adjusted, this source excludes
international inmigrants and underestimates groups
such as the highly mobile, or young people, who
tend to be slow in re-registering or who may not
re-register at all. But it does highlight groups such
as young families, or middle aged and older people
who are more likely to need to use NHS facilities.

4.44 Figure 4.4, which draws from the analysis
in the forthcoming Baseline report of the National
HMR evaluation, shows that all the Pathfinder
areas lie in sub-regions which continue to
experience a net outflow of population to other
parts of England and Wales, a situation which has
continued without much change for many years.

4.45 This suggests that to date at least, the demographic
‘recovery’ of northern and midlands cities owes
much to longer distance or overseas migration by
younger people for education or employment
purposes, or to high levels of natural growth
amongst BME populations. Individual Pathfinders
have undertaken some research to examine these
issues further. International in migration is a key
issue for Urban Living, which has acted as a
reception area for successive waves of migrants,
and where recent international inmigration has

Figure  4.4  Ratio of propensity for inflow to propensity for outflow, local authority districts 2004 generated pressure within the housing market.
At the same time, Urban Living recognises the need
to reduce outward migration by more affluent
households, some of whom are now from longer
standing BME communities. Partners in Action
(Oldham Rochdale), for example, have identified
outward movement from Oldham in particular as
a key problem to address, but have also taken into
account significant new household formation as a
result of the significant BME population in the area
and anticipated net international inmigration, in this
case from the communities or origin of the BME
communities in the Pathfinder area. In Manchester
Salford, an integrated economic and demographic
model has highlighted the central importance
of international inmigration to the future growth
of the city and the Pathfinder area within it. This
has highlighted the need to know more about
the characteristics, skills and aspirations of these
migrants. In RENEW North Staffordshire (RNS),
outward migration is still seen as the key issue for
the Pathfinder, although increasing international in
migration is also changing some housing markets,
by increasing the demand for private rented
housing. In the words of the RNS scheme update
(2005), ‘fundamentally, there is no evidence that
the continuing negative impact of the major
conurbation-level drivers fuelling outmigration
and over-supply is abating. The root rationale of
HMR has not disappeared in the last two years.’

4.46 The Pathfinders are as one in seeing the need to
stem population loss by retention of more affluent
households with choice about where to live as the
key issue facing them. They also actively welcome
the benefits that international in migrants can bring
but there are uncertainties about the capabilities,
aspirations, housing requirements, and long term
intentions of such households. International
inmigration, or migration of younger people from
other parts of the UK to centres of education and
employment, may have served to help markets to
recover in some neighbourhoods within Pathfinders,
but this does not in any way reduce the need for
more extensive measures to restructure markets
and environments to create sustainable and diverse
communities and secure the longer term future of
the Pathfinder areas.

Net migration 2004

Propensity for inflow: propensity for outflow

1.29 to 1.80 0.85 to 0.99 Northern Way CRDP areas

1.10 to 1.29 0.55 to 0.85 HMR Pathfinder areas

0.99 to 1.10

Tyne and Wear
City Region

Inset: Area showing
Urban Living Pathfinder

Central
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City Region

Liverpool
City Region

Manchester
City Region Sheffield

City Region

Leeds City Region

Tees Valley
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Hull and
Humber Ports
City Region

Source: ONS
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Private renting
4.47 In some neighbourhoods within Pathfinders, there

has been a substantial growth in levels of private
renting. The growth of ‘buy to let’ by small landlords
is a national phenomenon. In some Pathfinder areas,
there is subjective evidence that low property values,
indicative of a lack of demand amongst owner
occupiers, have attracted investors and generated
significant concentrations of dwellings owned
by people who do not intend to live in them
themselves. In some cases, this has been
associated with demand from students or other
young people, but in others it appears to be the
supply of low value dwellings which has generated
investment. There is also evidence that some
investors have been unable or have not attempted
to find tenants, thus contributing to vacancy levels
and the associated problems discussed previously.

4.48 NewHeartlands (Merseyside) has undertaken
pioneering research into this phenomenon.
The absence of accessible data sources revealing
that individual dwellings are intended for private
renting or are being held empty makes this a
challenging task. The research found unusually high
volumes of sales of terraced dwellings in particular
areas, especially within the Pathfinder intervention
area over the 2003/04 period, following the
declaration of the Market Renewal Initiative and
the Capital of Culture. By combining Council Tax data
and information from the Valuation Office Agency, the
research also identified concentrations of short term
repeat sales, and resales of dwellings which had
not in the meantime been occupied. This provided
evidence of a high level of speculative activity over
this period which had inflated prices in a way which
might not be sustainable in the long term. 

4.49 International inmigration is also generating a
demand for private rented sector accommodation.
In core cities like Manchester, Liverpool, Sheffield
and Newcastle, there is an active city living market
which is believed to include high levels of private
rented provision and within this, significant numbers
of dwellings which are unoccupied. The problem
with these markets is that they are not necessarily
sustainable, in the sense of generating a diverse
group of residents, including some on higher
incomes, who might develop a long term
commitment to an area and its future. They might
have served only to inflate prices in a way which
cannot be sustained and which will lead to further
problems in the future when investors seek to
offload properties. 

4.50 The problem for cities with these markets is not
private rented provision per se, but concentrations
of low value private renting which discourage
owner occupation, and the negative impacts
of concentrations of speculative provision where
owners do not seek actively to find tenants or
to ensure that their properties are managed in
a way which contributes to the future of the
area in which they stand. 

Tackling the worst neighbourhoods
4.51 Overall housing markets in Pathfinder intervention

areas have undergone some potentially encouraging
changes, although we have indicated there are
strong doubts over the sustainability of some
dwelling price rises. Increased house prices do not
necessarily mean market strength. They often fail
to reflect dwelling condition adequately, and do not
tackle the problem of poor quality stock and a lack
of variety and choice. Increased house prices just
make these problems more expensive to deal with. 

4.52 But it is important to remember that intervention
areas were drawn widely by government in order
to ensure that sustainable interventions could
be developed which prevented problems from
spreading from the smaller core problem areas and
which provided more opportunity for interventions
on a transformational scale. We must not lose sight
of the fact that the core problem areas are more
focused, and that in these areas markets have
not improved in the way that they have in other
parts of the intervention areas. Pathfinder
intervention here is as essential as ever. 
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5.1 The Pathfinders are justly proud of their
achievements to date and the contribution which
they have made to restructuring markets and
improving living conditions in their areas. This
section highlights some of these achievements,
looking firstly at achievements arising directly from
the Housing Market Renewal programme, relating
mainly to the transformation of housing markets,
and then at illustrations of the broader impact of
the programme, for example on economic growth
and development, community cohesion and mixed
communities. In order to provide some idea of the
range of initiatives across the Pathfinders without
over-burdening the text we have selected one
illustrative case study from each Pathfinder.

5.2 Pathfinders are only three full years into what
is envisaged by government as a 10 to 15 year
programme, and one where there was universal
agreement (learning from previous regeneration
initiatives) that the scale of the challenge required
detailed research and master planning and the
development of comprehensive strategies based on
full consultation with communities, as well as
the creation of new partnerships between local
authorities and other stakeholders. 

5.3 All the Pathfinders have made great steps forward.
They have by no means completed the task
of transforming their local housing markets,
but they have identified the way forward and put
in place the mechanisms to get to their destination.
What they need now are the support and the
resources to complete the task.

5.4 The Pathfinder initiative has far greater ambition than
previous regeneration programmes – it aims for no
less than a complete transformation of the towns
and cities where it is focused.  It involves a greater
degree of short term change for existing residents –
in some neighbourhoods at least – than most other
programmes, and change is always a concern.
But Pathfinders have worked hard in their first
three years to listen to residents, take on board
their views, and gain the support of communities.
They have also made commitments to
communities on which the credibility of the
programme, the partners, and government, rests.

Building an evidence base
5.5 Pathfinders were, rightly, charged by the

government with developing an improved
understanding of the problems affecting their areas
before they came forward with proposals to tackle
them. Markets are complex and ever-changing,
and we need to know what we are doing, to ensure
the effectiveness of interventions, to avoid unintended
side effects, and to secure value for money. The
Pathfinders have tackled this task diligently under
the close scrutiny of both the Audit Commission
and DCLG. The outcome is that Pathfinders must
surely be the most strongly evidence-based
regeneration initiative ever developed. 

5.6 There is always more to do, not least because
markets and the factors which affect them are
always changing. The rise in affordability problems
in Pathfinder areas, for example, has required a
new emphasis. Pathfinders have begun to look at
the impact on their areas of economic migration
from the EU Accession countries. Pathfinders too
are now turning their attention to setting up
systems to deliver accurate and timely information
on a continuing basis to enable them to monitor
and adjust their programmes in the light of
changing circumstances. 

5.7 The government has rightly urged local authorities
across the board – not just those in the Pathfinder
areas - to raise their game in understanding housing
markets and developing market-wise strategies
in order to increase supply, tackle affordability and
improve the quality of the stock and the housing
offer in their areas. The work that Pathfinders have
done has contributed substantially to developing
new methodologies for this work and to
understanding markets more generally across
the whole country. Some of the Pathfinders are
actively taking the lead or playing a major part in
extending this work outwards to the sub-regions
in which they are located – with the benefit of
ensuring that policies for these areas are aligned
with their own objectives and contributing to
economic prosperity and urban renaissance. 

5
Market renewal –
achievements to date
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Developing strategies
5.8 The work on building an evidence base has led on to

the development of sophisticated strategies to tackle
them. Reading the national press would suggest
that Pathfinder programmes are just about
demolition, but this is just one element of a rich
and varied programme, and one which – inevitably
– needs to be tackled early. A better feel for what
Pathfinders do can be gained from the list below. 

Pathfinders – leading the way
in transforming towns and cities
• Acquiring derelict land for housing development
• Funding new housing 
• Stimulating design standards in new build –

and renovation – through competitions
• Attracting developers to provide new housing
• Negotiating affordable housing provision
• Renovating private housing
• Providing grants and loans to home owners

for renovation 
• Demolishing obsolete housing 
• Funding environmental improvements in private

housing areas and social rented estates
• Working with private landlords to improve housing

management and housing conditions
• Consulting with local communities to develop

plans for the future of their neighbourhoods
• Providing resources to support neighbourhood

management and residents during the transition
of their neighbourhoods

• Developing plans and master plans setting
out the future of key neighbourhoods

• Supporting the creation of new parks and
open spaces

• Developing local labour and supply chains
• Providing skill building, training and employment

opportunities for local residents 
• Developing design and sustainability frameworks
• Developing and co-ordinating local intelligence

regarding the operation of the housing market 
• Leading the development of strategic spatial

frameworks for sectors of towns and cities
or whole cities

• Providing the opportunities for the provision of
affordable housing in tenure blind developments
and the simultaneous removal of mono tenure
areas of social deprivation

• Stimulating a market for homes with high energy
efficiency by initial gap funding until the market
is established

• Providing equity loans to allow low income
home owners affected by clearance to remain
in that tenure.

Previous research showed that crime and anti-social
behaviour, school performance, housing type and
neighbourhood characteristics were key factors driving
housing market choice in Hull. The Pathfinder
commissioned innovative research using a technique
known as choice based conjoint analysis to examine
the relative importance of each of these factors. 

The research was conducted across the whole of
Hull and the neighbouring area of the East Riding of
Yorkshire, with boosted samples in each of the priority
neighbourhoods where regeneration is either
happening or planned within the next four years. 

The conjoint analysis technique is designed to mimic the
way people make choices in the real world. Respondents
are offered a choice of different size and priced homes
with varying levels of neighbourhood crime, educational
standards in local schools, neighbourhood types and
so on. From their responses, it is possible to work out
the relative importance of the various attributes of the
homes on offer and identify what people are prepared
to ‘trade off’ in exercising their housing choices. 

The survey showed that whilst 20% of respondents
preferred ‘leafy suburbs’ as a neighbourhood type, only
10% of Hull’s neighbourhoods could be characterised
in this way. Whilst 53% of all housing in Hull is terraced,
only 32% of respondents preferred this type of housing.
The results of the survey were amalgamated into a
model which is able to predict how demand will change
if factors such as crime and education change.

Gateway:
Understanding
housing choices

Elevate has produced a Pathfinder-wide Community
Engagement Strategy. Bids for Elevate funding must
demonstrate how local authorities have involved or
intend to involve residents in their HMR plans. Elevate
expects local authorities to engage with their residents
in imaginative and inclusive ways. Local authority
Community Engagement Action Plans are being
developed for each local authority. 

As part of the evidence gathering exercise for the
Scheme Update, Elevate carried out a number of
surveys and consultations to examine perceptions and
views of East Lancashire and future housing aspirations
across a number of different groups of people, including: 

• a house to house survey of 6,000 residents 
• a survey of the Asian Business Community
• a young people’s survey, complemented

by a number of focus groups
• the East Lancashire Citizens’ Panel
• local estate agents survey.

Sam Taggart, aged 15, of Burnley Youth Council,
participated in the Youth Survey. He said: “It is important
that our views are heard and it is good to know agencies
are listening. People forget that young people are also
victims of crime and anti-social behaviour as well as
being determined to feel pride in their town, to see
neighbourhoods improve and communities grow stronger.”

Elevate East
Lancashire: Community
engagement strategy

Consulting communities
5.9 Widespread consultation – to listen to what

communities want and what they think, and
to feed these views into the development
of strategies – is at the core of all Pathfinder
strategies and programmes. In some areas where
regeneration programmes were already underway,
Pathfinders have been able to draw on existing
structures for consultation, but in others they have
developed these frameworks almost from scratch.
Publicity inevitably focuses on the problems, but in
most Pathfinders there is overwhelming community
support for plans which have been developed in
partnership with residents. Doing this groundwork
has ensured buy in and the development of plans
which will be able to deliver long lasting change.
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Transforming cities and towns
5.10 The aim of market renewal is to bring about

a step change in the effectiveness and quality
of programmes and interventions to achieve
transformation. As far as the Market Renewal Fund
is concerned, this relates mainly to housing, but
Pathfinders have also tried actively to influence
other programmes to ensure that the required
combination of employment, improved public
services, and safer and high quality environments
are delivered to bring about real change and halt
population loss.

Demolishing obsolete housing
5.11 Pathfinders have faced up where necessary to

the difficult but essential process of demolishing
obsolete housing or housing whose demolition is
required to achieve wider regeneration or planning
objectives. Often it is essential to tackle demolition
at the early stages of the programme to improve
the environment and release sites for new housing.
However it is worth stressing that Pathfinders have
demolished only 8,000 dwellings (including obsolete
social rented housing) whilst refurbishing almost
31,000 homes. Demolition is always a difficult and
sensitive option in terms of its impact on residents
and on the built heritage, both of which need
careful consideration in relation to proposed
market interventions, but Pathfinders have worked
with communities to try to make the process of
rehousing and demolition as painless as possible.
They have achieved this through painstaking and
extensive consultation with affected residents,
the provision of advice, practical assistance with
rehousing options, and the development of new
packages of financial assistance.

Bringing sites forward for new development
5.12 Elsewhere Pathfinders have worked with developers

and other agencies including English Partnerships
to deliver sites which will enable the private sector
to create attractive new housing. Some 300 units
have already been constructed on sites which
HMR funding has brought forward (Table 5.2).
This will rise to 1,500 in 2006-2007, 3,000 in the
following year, and is planned to total 50,000 over
the life of the programme. A further 150 dwellings
have been built directly with HMR funding and
around 18,000 are planned. 

Building new housing
5.13 Facilitating the provision of new housing meeting

modern day aspirations is one of the main
features in all the Pathfinders’ programmes.
Pathfinders are playing a variety of roles here –
encouraging good design through the sponsorship
of architectural competitions, providing land for
developers or housing associations, supporting
show homes, putting funding into community
involvement and providing gap funding for
developers where the costs of providing housing
outweighs the price which can be achieved.

Giving existing housing a new lease of life
5.14 The Pathfinder programme recognises that the

improvement of the existing housing stock can
contribute to the enhancement of housing
demand and Pathfinders have been actively
investing in projects to give existing properties
a new lease of life. Over the life of the programme
current proposals will directly secure the
improvement of over 133,000 dwellings. The
confidence that this will give to these and other
owners will generate much more private investment.

5.15 Pathfinders are stimulating and contributing to
housing refurbishment in a number of ways.
At one extreme, they are supporting major external
renovation schemes in neighbourhoods where
the stock needs substantial investment. They are
involved in regeneration schemes which aim to
secure important parts of our heritage as well
as improving homes. They are sponsoring
competitions to bring forward innovative ideas
for renovation, including measures to improve the
environmental sustainability of housing. Pathfinders
are following best practice in ensuring that they
invest their money in ways which will spread its
impact the furthest and act as an incentive to
private owners to invest their own resources.

Progress is being made on the regeneration of the
Greets Green area of West Bromwich following
extensive resident consultation. Housing is a key issue
within Greets Green where the following concerns have
been identified:

• unstable housing demand;
• limited housing choice, with a high

proportion of social housing;
• lack of new build sites;
• poor conditions within the private sector

housing market.

As a result, the Greets Green Housing Plan was drawn
up in partnership with Greets Green NDC and Sandwell
MBC to deal with these issues and begin to regenerate
the area. So far, Urban Living has allocated £5.2 million
towards the demolition of 47 properties, the acquisition
of 65 privately owned properties, and the identification
of 135 local authority properties for future demolition.
3.6 hectares of land have already been assembled for
phased redevelopment.

Residents have been consulted from the outset in a
variety of ways and in areas specifically affected by the
plans, individual home visits have taken place. As this
is an area with a large BME owner occupier community,
a residents’ Critical Friend was appointed to provide
independent advice on options and an interpreter was
made available.

In recognition of their work with residents, the Greets
Green consultation team received a commendation for
their work at the 2006 RegenWM Awards.

Urban Living: Resident
consultation paves the
way for the regeneration
of Greets Green, West Brom

The Seedley and Langworthy Homeswap scheme -
the first of its kind in the country - has helped 129
residents affected by negative equity and collapsing
house prices. The Homeswap scheme was developed
in response to the concerns of many homeowners in
Seedley and Langworthy who feared that the traditional
approach to clearance using compulsory purchase
powers would have left them in financial crisis. As a
result of declining house values, they would not have
received enough money to buy a new home and many
would have been left with crippling mortgage debts.

Instead, under Homeswap, Salford City Council
purchases properties from owners and sells them a
refurbished property nearby. Homeswaps are into
houses of a similar size that have been refurbished to
a modern high standard with new bathrooms, kitchens,
central heating, windows and doors. Mortgages are
transferred to the new home.

Homeswap has many benefits. Not only does it help
residents to move out of negative equity from part-
occupied streets into new homes with neighbours
again, it also helps to bring empty properties back into
use on the streets they are moving to. This helps to
raise property values, keeps the community together
and keeps owner occupiers in the area. 

Debra Royle, who benefited from the 100th Homeswap,
said: “My Homeswap has been fantastic for me, rather
than just having a Compulsory Purchase Order it has
given me a new home, with great neighbours.”

Manchester Salford
Partnership: Demolishing
obsolete housing in
Seedley Langworthy
with Homeswap 
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5.16 In addition to the improvement of housing, there is
often a need to improve the environment so that it
is more attractive and people feel safer. Home
Zones, for example, is an initiative that aims to
modify residential streets to give people priority over
cars. Elsewhere, Pathfinders are involved in initiatives
to create new parks and open space or to reinvest
in existing ones to make them more attractive.

5.17 Pathfinders have taken on board the need to
encourage and assist owners to invest their
resources in effective repairs and improvements
to complement public sector investment, and price
increases in some parts of the intervention areas
have increased the level of equity which residents
have available. Local authorities nationally have been
seeking ways of facilitating increased borrowing
against home equity for repairs and improvements
by those on low incomes – not just older people
but other vulnerable households - as part of their
responsibilities under PSA7. Equity share loans, on
which a share of equity is assigned to the lender in
lieu of interest payments, have been seen as a way
forward, as they have in relation to affordable
housing provision. Pathfinders have taken the lead
in trying to find ways of bringing in commercial
lenders into this market in order to increase the level
of available capital and release scarce public funding
for other purposes. 

Aligning strategies to ensure they are
joined up and effective

5.18 A lack of informed and joined up thinking across
housing, planning, economic development and
transport strategies at the strategic sub-regional or
regional levels characterised public policy in the latter
part of the last century and has contributed to the
problems which Pathfinders are now addressing.
An obvious example is the way in which the planning
system has struggled to restrain the decentralisation
of jobs and housing from the major urban areas. 

5.19 A further example is the lack of integration between
housing and economic development identified in
the Northern and Midlands Way growth strategies.
Many agencies are playing a part in addressing
these strategic policy deficits, but Pathfinders
have been prominent in this process, not least
because it is essential to the effective
implementation of their plans for market
restructuring that the economic development,
housing, planning and transport frameworks
should be able to deliver jobs, land and the right
transport infrastructure to make restructuring work.

5.20 Pathfinders have identified an understanding of the
future demand for housing as the key to market
restructuring and the development of their
programmes. This not only involves challenging
technical predictive work but also the need to broker
agreement across the agencies involved including
RDAs and the Assemblies. Pathfinders have played,
and as in the current round of reviews of Regional
Spatial Strategies are continuing to play, a crucial
role in improving the quality of information and
ensuring that it is coordinated at a sub-regional level.

Owner occupiers in Claribel Street, Liverpool, were
amongst the first in the NewHeartlands area to benefit
from access to funding as part of a neighbourhood
group repair scheme. Individual homeowners received
up to £6,000 per property to carry out refurbishment
works in line with a wider programme delivered by
Liverpool City Council and the Plus Housing Group. 

The investment was centred on the Camelot Streets
in the Princes Park neighbourhood and delivered major
improvements to the quality of homes regardless of
tenure. This approach benefited individual home owners
and the wider community, improving both the look and
feel of the streetscapes.

The issue of affordability was addressed by placing
a charge on privately owned properties. This enabled
homeowners to benefit from immediate improvements
without having to generate short term capital. The
terms of the charge require the owner to repay the
sum invested if the property is sold within five years
after which the charge expires.

Local reaction has been extremely positive as residents
see first hand the impact of the investment. This promotes
confidence in the long term future of the neighbourhood
and is reflected in the desirability of properties for rent
and sale. It also transfers to surrounding areas such
as the Welsh Streets, where similar schemes will be
employed as part of the HMR programme.

NewHeartlands:
Claribel Street group
repair scheme

Pathfinders recently got together to hold a National
Summit, hosted by NewHeartlands, on private finance
for equity loans.  The summit, attended by Pathfinders,
major mortgage lenders, government and financial
experts, aimed to identify the obstacles and map a way
forward to attracting private finance into the equity loan
schemes which most Pathfinders with partner local
authorities are establishing. The complexity of the issues
means that the time was ripe for a concerted effort
between Pathfinders and lenders to find ways forward.
Loan schemes are needed to help homeowners who are
required to relocate from clearance areas, and to help
homeowners repair and improve their existing homes.

In the longer term this will not only help Pathfinders
to secure more private investment in housing
improvements, but also contribute to meeting the
government’s PSA7 target for private sector housing.
Pathfinders are encouraging the use of equity loans
rather than renovation grants for this work both
to improve value-for-money and to maximise the
commitment of the homeowner to the improvement
of their home and neighbourhood. The benefits of
this initiative will accrue not just to Pathfinders but to
all local authorities seeking to increase private
investment in older housing.

National Summit
on attracting private
finance for equity loans
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Forging partnerships to deliver
5.21 One of the clearest messages to emerge from

the research in the late-1990s that led to the
Pathfinder programme was that housing markets
are no respecters of local authority administrative
boundaries. In many cities and conurbations,
administrative boundaries still follow patterns
that made more sense in the 19th than the 21st
century.  Examples are easy to give but the
division of the Greater Manchester conurbation
core into Manchester, Salford and Trafford is
one of the most obvious.

5.22 In the past, there was little perception of the need
for close working between local authorities, and
administrative procedures (for example the Housing
Investment Programme process that dominated
housing for many years) provided no incentive for
collaboration and may even have promoted
competition. One of the explicit aims of ministers
in setting Pathfinder boundaries was the desire to
use the programme to help forge closer working
relationships between authorities which were in
reality functionally one or at least closely related.

5.23 By and large the local authorities involved in the
Pathfinder programme have grasped this
opportunity positively. Indeed partnerships have
been forged which have involved a range of other
agencies including housing associations, the
Housing Corporation, English Partnerships,
the RDAs and other sub-regional economic
development bodies, the Regional Assemblies,
mortgage lenders, developers, Local Strategic
Partnerships, the police and many others. 

5.24 Paralleling the early years of the Pathfinder
programme has been the development of City
Region policies and working. This has been a
bonus to Pathfinders in the development of their
programmes but Pathfinders have also provided a
valuable focus for the housing element of City Region
programmes, and especially for the development of
housing policies designed to support the economic
growth policies which lie at the centre of the City
Region Development Plans (CRDPs).

5.25 Partnerships with the private sector are of crucial
importance in making housing market renewal work
and Pathfinders have been innovative in developing
these links.  

Housing and the economy
5.26 Pathfinders have not just secured direct benefits

through the investment which they control but
have also made a number of wider contributions to
regeneration, economic growth and development,
social cohesion, and the development of
sustainable communities. 

5.27 Section 2 highlighted the developing economic
renaissance in northern and midlands cities and the
Pathfinders have a clear role to play in ensuring that
housing plays its role in supporting this economic
growth and prosperity. Cities cannot prosper if
they lack a functioning housing market at their core.
Welcome though the growth of city centre living is,
it is essential that these markets are connected to
the inner areas around them. Pathfinder second
submissions have highlighted the important of
linking their programmes to economic growth.  

In South Yorkshire, the creation of the HMR Pathfinder
has helped to strengthen and focus sub-regional policies
for housing and regeneration. Before the Pathfinder
programme was developed, the South Yorkshire
Housing and Regeneration Partnership (SYHARP)
played a major part in commissioning and steering
regional level housing market research which contributed
to making the case for a Market Renewal Pathfinder
in the sub-region. The Partnership has developed a
sub-regional housing strategy and plays an effective
role in debates on sub-regional housing policy and
the allocation of resources, and in the current review
of Regional Spatial Strategy. The Transform South
Yorkshire Pathfinder includes parts of all four local
authorities in South Yorkshire – Barnsley, Doncaster,
Rotherham and Sheffield – and there was a considerable
overlap in membership of SYHARP and the Pathfinder
Board. To ensure that the Pathfinder’s programme
was closely integrated with SYHARP, meetings of the
Pathfinder Board and SYHARP now follow one another
and SYHARP is serviced by the Pathfinder team.
This has brought great benefits in ensuring that
strategies are aligned and that the Pathfinder
programme is integrated with sub-regional objectives.

Integrating the
Pathfinder with
sub-regional strategies
in South Yorkshire

As identified in the Bridging NewcastleGateshead
Scheme Update, the Strategic Commissions, particularly
those in the West End of Newcastle and Felling in
Gateshead, have the key role of providing housing that will
meet the aspirations of people taking up jobs in the
growing knowledge and creative industries. This will
include current residents, graduates and also people
drawn to the region by economic growth.

Working under the auspices of the Northern Way,
innovation and enterprise is a key priority for the Tyne
and Wear City Region Development Plan. Newcastle
Science City hopes to create 15,000 jobs over the next
10 years and BNG’s purchase of land on the brewery site
in the Discovery Quarter for family accommodation
linking the City Centre to the West End, acted as a major
catalyst for the early acquisition of a key site for Science
Central - a major new space for co-location of university
and business activities, the core of Science City. 

Pathfinder investment secured a critical site at a critical time,
and enabled wider land acquisition to proceed. Housing
will be a key element in the master plan for the Discovery
Quarter which will promote mixed use developments
which strike the right balance between meeting business
needs and achieving market renewal objectives and
creating high quality lively urban environments.

Bridging
NewcastleGateshead:
developing the Discovery
Quarter of Newcastle
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Employment creation
5.28 Pathfinders have an important direct role in

contributing to economic prosperity by the creation
of local employment, especially in the house building
and housing renovation sectors.  

Community cohesion
5.29 Migration from cities and towns by the more

economically active is common to all Pathfinders.
This outward migration is masked by the growth
in BME households in a number of cases. However,
in Oldham and Rochdale there are a number of
neighbourhoods that have segregated along ethnic
lines. A major challenge for the Pathfinder is to
understand how best to facilitate integration by
choice. Research has been commissioned to track
migration trends and to develop an understanding
of the drivers which are in play amongst different
ethnic groups. At a neighbourhood level there is
evidence of avoidance of areas by particular ethnic
groups and there is a need to understand better
the trigger points for this, and to establish what
may be done to overcome it.  

Improving the urban form
5.30 Pathfinders are aware that the quality of the urban

form is a key factor in determining the attractiveness
of neighbourhoods. From the outset of the
programme, the projects have worked with bodies like
CABE to develop best practice in design, both at the
master plan level and at the level of scheme design.  

Respect 
5.31 Pathfinders have been and will continue to play

their role in relation to the Respect Agenda.
Combating crime and anti-social behaviour is a key
factor in making neighbourhoods more attractive
and for this reason Pathfinders have given these
issues a high priority. Table 5.1 shows the work
to which Pathfinders are contributing funding
in relation to this agenda this complements the
significant work of partners. Much is being achieved
through influence and working through local safer
community partnerships, as well as through the
direct use of HMR funding.

Over 450 local people turned up at Meir community
centre to see the final draft of the master plan for better
homes, transport and community facilities. Over 250
people returned questionnaires asking whether they
supported the proposals and 80% said ‘yes’.

This seal of approval came after eight months of hard
work that began at the back end of 2004 when a
steering group of residents appointed community
architects to help them draw up plans. Over the eight
months 5,000 residents were invited to 35 public
meetings, events and exhibitions, culminating in the
final event; the unveiling of the master plan.

Some of the improvements backed by Meir residents
included:

• new houses and flats built around
green space;

• improved access, safety and security
• new community facilities; and
• better buildings and car parking

for local businesses.

Maggie Carter, Chair of Meir steering group and a
resident of Meir comments “It was fantastic to see how
many people gave up their Sunday afternoon to come
along and look at the final draft of the master plan.
It shows how much everyone cares about the future
of the estate – hundreds of residents have now put
forward their views and ideas.”

RENEW North
Staffordshire: Meir master
planning success in
RENEW North Staffordshire

Partners in Action:
Changing aspirations
and migration patterns

Oldham and Rochdale demographics are characterised
by continuing out migration from the boroughs,
balanced by growth in the young South Asian heritage
communities. The Pathfinder has developed an
understanding of current aspirations through a housing
market model developed by Kwest Research, and now
seeks to further this understanding through qualitative
research looking at the changing aspirations of different
ethnic groups. A research team has been appointed to
carry out focus group work and in depth face to face
interviews. This team includes Manchester University
Centre for Census and Survey Research who have
already provided; a Population Dynamics study which
showed clearly how the ethnicity of areas had changed
between the two censuses; and a small area population
projections study which showed how the ethnic make
up of areas is likely to change if these trends continue. 

The findings of the qualitative work will be used to
develop refinements to the existing strategy to ensure
the choices made available through Pathfinder
developments will encourage community cohesion.

Partners in Action have also worked with Manchester
University to fund a project which will develop new
ways of tracking residential movement using council tax
records and GP patient records to add an ethnic and
economic aspect to migration trends. This methodology
will be used as part of the evaluation framework to
measure the impacts of the Pathfinder, particularly
in relation to community cohesion.

Oldham Rochdale are also building on the survey work
carried out for the recent Ted Cantle report into how
Oldham Borough had fared since the disturbances
in 2001, to set in place some base line measures of
community cohesion which will enable the Pathfinder
to evaluate its impact later on in the programme.



Helping communities to set
and own standards of behaviour
in their neighbourhoods.

Supporting parents and
guardians to build their skills
and accept responsibility for
the impact that the behaviour
of their children has on others.

Supporting the neighbourhood
policing, police reform and alcohol
and violent crime strategies.
Ensuring the culture of respect extends
to everyone, young and old alike.

Note only schemes/services funded through HMRF are included in this matrix. Services which are funded through other means but operate in the Pathfinder area and support both the
Pathfinder’s aims and the Respect agenda are not featured. Consequently a number of neighbourhood management initiatives, complementary to HMR, are not included. 

71/72 5 Market renewal - achievements to date

Working together on the neighbourhood
renewal and anti-social behaviour
agendas, highlighting respect for
others and respect for the community.

Encouraging respect for public
servants and services including
teachers and schools, health and
emergency services and the police.

Neighbourhood Managers, Neighbourhood Wardens,
Relocation and Resettlement Team, Accreditation
Service, Gateshead Private Landlords Initiative,
Newcastle Private Rented Project,
North Benwell Neighbourhood Management Initiative,
Neighbourhood Planning Exercises

Neighbourhood Management,
East Lancashire Landlord Accreditation,
Good Relations (Mediation) Project,
East Lancashire Together-Community Cohesion
Pathfinder, CABE Spacelift Project

Neighbourhood Management Neighbourhood Management, East Lancashire
Landlord Accreditation, Good Relations
(Mediation) Project, East Lancashire
Together-Community Cohesion Pathfinder,
CABE Spacelift Project

Neighbourhood Management, East Lancashire
Landlord Accreditation, Good Relations
(Mediation) Project, East Lancashire
Together-Community Cohesion Pathfinder

Neighbourhood Management,
Community Wardens,
Landlord Accreditation Scheme,
Neighbourhood planning

Community Wardens Neighbourhood Management,
Community Wardens

Relocation and Resettlement Team,
Private Rented Sector Accreditation/Licensing,
Manchester Nuisance Strategy Team/Mediation
Service, Neighbourhood Planning Exercises

Relocation and Resettlement Team, Manchester
Nuisance Strategy Team/Mediation Service

Manchester Nuisance Strategy
Team/Mediation Service

Private Rented Sector Accreditation/Licensing,
Manchester Nuisance Strategy Team/Mediation
Service

Neighbourhood Wardens, Environmental
Wardens, Sustainable Home Ownership
Scheme, Community cohesion events,
Community Regeneration Training,
Goldzone policing initiatives

Neighbourhood Wardens, Living Through Change
interventions (target hardening, enhanced void
security, arson reduction programmes),
Community cohesion events, Environmental
interventions e.g. community clean ups, graffiti
squad, Community Regeneration Training,
Goldzone policing initiatives

Neighbourhood Wardens, Living Through Change
interventions (target hardening, enhanced void
security, arson reduction programmes), Youth
diversionary activity, Community cohesion events,
Community Regeneration Training, Goldzone
policing initiatives, Environmental interventions
e.g. community clean ups, graffiti squad

Neighbourhood Wardens, Environmental
Wardens, Living Through Change interventions
e.g. target hardening, enhanced void security,
arson reduction programmes, Community
cohesion events, Environmental interventions e.g.
community clean ups, grafitti squad, Community
Regeneration Training, Goldzone policing initiatives

Neighbourhood Wardens, Environmental
Wardens, Community cohesion events,
Environmental interventions
e.g. community clean ups, grafitti squad,
Goldzone policing initiatives 

Neighbourhood Programme Managers,
Neighbourhood based Relocation Teams, Private
Landlord Service, Neighbourhood Planning Exercises,
Community Links Project (Oldham)

Neighbourhood based Relocation Teams,
Private Landlord Service, Community Links
Project (Oldham)

Neighbourhood Programme Managers,
Private Landlord Service,
Community Links Project (Oldham)

Neighbourhood Programme Managers,
Private Landlord Service,
Community Links Project (Oldham)

Neighbourhood Management Social sector and
private sector, Security lighting for crime hotspots,
Environmental improvements for crime hotspots
and prominent sites, Traffic calming measures
within general renewal areas, Alley-gating schemes,
Secure by design - newbuild schemes,
Masterplanning (various levels), Joint survey
work with the Police – perceptions data

Neighbourhood Management Social sector and
private sector, Security lighting for crime hotspots,
Environmental improvements for crime hotspots and
prominent sites, Warm & Safe security packages –
targeted on vulnerable residents, Traffic calming
measures within general renewal areas, Alley-gating
schemes, Secure by design – newbuild schemes,
Joint survey work with the Police – perceptions data

Neighbourhood Management Social sector and
private sector, Security lighting for crime
hotspots, Environmental improvements for crime
hotspots and prominent sites, Traffic calming
measures within general renewal areas, Alley-
gating schemes, Secure by design – newbuild
schemes, Masterplanning (various levels)

Neighbourhood Management Social sector
and private sector, Security lighting for crime
hotspots, Environmental improvements for crime
hotspots and prominent sites, Traffic calming
measures within general renewal areas, Alley-
gating schemes, Secure by design – newbuild
schemes, Masterplanning (various levels), Joint
survey work with the Police – perceptions data

Enhanced Neighbourhood Management, Neighbourhood
Wardens, Relocation and Resettlement Team, Landlord
Accreditation Service, Private sector enforcement team,
Private Rented advice and training Project, Private rented
Management service, Masterplanning and consultation,
Infrastructure and layout improvement/redesign,
Provision of quality space, New build design research

Neighbourhood Wardens, Relocation and
Resettlement Team, Landlord Accreditation
Service, Private sector enforcement team,
Private Rented advice and training Project,
Private rented Management service

Enhanced Neighbourhood Management, Landlord
Accreditation Service, Private sector enforcement
team, Private Rented advice and training Project,
Private rented Management service,
Masterplanning and consultation, research

Enhanced Neighbourhood Management,
Neighbourhood Wardens, Landlord Accreditation
Service, Private sector enforcement team,
Private Rented advice and training Project, Private
rented Management service, Masterplanning and
consultation, Infrastructure and layout improvement/
redesign, Provision of quality space, research

Active Neighbourhoods, Clearance, Relocation and
Resettlement Teams, Managing the private rented
sector, Community Housing Advisors.
Education Projects (ASB). Masterplanning,
Community cohesion events, Outmigrators survey,
Crime and Community Safety package

Education Projects (ASB) Active Neighbourhoods, managing the private
rented sector, Community Housing Advisors,
Education Projects (ASB), Crime and
Community Safety package

Active Neighbourhoods, Education Projects (ASB),
Masterplanning, managing the private rented
sector, Crime and community safety package

Neighbourhood Wardens, Relocation and
Resettlement Team, Accreditation Service,
Gateshead Private Landlords Initiative,
Newcastle Private Rented Project,
North Benwell Neighbourhood
Management Initiative

Neighbourhood Managers, Accreditation
Service, Gateshead Private Landlords Initiative,
Newcastle Private Rented Project,
North Benwell Neighbourhood
Management Initiative

Neighbourhood Managers, Neighbourhood
Wardens, Accreditation Service, Gateshead
Private Landlords Initiative, Newcastle Private
Rented Project, North Benwell Neighbourhood
Management Initiative

Table 5.1 Housing Market Renewal Pathfinders and the Respect Agenda
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Outputs
5.32 Pathfinders have shown their capacity to deliver

quality outputs from a standing start by the
impressive list of outputs delivered in the first
three (or in most cases only just over two) years
of the programme. Not all programmes achieve
such results. Table 5.2 shows what has been
achieved and the intended future shape of the
programme. Those Pathfinders which were furthest
along the road in terms of strategy and programme
development have of course been most able to
utilise resources, but all of the programmes are
well under way and producing outputs. 2006-08
is a crucial period of consolidation and Table 5.2
shows the stepping up of outputs which are
planned, subject to funding (not all Pathfinders
have their allocation for this period).  

Long term funding
5.33 Pathfinders are already making, or are on the verge

of making, long term commitments to
communities. To support these, they need a long
term commitment from government. Pathfinders,
as we have shown, have engaged in extensive
consultation in developing their schemes. As a
minimum, we need a continuation of funding at
our current levels, a guarantee that legal and moral
commitments arising from our activities within
approved programmes, and broader commitments
to communities arising from consultation, will be
honoured, and that indicative forward programmes
will be provided for a period of five years. But it is
not just for this reason that Pathfinders need longer

term funding. We have already shown that the aims
of the programme are wide ranging and will take
many years to achieve – housing markets cannot be
transformed in a day, or even a decade. Unless the
programme has long term funding and long term
stability it will struggle to deliver the desired
outcomes. In 2005, the then ODPM Select
Committee Report into Empty Homes and Low-
Demand Pathfinders recommended the provision
of greater resource certainty for Pathfinders in
relation to programmes that run over a number
of years. In return, the Pathfinders will commit
themselves to the close monitoring of changing
markets and the appropriateness of their strategies,
to revision of strategies where necessary, and as
they already have, to close and continuing external
scrutiny of their work.

Revenue support
5.34 Another area of funding where greater freedom is

essential is in the provision of revenue support to
neighbourhood management schemes. The HMRF
is a capital programme and so the level of revenue
funding which Pathfinders can access is limited.
However, transforming markets involves considerable
planning, preparation and consultation as well
as neighbourhood management. The process
of transformation can, unless carefully managed,
be traumatic for residents. Programmes like
NewHeartlands’ Living Through Change aim to assist
residents with the transformation process. Some
revenue support is available for the development

of individual projects, but other support, notably
for neighbourhood management, is not. Pathfinders
do not want to enter into long term neighbourhood
management as that is not their responsibility.
But revenue support is necessary to ensure a
smooth transition from the old to the new and
the government should consider reviewing the
mechanisms used to determine levels of revenue
support to those local authorities experiencing large
scale restructuring to ensure that adequate resources
are available as well as maintaining a commitment to
revenue fund neighbourhood management through
HMR in the short to medium term.

Private Investment
5.35 All of the Pathfinders have strived to involve private

sector expertise and to attract private investment
into the intervention areas. Pathfinders have tapped
into private sector expertise by involving developers,
mortgage lenders, private landlords and property
professionals on their boards or other advisory
panels. The private sector is also coming on board in
terms of investment. Table 5.2 shows that
Pathfinders already plan to lever in over £7.5 billion
of private investment in new housing construction
over the period 2003 to 2018. This will have an
immense impact on the process of transforming
Pathfinder markets. As the programme develops,
and the confidence of the private sector builds,
as developers see the fruits of early interventions
in terms of their transformational impact, and as the
opportunities for their involvement increase as new
sites come on stream, leverage of private funding
is likely to increase more rapidly.

5.36 Increased property values in the Pathfinders
have increased the costs of land assembly and
demolition, but they mean that developers are more
confident and more likely to invest. Furthermore the
potential value to be realised from the eventual sale
of assets has risen. Increased market values also
mean that potential owner occupiers are more
likely to buy in because they see a sound basis for
investment and that existing owners are more likely
to invest in repairs and improvements. Pathfinders
are also working to facilitate greater levels of
borrowing to finance repairs and improvements,
set against the increased levels of equity brought
about by rising values. 

5.37 Pathfinders have also reviewed their programmes to
take account of increased levels of equity. Partners
in Action, for example, have shifted emphasis away
from the costly clearance of poor quality housing
towards lower cost interventions where the private
sector will provide greater levels of investment.
However there is a balance to be achieved here.
Without continuing HMR investment – even at higher
unit costs - there is unlikely to be the level of
transformation necessary to provide the required
range of dwellings in terms of size, quality or scale.
HMR investment remains essential to factoring in the
private sector’s contribution to market restructuring.

Table 5.2 Summary of actual and proposed programme inputs and outputs 2003-2018

Actual Proposed Total

2003-06 2006/07 2007/08 2008/09 2009/10 2010/11 2011/12 2012/13 2013/14 2014/15 2015/16 2016/17 2017/18 2003-18

HMR funded activity (units) Demolitions 8,053 2,235 2,633 4,538 5,184 4,298 5,324 5,091 5,093 4,560 3,935 3,632 2,526 57,101

New build 159 529 1,389 2,846 3,337 2,604 1,734 1,349 1,227 898 771 662 537 18,042

Facilitated new build on land made available 300 1,550 2,915 4,004 5,104 5,467 5,323 4,990 4,934 4,552 3,820 3,658 2,985 49,599

Refurbishment (to decent homes standard)  7,630 830 710 1,097 840 1,342 1,472 1,382 1,227 1,233 1,145 1,152 1,086 21,146

Refurbishment (not to decent homes standard) 23,014 4,784 5,936 7,053 6,969 4,565 4,368 3,825 3,266 3,057 3,053 2,913 3,006 75,809

Funding profile (£m) HMR spend and proposed programme 552 306 375 496 518 530 550 522 498 459 359* 299* 282* 5,745*

HMR actual or anticipated capital receipts 0.043 13 26 53 42 66 75 59 50 51 43 34 33 544

Added value/ Estimate of cost to developers of new build 28 298 447 694 896 885 824 697 675 618 555 492 416 7,525
leverage (£m) schemes on Pathfinder facilitated sites  

*Note: Figures in italics exclude estimates from one Pathfinder
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6.1 This review of the evidence base relating to market
renewal has highlighted the contribution that the
Pathfinders are making to regeneration, economic
competitiveness and social cohesion. The housing
interventions which support housing market
renewal are having a positive impact upon
hundreds of thousands of residents in some
of the most deprived areas in the country. 

6.2 Higher house prices have had an obvious impact
on the affordability of home ownership at the bottom
end of the market. This issue will need to have
some prominence in the forward strategy for market
renewal. However, there is also a significant benefit
to the existing body of home owners, who after
experiencing many years of declining values have
now seen an increase in equity. To the extent that
this increase in values is attributable to the market
renewal programme, it is a good example of
how government intervention can create wealth
in deprived communities.

6.3 Our review of the evidence in Section 4 suggests
that the original rationale for the Market Renewal
Programme has not been removed by fluctuations
in house prices over the last three years. In many
respects these price increases could have been
anticipated as the demolition programme removed
the lowest value stock and investors built values
into their asking prices which anticipated the
regeneration of these areas. Relatively high levels
of vacancies, a weakening market for owner
occupation and differential patterns of migration
are still strong features of the Pathfinder areas,
and whilst these trends continue local housing
markets will continue to be unstable and
vulnerable to speculation, with the result that the
poorest members of society will continue to be
filtered into the most unsustainable environments.
This process, if left unchecked, will seriously
undermine measures to achieve most of the
government’s PSA targets and policies for social
inclusion in these areas.

6.4 Sections 5 and 6 of this report have detailed how
the investment strategies and interventions sponsored
by the Pathfinders have facilitated housing market
change and contributed to the economy, involved
local people in the process of change and forged
proactive approaches to social cohesion and the
Respect Agenda. The Market Renewal Initiative has
proved to be a catalyst to pull in regeneration funding
and add value at the local level by ensuring the
integration of other funding sources such as NRF
and NDC, the programmes of agencies such
as English Partnerships, the Housing Corporation
and the RDAs, and increasingly, the private sector.

6.5 The development of the City Region debate
is a major opportunity for the Market Renewal
partnerships to achieve a greater degree
of integration with policies relating to
transportation and economic competitiveness.
This integration, along with the focus on working
across local authority boundaries, has been at the
heart of the Market Renewal Programme since its
inception. This means that the programme could
be readily and easily adapted to sit within a City
Regional development framework. We contend
that Housing Market Renewal is one of the major
interventions necessary to assist Regional Economic
and Spatial Strategies and their sub-regional
equivalents achieve the right spatial distribution
of people and the environmental quality necessary
to support a modern knowledge based economy.

6.6 The evidence in this report shows that markets
are dynamic. This is true for housing, but also
land and labour markets. The evidence from urban
regeneration initiatives over the last 30 years also
shows that securing major change in difficult urban
environments takes between 10 and 20 years.
The key to securing successful market renewal
is therefore to develop high quality monitoring and
information systems to enable strategic and policy
responses to develop in a flexible manner, and
to ensure that the programme receives the long
term support which experience suggests will
be necessary to achieve its goals.

6
The way forward
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6.7 This Comprehensive Spending Review provides
an opportunity for the Pathfinders, and central
government, to review and suggest policy
responses that can improve the effectiveness of
the programme. The final section of this report sets
out a number of actions which the Pathfinders will
take which will improve the effectiveness of the
programme and deliver better quality information
to ministers and civil servants. We also make
suggestions to central government relating to
actions which they can take which will demonstrate
their support for the programme and improve
delivery and programme outcomes.

Issues for the Pathfinders
6.8 A key question for government in relation to Market

Renewal is the extent to which the programme
is responding to, or shaping, market conditions.
And in the light of the answer to that question,
are public sector resources being targeted in the
most efficient and effective way to shape markets
and remove dysfunction? The Pathfinder
programme has developed a comprehensive
database relating to the dynamics of these areas,
but there is more that could be done to ensure that
the questions raised above can be answered with
clarity. We suggest that each Pathfinder should
produce a comprehensive biennial report which
assesses their market and its trajectory, and the
extent to which the Pathfinder has altered market
trends as a result of its interventions.

6.9 This should be integrated with future Scheme Update
requirements to avoid duplication. The contents and
format of these reports should be agreed with
government prior to the concept being developed.

6.10 With funding agreed to 2008, the next round of
funding will be negotiated from 2008, extending
the agreement to 2010. Following six years
of intervention and market change by 2010 the
Pathfinder programme will be approaching the
mid point of its agreed life cycle. The Pathfinders
should be prepared to work with government
to assess whether the original boundaries of
the market renewal areas are still robust given
changing conditions, or whether they need to
be reassessed given the evidence. Any change
in boundaries would need to honour existing
financial commitments, but given the nature of the
programme a major mid term review (prior to 2008)
of the intervention areas would appear to be
appropriate. This review should secure an agreement
between government and the Pathfinders on the
core issues in each location which need addressing
by the end of the programme.

6.11 It is inevitable when a programme is designed to
reshape housing supply that issues of affordability
become important, particularly in the first phase
of the programme where supply is being removed,
and the new supply is not in place. This was
a feature of clearance in the 1960s and 1970s,
where the failure to sequence clearance with
affordable new build led to delays and areas being
blighted for many years. The Pathfinders will
work with English Partnerships and the Housing
Corporation to produce an assessment of
affordable housing provision and a timescale for
its delivery for the programme as a whole. This
exercise should facilitate financial planning and more
efficient delivery of the redevelopment programme.

6.12 The Pathfinders welcome the debate relating to
the development of City Regions and will seek to
collaborate with public and private sector agencies
to develop the concept. It is important to government
and the public that this initiative is seen to produce
transparent outcomes and have a high level of
accountability associated with it. The Pathfinders
will therefore, work with central and local
government to develop frameworks within
which the Market Renewal Programme would
be aligned with other sub-regional services
and interventions.

Issues for central government
6.13 The key to the success of previous large

scale restructuring initiatives such as the Urban
Development Corporations, Housing Action Trusts
and Enterprise Zones has been a long term financial
commitment from central government to achieving
the stated goals of each of these programmes.
Notwithstanding the fact that government has
signed 15 year funding agreements with the
accountable bodies, the current climate created by
this year’s funding allocations combined with vague
commitments to future allocations is undermining
confidence in the programme. At the local level
the aspirations of residents in the worst affected
neighbourhoods have been raised, and local
authorities, developers and housing associations are
having to make long term funding commitments to
ensure that regeneration and renewal can proceed. 

6.14 We need at least a continuation of our current
funding levels and greater certainty of funding
to ensure continued community support for long
term change. The most recent Select Committee
Report on Empty Homes and Low-Demand
Pathfinders reflected Pathfinders’ views that long term
support from government is needed to secure
transformational change, and that the lack of explicit
financial commitment causes difficulties for Pathfinders
in forming long term strategies. The report went on
to recommend that funding be established on a long
term basis to allow Compulsorary Purchase Orders
(CPOs) to be implemented and that the government
makes indicative allocations to Pathfinders for at least
six years. It is important that government restates
its long term commitment to the programme and
gives each of the Pathfinders a clear indicative
financial envelope within which to plan interventions.

6.15 We need more certainty on the recycling of capital
receipts. The situation varies from Pathfinder to
Pathfinder, but in most cases capital receipts are
expected to provide a significant source of funding
for the programme. In some cases the capital
receipt anticipated from the sale of land to a
developer partner is the factor which enables
the scheme to be viable or to deliver the added
value benefits such as good quality design, local
employment, additional facilities, or equity loans
which characterise HMR projects. The current
situation, under which we need consent to use
capital receipts on a case by case basis, disrupts
sensible forward planning. We are sure that the
government does not wish to put obstacles
in the way of partnership with the private sector. 

6.16 The government should consider the exceptional
problems in some Pathfinder areas and whether
additional non-HMR revenue funding may be
needed. A key characteristic of areas which have
experienced housing market failure has been the
collapse of the urban environment and a surplus
of poorly maintained and managed land.
The government needs to give more consideration
to this issue within its national regeneration
programmes. This will be an important element
of the forward strategy for market renewal. 

6.17 The Pathfinders have invested heavily in
understanding the dynamics of change within the
regions where they operate. There is a commitment
to further enhance this information and to
disseminate it to government. However, it is
important that there is a dissemination strategy
within government both nationally and regionally,
so that the intelligence can be used to shape
national and regional programmes which are
complementary to market renewal.
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