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1 INTRODUCTION 
 

1.1 Introduction to the Report 
 

This is the Revised Draft Report of the evaluation of Phase 1 of Bridging 

NewcastleGateshead, the Housing Market Renewal Pathfinder for Newcastle and 

Gateshead, commissioned in October 2004 by Bridging NewcastleGateshead.  The 

Revised Draft Report sets out the findings of the research to date, and draws out 

some emerging conclusions and recommendations which will be further developed 

in conjunction with Bridging NewcastleGateshead and its partners early in 2005.  

 

This introductory section explains the background to the Housing Market Renewal 

Pathfinder programme and outlines some of the key features of the 

NewcastleGateshead programme.  It summarises work to date and the work to be 

completed during the second part of the study in January / February 2005.  The 

remainder of the report sets out the findings to date as follows: 

 

• Chapter 2 provides a strategic overview; 

• Chapter 3 examines the Prospectus and considers the progress made to 

date against Bridging NewcastleGateshead’s strategic objectives; 

• Chapter 4 considers progress on finance and outputs; 

• Chapter 5 analyses the Pathfinder’s appraisal and monitoring procedures; 

• Chapter 6 draws together the findings of the individual ADF reports to 

provide a cross-ADF review of issues; and 

• Chapter 7 sets out conclusions and recommendations. 

 

There is also an annex listing those consulted in the process of the evaluation 

research.  The four detailed ADF reviews will be included as appendices to the final 

report.  

 

1.2 The Housing Market Renewal Pathfinder Programme 
 

The Government’s Communities Plan has five elements, one of which is to address 

low demand and abandonment.  It is estimated that one million private and social 

rented homes across the North and Midlands are affected by low demand, with 

disproportionately high numbers of children and young people, black and ethnic 

minorities, workless people and the chronically ill and disabled affected by the issue.  

The Housing Market Renewal Programme was developed in response to growing 

evidence of severe housing market decline and even collapse in some areas, and 

analysis of the many drivers of this decline.  The Pathfinder programme contributes 

to the achievement of one of ODPM’s PSA targets – to achieve a better balance 

between housing availability and the demand for housing. 

 

The Housing Market Renewal Programme has enabled a new approach to tackling 

low demand and abandonment, shaped to the particular needs of each of the nine 

Pathfinder areas.  The aim is to permanently address the problems underlying low 

demand, through radical and transformational action including replacing obsolete 
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housing with new accommodation which meets the needs and aspirations of 

communities in the 21st century.  HMR partnerships will also ensure that the other 

requirements of sustainable communities are provided alongside good quality 

housing, including effective public services and a safe and clean environment. 

 

There are nine HMR Pathfinders in conurbations across the North and Midlands.  

Over £1.2bn has been allocated to the HMR Fund for the period up until March 2008, 

with the intention being for a fifteen year programme with annual resources rising to 

£450m in 2007/08.  Each Pathfinder partnership has submitted its plans to ODPM for 

agreement, and in most began expenditure in 2003/04. 

 

The Pathfinders are required to submit their Scheme Updates (covering 2006-2009) in 

summer 2005.  This research has been designed to review progress to date with a 

view to informing the development of Bridging NewcastleGateshead’s Scheme 

Update. 

 

1.3 The Bridging NewcastleGateshead Programme 
 

Bridging NewcastleGateshead is one of the largest of the nine Pathfinders with an 

allocation of £73m for 2003-06.  The Bridging NewcastleGateshead Prospectus was 

submitted in September 2003 and approved by ODPM in February 2004, with 

expenditure on Pathfinder projects commencing in the final quarter of 2003/04.   

 

The Bridging NewcastleGateshead programme covers 77,474 dwellings and 140,180 

people across the two local authority areas.  The programme covers nearly 4,000 

hectares of land.  Twenty-four full and part wards are covered, of which nineteen are 

classed as being amongst the 10% most deprived wards in England.   

 

The Prospectus sets out the problems which beset the NewcastleGateshead 

Pathfinder area, and the issues to which the programme is responding, including: 

 

• A high level of social rented housing (48% across the Pathfinder 

compared to 29% regionally and 20% nationally), which is becoming less 

popular as demand for social housing declines. 

• The low level of owner-occupation, low value of private property and 

high level of privately rented accommodation within the Pathfinder area. 

• The decline in the population of the Bridging NewcastleGateshead area, 

which is even more pronounced than the decline in the regional 

population.  Evidence indicates that those moving out of the region cite 

‘employment’ as their main reason for leaving, with those leaving for 

other parts of the region stating that ‘housing choice’ is their main reason 

for leaving. 

• The decline of traditional industries in the area, which has led to a loss of 

jobs and undermined people’s need to live within the Pathfinder area; this 

employment loss has been accompanied by a decentralisation of 

employment, which has increased the attractiveness of peripheral areas of 

the Tyne Valley. 
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Bridging NewcastleGateshead’s vision is that: 

 

“by 2018, the housing market in NewcastleGateshead will be revitalised, 

strong and stable, fully integrated with the renaissance of the region.”  

 

Over the first three years £73m of HMRF will be invested, along with a substantial 

amount of matching funding, to put in place the foundations for a fifteen year 

programme to achieve this revitalisation.  More detail on the Bridging 

NewcastleGateshead programme is included in Chapter 3, Progress Against Strategic 

Objectives. 

 

1.4 The Phase 1 Evaluation 
 

Bridging NewcastleGateshead has been operational for around twelve months, with 

considerable development work undertaken to develop projects and systems prior to 

the programme being approved.  The requirement to submit the Scheme Update in 

summer 2005 presents an opportunity to fine tune the strategy and improve the 

operational effectiveness of the Pathfinder, and the phase 1 evaluation makes an 

important contribution to this work.  

 

The Core Team and their partners will benefit from understanding which have been 

the successful elements of the initial investment, and examining any changes in 

market dynamics which may have an impact on the programme.  One element of the 

work is to put in place a structure for the on-going evaluation of the Bridging 

NewcastleGateshead programme, which will allow future strategy and 

implementation to be reviewed and adapted on a regular basis.  A draft evaluation 

framework has been produced and will be refined following consultation with the 

Bridging NewcastleGateshead Core Team in early February.  

 

Work on the evaluation to date has comprised several elements: 

 

• Interviews with twelve strategic consultees from the Bridging 

NewcastleGateshead Steering Group and Executive Group, including key 

partner and stakeholder organisations, to assess their view of progress to 

date and identify the issues they wished to see explored in more detail in 

the evaluation; 

• A review of policy development and changes since the submission of the 

Prospectus and the identification of the implications of any changes for 

Bridging NewcastleGateshead; 

• An assessment of the Pathfinder Prospectus and progress to date on the 

four strategic objectives; 

• An analysis of performance on spend and outputs to date; 

• A detailed review of the programme in each of the four ADF areas, 

including an analysis of the case for intervention, examination of project 

documentation and performance on spend and outputs and interviews 
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with key players in each ADF area including members of the Pathfinder 

Core Team and partners in both local authorities and ALMOs; and 

• Analysis of the findings and development of early conclusions and 

recommendations which will be tested and developed in the New Year. 

 

A list of those consulted in the evaluation so far is provided at annex 1. 

 

1.5 Early 2005 Evaluation Activity 
 

A number of tasks remain and will be undertaken in January and February 2005 to 

complete the Phase 1 evaluation activity.  These include the finalisation of research 

into changing house prices across the Pathfinder area and a review of the Vitality 

Index; the incorporation of the findings from the governance review which has been 

carried out in parallel with this research; a series of workshops with the core team 

and key partners to develop and refine the conclusions and recommendations; and 

the development of a long-term evaluation plan and methodology for the Pathfinder.  

The last task will be the most important as it will provide Bridging 

NewcastleGateshead with the basis on which to assess the performance of the 

programme in future years, and the progress being made towards achieving the 

vision outlined above.  
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2 Strategic Overview 
 

2.1 Introduction 

 
The Bridging NewcastleGateshead Pathfinder operates within the context of local, 

regional and national policies and policy developments.  It is important to 

understand the strategic and institutional changes which will affect the Pathfinder’s 

ability to deliver transformational change.  Our review of the strategic context in 

which the housing market renewal programme is operating in NewcastleGateshead 

comprised three elements: 

 

• An analysis of housing market change which has affected the Bridging 

NewcastleGateshead area since the establishment of the Pathfinder; 

 

• A review of relevant policy developments since the Prospectus was 

submitted; and 

 

• Strategic consultations with Bridging NewcastleGateshead’s partner 

organisations (a full list of consultees is provided at annex 1). 

 

This section outlines the findings of this research, beginning with the review of 

housing market change.  This is followed by a detailed policy review highlighting 

the implications for Bridging NewcastleGateshead of a number of recent 

developments.  

 

2.2 Housing Market Context 
 

An important part of the phase 1 evaluation activity has been the detailed review of 

house price changes in the Pathfinder and surrounding areas.  Any review of the 

progress made by Bridging NewcastleGateshead must be informed by an 

understanding of the wider housing market and the place of the Pathfinder 

neighbourhoods within it.  The methodology developed will be an important tool in 

the on-going evaluation of the Pathfinder (see section 8 of this report), and a detailed 

report of the findings is provided as an appendix.  Here we report a summary of the 

findings. 

 

The Bridging NewcastleGateshead area represents the largest contiguous area of low 

prices in the NE postcode area, which stretches north as far as Holy Island and as far 

west as Cumbria.  In 2000, average house prices in the Pathfinder area were only 80% 

of the average in the North region, although this gap had narrowed somewhat by 

2004.  Prices have increased considerably in the North East since that time, 

outstripping the growth in the regional economy (as has been the case across the 

UK).  This raises issues of the affordability of owner-occupation which Bridging 

NewcastleGateshead will need to bear in mind given their strategic objectives.  

House prices in the Pathfinder area have more than doubled since 2000.  When 



Bridging NewcastleGateshead Phase 1 Evaluation 

CONFIDENTIAL 

EKOS Consulting and the Centre for Regional Economic and Social Research 

 

9 

compared with other low priced areas, however, house price rises in the Pathfinder 

area were lower. 

 

Examination of house price data at the neighbourhood level can identify local trends 

and changes, and can indicate changes in the popularity and function of a 

neighbourhood.  The appendix contains a detailed examination of housing market 

trajectories in each of the Pathfinder’s postcode sectors.  In general the Pathfinder 

neighbourhoods can be classified into three distinct groups: 

 

• transitional markets -  areas that have experienced relatively high rises in house 

prices, high turnover and where the underlying function of the 

neighbourhood (in housing market terms) appears to be changing 

 

• unstable and rising markets – areas that have experienced an improvement in 

market fortunes, characterised by rising demand outstripping the situation 

across the Pathfinder and Newcastle and Gateshead, but which does not 

appear to relate to a change in the underlying function of the area within the 

local housing market 

 

• weak markets – areas that have experienced rises below the average across the 

Pathfinder, including areas that might be considered at best stable or self-

sustaining and at worst falling or eroding 

 

The Pathfinder contains a number of neighbourhoods within each category, 

indicating the importance of adopting approaches tailored to meet the specific needs 

of each neighbourhood when developing market renewal initiatives. 

 

Overall the house price analysis illustrates very clearly that the Pathfinder is not 

operating in a static market.  The effectiveness of the interventions made by Bridging 

NewcastleGateshead will be influenced by market conditions.  This highlights the 

usefulness of having a control group against which changes in the housing market in 

the Pathfinder area can be compared.  Two potential control groups are suggested in 

the appendix. 

 

2.3 Strategic Policy Review 
 

The nature of the Housing Market Renewal initiative is that it aims to secure 

sustainable neighbourhoods by complementing wider activity in target areas to 

achieve widescale change, beyond improvements to the housing stock.  This 

necessitates complementarity with other strategies of relevance to Newcastle and 

Gateshead. Recognition of how Bridging NewcastleGateshead can contribute to the 

objectives of other strategies, as well as how they can contribute to the Pathfinder, 

will enable maximum benefit to be achieved in the targeted communities.  

 

The intention here is to build on rather than repeat those strategies highlighted in the 

Pathfinder Prospectus. Wherever possible, reference is made to strategic changes that 

have occurred since the production of the HMR Prospectus whilst also referring to 
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ongoing initiatives that have the potential to impact on Bridging 

NewcastleGatehead’s strategy and delivery. The number of new and amended 

strategies since the approval of the Prospectus in February 2004 is limited. First, 

consideration is given to changes in the local context, followed by regional and then 

national policy amendments.  

 
2.3.1 Changes in the Local Context 

 

There have been a number of changes in local conditions since the submission of the 

Prospectus in 2003.  This section considers the impact on Bridging 

NewcastleGateshead of: 

 

• The results of the 2004 local elections; 

• The introduction of the Arms Length Management Organisations; 

• Local Area Agreements; 

• Changes in education policy; 

• Transport changes; and 

• Sub-regional strategies. 

 

The 2004 Local Government Elections  

 

Political leadership within Newcastle and Gateshead Councils will have an 

important influence over the activities to be supported through Bridging 

NewcastleGateshead, as the two authorities are responsible for delivering the bulk of 

the current programme as well as key supporting activities such as education and 

neighbourhood management. Since the Prospectus was developed Newcastle City 

Council has passed from Labour to Liberal Democrat control as a result of the June 

2004 elections. This election saw Labour lose 24 seats in the city, all to the Liberal 

Democrats, resulting in the Liberal Democrats having 48 seats to Labour’s 30 seats.  

 

Immediately after the election, the Liberal Democrats announced that they would not 

continue the City’s Going for Growth strategy.  Going for Growth was a 20 year 

strategy introduced by the Labour Council in 1999 which intended to tackle the long-

term population and economic decline of Newcastle.   By 2020 it was intended that 

the population would increase to around 300,000 and there would be 30,000 more 

jobs and 20,000 new homes in the city, with 7,000 houses cleared.  There was 

considerable public opposition to the scheme and many felt that there had been little 

public involvement in the development of the proposals.  

 

Although this decision has had implications for Bridging NewcastleGateshead, 

examination of the local election results shows that the majority of the Pathfinder 

wards continue to have Labour councillors, adding to the potential for political 

disagreements over the best way forward. Whilst changes to ward boundaries make 

comparisons with the 2003 results difficult, there does appear to have been an 

increase in Liberal Democrat support in the Pathfinder area, although perhaps not to 
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the same extent as in Newcastle overall, where the Liberal Democrat share of the 

vote rose from 35.9% to 44.5%1.   

 

The approach to housing market renewal in Newcastle could now be classed as one 

more of evolution than revolution, with the Discovery Quarter emerging as one of 

the key areas of investment.  The Discovery Quarter represents a major opportunity 

to draw out the market strength of the City Centre into the Inner West. A masterplan 

is being prepared which seeks to integrate the full range of potential office, leisure, 

commercial and transport developments in the area, as well as set out how new 

residential development can help achieve the market renewal objectives of the 

Pathfinder. A potential development of 2,400 new residential units has been 

identified. Once completed the masterplan and Elswick study will be combined to 

form an Area Action Plan as part of the new Local Development Framework. 

 

Local election results in Gateshead were less dramatic with Labour maintaining 

control with a majority of 21 seats, a loss of three seats to the Liberal Democrats since 

the previous term. All but one of the Gateshead wards that fall within the Pathfinder 

area remain under Labour control. There is therefore continued support for existing 

regeneration initiatives in operation in the city, including Housing Market Renewal.  

 

The Introduction of Arm’s Length Management Organisations 

 

Arm’s Length Management Organisations (ALMOs) have now been established in 

both Newcastle and Gateshead to manage Council owned stock. Your Homes 

Newcastle and the Gateshead Housing Company manage a total of 55,000 homes 

across the two cities. The business plans and strategies of both ALMOs contain 

references to the need to ensure linkages with the HMR programme.  However, the 

ALMOs and Bridging NewcastleGateshead have very different priorities, which have 

caused difficulties in some cases.  Both ALMOs are required to increase the 

proportion of stock that satisfies the Decent Homes Standard as a matter of priority.  

The Bridging NewcastleGateshead focus on tenure diversification does not 

necessarily fit easily with the ALMO’s contracts to manage a fixed number of council 

properties. 

 

Your Homes Newcastle has suggested that the number of empty social sector 

properties is decreasing, although it is a matter of debate how permanent this 

apparent increase in the demand for social housing will be. Reducing the level of 

void properties is an important objective for the Pathfinder although it may make 

some of Bridging NewcastleGateshead’s proposed schemes more difficult, such as 

the plan to improve void social properties for sale into private ownership, and the 

clearance of void properties planned in some areas. 

 

Other research indicates that the vast majority of households in the social sector are 

low/no income households and in terms of sustainable communities there may be a 

dichotomy between the desire for ALMOs to maintain their stock levels, and the 

                                                      
1 ‘How Newcastle Voted 2004’, NCC Policy and Research Services 



Bridging NewcastleGateshead Phase 1 Evaluation 

CONFIDENTIAL 

EKOS Consulting and the Centre for Regional Economic and Social Research 

 

12 

aspiration of the Pathfinder to secure a more balanced tenure across 

neighbourhoods. There is now a need to take stock of the ALMOs long term plans 

and reconcile these with the aspirations of the Pathfinder.  
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Local Area Agreements 

 

The identification of Gateshead as one of 21 authorities in England to pilot Local 

Area Agreements (LLAs) was announced in October 2004. LLAs are intended to 

provide local authorities with more flexibility in how they spend their funding with 

agreements to be structured around the three key themes of children and young 

people; safer and stronger communities; and health and older people.  There is a 

strong culture of corporate working at Gateshead MBC with close co-operation 

across departments which has proved very beneficial in implementing the Bridging 

NewcastleGateshead programme.  

 

Greater flexibility in funding decisions may allow Gateshead Council to increase the 

finances that they are able to commit to the overall Pathfinder programme through 

match funding contributions. Of the three themes on which the LLA provides 

flexibility the safer and stronger communities theme is the one with the greatest 

potential to directly benefit the Pathfinder although investment in the other two 

themes could also potentially improve neighbourhood conditions and perceptions. 

Increased investment in the other two key themes would also have the potential to 

assist in the wider renewal of Pathfinder neighbourhoods.    

 

Education  

 

Many schools in Newcastle and Gateshead will benefit from PFI investment in their 

infrastructure. A number of these schools fall within the Pathfinder boundary. 

Evidence suggests that a poor quality learning environment impacts on the 

educational achievements of young people and that improvements to the learning 

environment can boost performance. The reputation of local schools is believed to be 

an important determinant in the housing decisions made by families with school age 

children, although research commissioned by other Pathfinders has questioned the 

importance of education as a driver of housing market demand2.  

 

At present many of the schools within the Bridging NewcastleGateshead area do not 

have positive reputations and in some cases examination results are poor. PFI 

investment in the Bridging NewcastleGateshead area has the potential to improve 

perceptions of schools which would in turn make the schools’ feeder areas more 

attractive to families looking for a place to live.  

 

In addition, a number of schools that lie within the Bridging NewcastleGateshead 

area are covered by education action zones which aim to increase levels of literacy 

achievement in primary schools and achievement in math, English and science at 

secondary school level as well as improving attendance and the quality of teaching. 

Once again this initiative will help to improve perceptions of local schools which 

may go on to increase the attractiveness of surrounding properties.   

 

                                                      
2 Nevin, 2004 
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Transport 

 

Ensuring that those living in the Bridging NewcastleGateshead area are able to 

access employment opportunities elsewhere is important if economic disadvantage 

in the Pathfinder area is to be addressed. All the ADF strategies highlight the need 

for good access via public and private transport.  Nexus – the Tyne and Wear 

Passenger Transport Executive – has a 15 year plan to improve public transport 

provision up to 2016 (Towards 2016: The Challenge). One of the plan’s aims is to help 

reduce exclusion in the sub-region by improving accessibility, by public transport, to 

social facilities and employment opportunities. It is recognised that establishing and 

maintaining high quality and reliable transport links to the relatively deprived parts 

of the sub-region, which includes parts of the Pathfinder, are particularly important.   

 

Transport improvements per se are a double edged sword. It is now possible to 

access the City Centre employment market from the wider sub-region through the 

improved public transport system. The need to live physically close to employment 

centres has reduced considerably over the past 30 years, and this acts against the 

Pathfinder’s aspirations of persuading people to move back to the inner urban area. 

 

Sub-Regional Strategies 

 

The Tynewear Partnership aims to champion the economic development and 

regeneration of the sub-region. The Partnership’s economic strategy entitled Leading 

the Way sets out a vision for the area in 2024. One of the themes within this strategy is 

‘changing places’ which coincides with the Bridging NewcastleGateshead objectives 

by aiming to create areas with a range of facilities and high quality housing. The 

Tyne Corridor passing through central Newcastle and Gateshead, including the 

Pathfinder wards of Byker, Walker, Teams and Dunston, is identified as one of the 

priority areas for intervention under this theme, and this will directly complement 

housing market renewal investment. Ensuring that developments, whether 

residential, commercial or leisure, are accessible and served by public transport is 

also highlighted as a priority.  

 

Partnership working is key to the achievement of the sub-region’s objectives, as is 

stressed through the Tynewear Partnership Action Plan for 2003-2006. Eighteen 

organisations form the core of the partnership and therefore the plans that emerge 

have been developed through extensive consultation and are supported by a range of 

local stakeholders. This approach should help to ensure that the numerous 

programmes in operation in the sub-region are running in parallel. It is intended that 

activities supported through the Action Plan (using Single Programme resources) 

will add value to mainstream activities.  

 

Raising economic activity, employment and income levels is fundamental to the 

success of Bridging NewcastleGateshead. This places particular importance on access 

to training and employment actions, as well as the development of new employment 

opportunities. There is however an inevitable tension between this objective, and the 

continuing housing development in neighbouring authorities, with a danger that 
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individuals securing employment will choose to migrate from the Pathfinder to what 

are perceived as better neighbourhoods. 

 

Key Points: 

 

• While an evolutionary approach is now being taken with regard to population 

growth, there is a need to test proposals against the minimum levels of 

population needed to sustain key neighbourhood services, and this should be 

reviewed in consultation with the ALMOs. 

 

• The introduction of two ALMOs in the Bridging NewcastleGateshead local 

authorities will bring additional resources to tackle housing market issues but 

this leads to a requirement for closer joint working between the various 

agencies. 

 

• There is a tension between the ALMOs aims of maintaining levels of stock, 

and the Pathfinder’s aspiration of a more balanced tenure mix. 

 

• There is the potential to improve alignment with other local priorities such as 

education and transport. 

 

 
2.3.2 Changes in the Regional Context 

 

There have been a number of significant regional developments since the submission 

and approval of the NewcastleGateshead Pathfinder Prospectus.  Several important 

strategies – the Regional Spatial Strategy, the Regional Housing Strategy and the 

Regional Transport Strategy – are in development at the regional level and these will 

have important implications for the Bridging NewcastleGateshead Pathfinder.  

Another significant development has been the rejection of an elected Regional 

Assembly for the North East.  In the short term this effectively leads to the 

continuation of the status quo, with the North East Assembly leading the work on 

developing the strategies mentioned.  It is not yet clear what the longer-term impact 

of the referendum will be. 

 

Draft Regional Spatial Strategy 

 

A consultation draft of the Regional Spatial Strategy for the North East was 

published in November 2004. The document presents a long-term (15-20 year) 

strategy for the spatial development of the region and provides the context for a 

number of other regional strategies including the Regional Housing Strategy.  The 

RSS identifies a number of objectives which are relevant to Bridging 

NewcastleGateshead including stabilising and then increasing the region’s 

population, focusing housing development on previously developed areas, including 

the NewcastleGateshead Pathfinder area, providing a more appropriate mix of 
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housing through improvement and replacement and increasing the regional housing 

stock, and reducing the amount of vacant and obsolete housing in the region. 

 

The Regional Spatial Strategy (RSS) sets out a vision, strategy and framework which 

sets the spatial context for other regional and sub-regional strategies.  The RSS, when 

agreed, will help set the framework for the Regional Economic Strategy (RES), the 

Regional Housing Strategy, and the various Development Plan documents and Local 

Development Frameworks prepared by the local authorities. 

 

The North East RSS has been developed under four broad themes. These are: 

 

• Sustaining Communities; 

• Economic Prosperity; 

• Good Environment; and 

• Improving Connectivity. 

 

The RSS has been developed on an optimistic economic growth scenario. In effect, an 

evidenced based approach to economic forecasting would have resulted in a 

continuing decline of the region; the more optimistic scenario has higher rates of 

economic growth, higher employment levels, and less out migration and more in 

migration. The draft RSS does highlight the risk with using these assumptions: 

 

The RSS seeks to support a level of economic growth that will reduce 

regional disparities. A more buoyant economy will create more 

employment, enable the region to retain more workers and attract more 

workers from elsewhere. This could generate significant demand for new 

homes, perhaps up to 160,000 dwellings. However, this level of growth 

cannot be guaranteed and too much housing could adversely affect the 

delivery of housing market restructuring initiatives such as Newcastle 

Gateshead Pathfinder.” 

 

The caveat regarding the difficulties which will emerge if a high rate of net new 

housing is then not accompanied by higher levels of economic growth and 

employment is particularly relevant to Bridging NewcastleGateshead. In effect, new 

housing developments could be slowed down or, worse, values could remain 

stagnant or decline if economic growth is not maintained. It is likely that should 

there be lower than expected household growth, the Pathfinder would be more 

acutely affected than surrounding districts.  

 

The draft RSS is supportive of housing market renewal, although this is not confined 

exclusively to the Newcastle and Gateshead. Policy 7 states that: 

 

Tyne and Wear City Region – “support housing market renewal 

initiatives and programmes integrated with housing, planning and 

economic policy in the Newcastle Gateshead Pathfinder, Sunderland ARC 

and Sunderland Housing Group areas, SENNTRI; Rural Coalfield 

Communities Housing Regeneration insofar as it affects the Tyne and 
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Wear City region; and other housing market renewal initiatives that may 

come forward tailored to local circumstances”. 

 

The proposed net additions to the housing stock at the sub regional level indicate 

that significant annual growth will take place in both Northumberland and County 

Durham up until 2016, and this could have the effect of continuing to attract income 

earning households from the Pathfinder area. 

 

Table 2.1: Average Annual Net Additions, by Sub-Region 

 2004-2011 2011-2016 2016-2021 

Tees Valley 1,535 1,985 1,870 

Durham 1,030 1,295 970 

Northumberland 850 810 600 

Tyne and Wear 2,690 3,125 2,910 

North East 6,105 7,210 6,350 

Source: Draft RSS 

 

There is also scope for the Pathfinder to continue to lose population to its immediate 

neighbours. Again, significant net new houses will be allowed in both North and 

South Tyneside, although allocations are more heavily weighted to Newcastle and 

Gateshead from 2011 onwards. 

 

Table 2.2: Average Annual Net Additions in Tyne and Wear 

 2004-2011 2011-2016 2016-2021 

Gateshead 465 630 590 

Newcastle 665 910 845 

North Tyneside 455 505 475 

South Tyneside 375 355 330 

Sunderland 725 730 680 

Tyne and Wear 6,105 7,210 6,350 

Source: Draft RSS 

 

Complementarity with the HMR Prospectus is clear through the housing section of 

the RSS. The document emphasises that restructuring the housing market will not 

only involve an amendment to housing provision but the creation of more 

sustainable communities, which correlates with the Pathfinder’s objectives. Change 

in housing stock will in part be facilitated by the demolition and replacement of 

some existing dwellings “especially in areas of housing market failure or poor housing 

conditions” which will incorporate the Pathfinder area. However, wherever possible, 

the RSS places priority on the improvement of existing stock to reduce the number of 

empty properties, if they can be sustainable, rather than the demolition of current 

stock to allow for new development.  

 

Draft Regional Housing Strategy 

 

At the present time the North East Housing Strategy remains in draft form, as was 

the position at the time of the Prospectus submission. The strategy presents net 
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building requirements of 10,400 properties per annum as the upper limit against a 

net rate of 5,500 per annum identified in the Regional Planning Guidance (RPG). 

Alignment with the draft RSS rates, as detailed above, is closer. The draft Housing 

Strategy does not specify where building is to be concentrated within the region 

although it is stated that the location of new housing provision would be guided 

primarily by the RPG. 

 

The draft Regional Housing Strategy is currently being updated and is due to be 

submitted to Ministers by May 2005. Prior to submission a twelve week formal 

consultation period is scheduled from December 2004 to March 2005. On the basis of 

this timetable Ministerial approval is expected in July 2005.   

 

Draft Regional Transport Strategy 

 

The Regional Transport Strategy was drafted prior to the approval of the Bridging 

NewcastleGateshead HMR programme and is yet to be finalised. It will be important 

that the final document demonstrates complementarity with the HMR Prospectus as 

improved public transport links, in particular, and overall increased accessibility by 

means of both public and private transportation can make neighbourhoods more 

desirable.  

 

Key Points: 
 

• The current consultations on the RSS and Regional Housing Strategy provide 

an important opportunity for Bridging NewcastleGateshead to ensure their 

priorities are reflected in these important regional documents. 

 

• The RSS highlights the need to support HMR areas but what this means in 

practice in terms of housing allocations has still to be finalised. It is important 

that the RSS continues to prioritise HMR irrespective of existing planning 

permissions. 

 

• If the assumed higher rate of economic growth does not materialise, there is a 

real possibility that market renewal could be undermined, with new housing 

in stronger neighbouring markets proving to be more attractive than new 

developments within the Pathfinder. 

 

• As currently drafted, there is a risk that supply will exceed demand over the 

next 10 years, and this could undermine the Pathfinder’s effort to secure 

significant tenure change. 
 

 
2.3.3 Changes in the Wider Strategic Context 

 

In addition to the local and regional changes impacting on Bridging 

NewcastleGateshead, the Pathfinder programme has been affected by a number of 

changes in the wider strategic context.  This section looks at national policies and 
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strategies which will influence the implementation of the Bridging 

NewcastleGateshead programme, beginning with the Northern Way and 

Comprehensive Spending Review, which will determine the resources available to 

the Pathfinders, and then considering policies which will directly affect the way in 

which the Pathfinder delivers its programme, including the Housing Bill, Decent 

Homes standard, new planning and compulsory purchase powers and anti-social 

behaviour legislation.  Finally two pieces of research are considered – one looking at 

home ownership in areas of low demand, and the second considering lessons from 

the early phase of the Pathfinder programme. 

 

The Northern Way 

 

Published in September 2004, Moving Forward: The Northern Way identifies Tyne and 

Wear as one of the eight city regions that drive the economic growth of the North of 

England. The aim of the Northern Way is to reduce the £29 billion output gap that 

exists between the north and the rest of the UK by boosting the economic 

performance of the city regions and creating a more appealing environment in which 

to live and work. Whilst it is recognised that the eight city regions are different they 

are all considered to have significant growth potential.  

 

The overall aim is for the North to achieve national average GVA per capita within 

25 years.  This is a demanding target but one which has the potential to have a 

significant impact on the North East, where GVA per head is well below the national 

average.  Reversing the economic trends which have led to the decline of the region 

relative to other areas of the UK is likely to have an effect on the demand for housing 

in the North East.  Currently, the most common reason for moving given by those 

leaving the region is ‘employment’.  A revitalised economy will help to end the long-

term population decline experienced by the North East and lead to a healthier 

regional housing market. 

 

Ten policy priorities to achieve economic growth are identified through the strategy 

which are to: 

 

1. Bring more people into work; 

2. Strengthen the knowledge base to support innovation in every company; 

3. Build a more entrepreneurial culture; 

4. Support the expansion of key clusters of companies to allow the North to 

capture a greater share of global trade; 

5. Invest in meeting the skills needs of employers; 

6. Prepare a Northern Airports Priorities Plan to identify ways to secure the 

growth of the North’s airports; 

7. Improve access to the North’s sea ports; 

8. Better integrate public transport services within and between the city 

regions; 

9. Create truly sustainable communities; 

10. Market the North to the world. 
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Of direct relevance to the Pathfinder, the ninth policy priority states “We must take a 

much bolder approach to creating truly sustainable communities. We must provide real 

housing choices for all households.” It is recognised that the Pathfinders will make a 

contribution to the achievement of this objective but partnership working will be 

required to accelerate the renewal of stock and provision of affordable housing. The 

Northern Way’s Tyne and Wear Growth Strategy report suggests that greater supply 

of executive homes will be key to retaining high-income managers and professionals 

within the city region.   

 

The principles of the Northern Way are intended to complement existing strategies 

in place across the north of England. In addition the development of new strategies 

should build on the foundations laid by this document, and this will include the 

Regional Spatial Strategies.  

 

The Northern Way is of particular importance to Bridging NewcastleGateshead. Put 

simply, the Pathfinder needs the region and sub-region to achieve a higher economic 

growth rate over a long period of time to reduce population decline and increase 

household incomes in order to support its aim of housing market renewal. 

 

Comprehensive Spending Review 2004 

 

The government’s spending plans for 2005-2008 were published in July 2004 through 

the 2004 Spending Review entitled Stability, Security and Opportunity for All: Investing 

for Britain’s Long Term Future. The announcement confirmed an increase in the level 

of investment available to improve Britain’s housing stock with a pledge to spend 

£150m on a Community Infrastructure Fund by 2007/8, a 50% increase in new social 

housing building and an increase in funds from £150m in 2004/5 to £450m in 2007/8 

to regenerate low demand areas in the north of England and Midlands, to be directed 

through the Pathfinders. Overall housing spending (including local and regional 

programmes) will be £1.3bn higher in 2007/8 than in 2004/5, an annual average 

growth rate of 4.1% in real terms. 

 

The increased housing budget was in part sparked by the publication of the Barker 

Report (see below) which stated that 140,000 new homes were required per year in 

Britain to satisfy growth in demand. Confirmation of a longer term financial 

commitment to the Pathfinder areas is a positive development, allowing 

NewcastleGateshead to plan their activity programme with some certainty.  This 

commitment has recently been extended through the government’s recently 

published five year housing plan, ‘Sustainable Communities: Homes for All’, which 

makes a commitment of £1.2bn to the Housing Market Renewal Fund (HMRF) up 

until March 2008.  The vast majority of this funding will be set aside for the nine 

Pathfinder areas. 

 

Barker Review of Housing Supply   

 

The Barker Review into the Supply of Housing Land (2004) deals with the issues 

underlying the lack of supply in the UK’s housing market and considers implications 
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for future policy, including planning policy.  It is estimated that in England as a 

whole each year, 179,000 households are formed whilst in 2002 only 134,000 new 

houses were built.  It is estimated that an additional 70,000 houses are needed each 

year to bring price rises in line with European averages.   

 

The report sets out a number of recommendations to address the lack of supply and 

responsiveness of housing in the UK. It highlights the need to build economic 

considerations into the planning system, acknowledge market signals and assess the 

costs and benefits of development and land use more effectively. It also suggests that 

the house building industry needs to increase the attention it pays to the quality of 

service offered to consumers as well as issues of sustainability, design and 

innovation. It is stated that in order to deliver an adequate supply of housing, action 

is needed by all parties in the sector, i.e. government, the house building industry, 

social housing providers, communities and local authorities.   

 

Although an increase in housing supply is deemed necessary the report identifies the 

need to strike a balance between the needs of: 

 

• Greater economic stability and economic growth; 

• Adequate and affordable housing for a growing population; 

• Meeting the housing aspirations of individuals; 

• Efficient allocation of resources; and 

• Environmental and amenity considerations. 

 

A total of 36 policy recommendations are made through the report to assist in the 

achievement of a balance of the factors described above and between housing supply 

and demand.  Although the Barker Review is focussed on areas where supply is 

inadequate to meet demand, there may be important implications for areas such as 

Bridging NewcastleGateshead, where supply exceeds demand.  The availability of 

more and more affordable housing in other parts of the country is likely to increase 

the number of people moving away from the North East to access employment 

opportunities, unless it is accompanied by a significant up-turn in the region’s 

economy. 

 

The Housing Bill  

 

The draft Housing Bill is currently subject to scrutiny by the Committee of the House 

of Lords and received Royal Assent at the end of 2004. The Bill aims to:  

 

“help create a fairer and better housing market and protect the most 

vulnerable.”  

 

In summary, the main aims and provisions of the Bill are to: 

 

• Tackle low housing demand and anti-social behaviour by giving local 

authorities powers to license private landlords and to tackle anti-social 

behaviour in social housing. 
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• Deal with poor housing by introducing the mandatory licensing of larger 

houses in multiple occupation and establishing a Housing Health and 

Safety rating system.  

 

• Help the supply of affordable housing through modifications to the right 

to buy scheme to tackle profiteering to include an extension of both the 

qualification period and the period during which discount must be 

repaid. 

 

• Reform the home buying and selling process through the introduction of 

a home information pack. 

 

The Housing Bill will provide the local authorities with enhanced powers to tackle 

problem housing.  Much work has already been done to prepare for the Bill with 

both authorities establishing teams to work with private landlords, and Newcastle 

City Council building on the existing Private Rented Project which has been running 

successfully in the city for a number of years.  Tackling the problems caused by 

poorly managed private rented housing in some parts of the Bridging 

NewcastleGateshead area will improve the area substantially. 

 

Decent Homes 

 

The Government’s definition of a ‘decent’ home is one which: meets the current 

statutory minimum standards for housing; is in a reasonable state of repair; has 

reasonably modern facilities and services; and which provides a reasonable degree of 

thermal comfort.  Published in May 2004 ODPM’s Making it happen: Decent Homes – 

Decent Homes Better Lives sets out the rationale for achieving decent homes and how 

the Government is helping to achieve this standard. Three options are outlined in the 

document to assist councils and housing associations that require additional funds to 

achieve the required standard. These are: setting up an arm’s length management 

organisation; using the Private Finance Initiative to encourage private sector 

investment; or transferring stock to a Registered Social Landlord. 

 

The ODPM Select Committee’s report on Decent Homes (May 2004) welcomed the 

Government’s target to bring all social housing and 70% of private dwellings 

occupied by vulnerable households up to the decent homes standard by 2010 but 

concluded that the target may not be met. The Committee felt that the Decent Homes 

Standard had been set at too basic a level and that a more aspirational ‘Decent 

Homes Plus’ standard would be required at a later date to satisfy “reasonable tenant 

expectations”. In addition it was argued that limiting the private sector target to just 

the 70% most vulnerable made little sense and that instead a higher priority should 

be given to the standard across the whole of the private sector.  

 

Both Bridging NewcastleGateshead authorities have opted for the ALMO route to 

access the resources required to improve their council housing stock, with Your 

Homes Newcastle and the Gateshead Housing Company being established during 
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the past year.  Both have plans for major investment in their stock once they have 

received the necessary 2* rating at inspection.  It is estimated that nearly 40% of the 

Gateshead stock and up to 80% of the Newcastle council stock does not meet the 

decent homes standard at present.  As noted earlier, the introduction of ALMOs as 

new housing stakeholders has led to some complications for Bridging 

NewcastleGateshead (and a number of other Pathfinders).  There is an issue of 

differing and, to some extent, conflicting priorities between the Pathfinder, with its 

focus on transformational change, and the two ALMOs with their targets to improve 

the existing housing stock. 

 

The Planning and Compulsory Purchase Act 

 

On May 13th 2004 the Planning and Compulsory Purchase Act received Royal Assent 

marking the introduction of major changes to the English planning system. This 

change in policy shifts the emphasis from the regulation of land use towards the 

delivery of outcomes to create sustainable communities.  

 

Under the new legislation a Regional Spatial Strategy is required to be produced 

with the development of the North East document being led by the North East 

Assembly. The Regional Spatial Strategies will replace the current Regional Planning 

Guidance and have a legal status rather than being policy guidance. Of potential 

benefit to the NewcastleGateshead Pathfinder for their acquisition programme, the 

Act increases the power of local planning authorities to use CPO powers which will 

assist the programme to assemble key sites and properties. Under the Act authorities 

will be able to compulsorily acquire land if they believe it will facilitate the land’s 

development, redevelopment or improvement and contribute to the improvement of the 

area’s economic, social and/or environmental well-being.   

 

Although the Act has provided the local authorities with new powers, the use of 

these powers will be dependent on the decisions made by the local politicians.  

Wherever possible it is likely that CPOs will be avoided, with the Liberal Democrat 

administration in Newcastle committed to using demolition only as a last resort.  

Other Pathfinders have experienced significant delays in the CPO process, with 

knock on effects for the achievement of expenditure and output targets, which 

Bridging NewcastleGateshead will wish to avoid. 

 

In addition to the introduction of a Regional Spatial Strategy, the Act requires local 

authorities to bring together a Local Development Framework which will contain 

details of all the authority’s policies that may affect the development and use of land. 

This local development framework system marks a departure from the local and 

unitary development plan system.  The new approach may lead to some 

complications for example in the case of the Walker Riverside Masterplan, which it 

was hoped could be adopted as Supplementary Planning Guidance (under the 

previous planning regime). 

 



Bridging NewcastleGateshead Phase 1 Evaluation 

CONFIDENTIAL 

EKOS Consulting and the Centre for Regional Economic and Social Research 

 

24 

The Anti-Social Behaviour Act 2003 

 

Royal Assent was given to the Anti-Social Behaviour Act 2003 on 20th November 

2003. The act contains a wide range of measures to reduce instances of anti-social 

behaviour which include:  

 

• Giving county councils and housing action trusts permission to apply for 

anti-social behaviour orders, helping to tackle nuisance neighbours;  

• Closure of crack houses; 

• Dispersal of groups causing harassment or intimidation; 

• Extending penalty notices for disorder to 16 and 17-year-olds; and  

• Lifting automatic reporting restrictions on anti-social behaviour orders on 

conviction in youth court. 

 

To help implement the act, TOGETHER is the Home Office’s initiative to tackle anti-

social behaviour, launched in January 2004. Ten pilot areas were initially identified to 

operate the scheme which was rolled out to include further local authorities in 

October 2004, including Newcastle and Gateshead. In Gateshead the council has 

asked residents to inform them of specific locations where anti-social behaviour is a 

problem so that direct action can be taken to address the issues.  

 

Anti-social behaviour is recognised to be a significant issue in many Pathfinder areas 

across England which can discourage people from moving into an area as well as 

encouraging existing residents to leave, if they have the means to. By helping to 

reduce anti-social behaviour, the TOGETHER campaign has the potential to increase 

the attractiveness of HMR areas within NewcastleGateshead, which coupled with 

improvements to the housing stock and physical environment, may increase 

sustainability.  Both local authorities have introduced enhanced neighbourhood 

management activity through Bridging NewcastleGateshead and there are examples 

of close working with the police to tackle anti-social behaviour. 

 

Home Ownership Solutions in Local Demand Areas 

 

The Centre for Urban and Regional Studies at the University of Birmingham and 

Halifax Bank of Scotland were commissioned by the ODPM and Council of Mortgage 

Lenders to study home ownership in low demand areas resulting in a report issued 

in September 2004. The concentration of such properties within the nine designated 

Housing Market Renewal areas makes this study of direct relevance to the Bridging 

NewcastleGateshead Pathfinder. 

 

The study was intended to: 

 

• Identify the financial situation faced by private sector residential property 

owners; 

• Quantify the extent of lenders’ current exposure in the Pathfinder; and 
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• Identify, test and recommend solutions to facilitate housing market 

renewal in those areas recognised to be experiencing low housing 

demand.  

 

Twenty nine lenders provided details of every loan in their portfolio within 

Pathfinder areas. This exercise showed that lending was generally operating 

normally within the Pathfinder areas with slight under-representation of lending in 

areas of severe market stress. The study found that the majority of Pathfinder 

neighbourhoods are not experiencing comprehensive market failure but do contain 

low value housing and significant market weakness.  

 

Supply of mortgage finance was not found to be a major constraint in areas of low or 

changing demand and owners do not perceive there to be an outstanding need for 

new products. It is, however, suggested that lenders should gain greater 

involvement in the development of Pathfinder strategies to allow their interests to be 

represented and build on their housing market knowledge. Through consultation 

with lenders it was concluded that the most effective approach to achieving market 

renewal in the medium and longer term was to implement wider regeneration 

measures to include improvements to the environment, services and facilities, 

improvement of obsolete housing and tackle issues such as crime. Initiatives such as 

these, it is argued, will help to increase market confidence and result in increased 

demand.    

 

It is interesting to note these findings and their potential impact on the second phase 

of the Bridging NewcastleGateshead programme.  Several of the strategic 

interviewees called for greater involvement of the private sector, including 

developers and financial institutions in future Bridging NewcastleGateshead activity. 

 

The study did not address the issue of assisting home owners to move from low 

value homes to higher value homes. This will become increasingly important as low 

value homes are removed, and new developments reflect higher, and hopefully, 

more sustainable values. The Pathfinder needs to consider to what extent new 

arrangements need to be put in place, taking account of current Regulatory Reform 

Order policies, to ensure that financial support, possibly through equity stakes, is 

available for local home owners displaced by regeneration activity. 

 

The Road to Renewal 

 

The Road to Renewal – The Early Development of the Housing Market Renewal Pathfinder 

Programme in England was published by the Centre for Regional Economic and Social 

Research (CRESR) at Sheffield Hallam University in October 2004. The report 

examines the origins of the programme, the scope and scale of activities and the 

issues which need to be overcome by the Pathfinders to allow the Market Renewal 

Programme to be a success. In conducting this exercise issues for additional policy 

development are highlighted.  
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Through the report 39 issues are identified which the authors believe need to be 

addressed by ODPM, the nine Pathfinders and their partners as the programme 

progresses. These issues are grouped under the nine themes of:  

 

1. Clarifying programme aims and objectives at the national, regional and 

local level; 

2. Accommodation of operational diversity within the programme; 

3. The costs of market transition as the social costs are high but revenue 

costs are not considered in Central Government allocations to local 

authorities; 

4. Building capacity within the programme through collaboration between 

Pathfinders (the report goes so far as to suggest that the Audit 

Commission should assess capacity prior to the allocation of resources in 

future phases); 

5. A multi-layered process – to integrate initiatives in operation within the 

Pathfinder areas to include the establishment of mechanisms to resolve 

situations where contradictions between policies arise;  

6. Enhancement of programme delivery through greater co-operation 

between Government agencies and greater linkages between the public 

sector and developers and financial institutions; 

7. Developing a more sophisticated approach to gathering intelligence to 

monitor market change; 

8. Securing wide and robust ownership of the market renewal approach; 

and 

9. The need for Central Government to confirm long-term financial 

commitments to ensure confidence is maintained.   

 

Several of these issues are of relevance to the Bridging NewcastleGateshead 

programme and will need to be addressed in the development of the Scheme 

Update.  The report recognises that the programme is at an early stage of its 

development and states that it is not intended to be an evaluation but a contribution 

to the process of the programme’s development. It is concluded that “It is not 

surprising that the HMR programme has raised new questions, revealed gaps in knowledge 

and understanding, tested legal boundaries and demanded a unique degree of co-ordination at 

national, regional, sub-regional and local levels. These are the inevitable consequences of 

innovation.” A danger is emphasised that the programme could be ‘normalised’ into 

another physical regeneration programme rather than a new multi-stranded 

approach to market renewal.  

 

This danger has been recognised by Bridging NewcastleGateshead and the need for a 

more clearly articulated vision and strategy has been identified.  The Road to 

Renewal report highlights that the challenge for the Pathfinders will be to “combine 

depth of analysis with speed of response” to achieve maximum benefit through the 

programme. Through the report a number of issues are raised which warrant 

attention by all Pathfinders as they mature. 
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Key Points: 

 

• The Northern Way sets out a strategy for the northern regions to close the 

economic development gap with the south.  Improving the economic 

performance of the North East will be crucial to Bridging NewcastleGateshead 

achieving its aim of revitalising the NewcastleGateshead housing market. 

 

• While the Barker Review addresses the need to increase supply in areas where 

demand is high (the south of England), it does not tackle issues where demand 

is low. Further consideration of balancing future supply and demand in a low 

demand, low growth context is required. 

 

• The Housing Bill, Decent Homes, Planning and Compulsory Purchase Act and 

Anti Social Behaviour Act provide a range of opportunities for joint working, 

collaboration, joint training and the exchange of good practice. As these new 

recent legislative developments affect the Pathfinder’s ability to implement its 

programme, Bridging NewcastleGateshead could play an important role of 

facilitating joint working. 

 

• A report on the early development of the HMR Pathfinder Programme has 

highlighted a number of issues which Bridging NewcastleGateshead should 

address in the development of the Scheme Update. 

 

 

2.4 Strategic Perspectives 
 

As part of the evaluation we spoke to a number of strategic consultees about their 

perspectives on the NewcastleGateshead programme.  The purpose of the interviews 

was to elicit their views on how effectively the programme has performed in the 

following key areas: 

 

• Strategic Congruence:  Aligning itself with emerging strategies; 

• Partnership: Nurturing internal and external relations; 

• Delivery: Developing processes and challenges to date; 

• Progress to Date: Learning lessons and overcoming constraints; and 

• The Future: Identifying future expectations and challenges. 

 

This section is structured around each of these themes.   

 
2.4.1 Strategic Congruence 

 

The Northern Way 

 

The strategic respondents were unanimous in the belief that Bridging 

NewcastleGateshead’s links to the wider region and sub-region should be enhanced 

– especially if the migration out of the urban area is to be reversed.  Indeed, it was 

recognised that the city region focus within the Northern Way should provide an 
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opportunity for NewcastleGateshead to act as a driver for the sub-region.  

Respondents realised that selling the benefits of the Pathfinder to the wider region 

was necessary, but challenging.  Broadly speaking there was a belief that there was 

an acceptance within the region of Newcastle as an economic driver, but less 

acceptance that a thriving city region also meant that the inner urban area had to be 

an attractive place to live. 

 

The Regional Spatial Strategy (RSS) 

 

In relation to the RSS, some members of the Steering Group knew what was practical 

in terms of numbers – but were unclear about the amount of ‘replacement’ that will 

be deliverable.  It was stressed that there has been considerable ‘behind the scenes 

work’ to make sure the RSS gives Pathfinder the right emphasis and prominence.  

The implications are that Newcastle and Gateshead will have to constrain new 

development outside the Pathfinder wards.  The key question is what the RSS would 

enable within Pathfinder in terms of new housing (the ADF co-ordinators have 

expressed anxieties here).  Several respondents were concerned about the large 

amount of existing permissions granted for housing.  As the detail on the RSS 

unfolds the implications will need to be considered.   

 

There was a view expressed that the area is suffering from ‘strategy overload’ (“with 

the layers, overlaps and morass of strategies it’s difficult context to get it all right”) and that 

rather than fitting with a hierarchy of strategies Bridging NewcastleGateshead 

should be much more about strategic alignment and informing how investment is 

made.  The respondents agreed that the Pathfinder needed to do more to align non-

housing strategies more effectively, notably education and transport, and, to a lesser 

degree, health.   

 

It is important, it was suggested, that Bridging NewcastleGateshead is tied into the 

regeneration strategies for the two cities (both forthcoming).  At the neighbourhood 

level (through the LSP and Community Plans) there was perceived to be a greater 

recognition of Bridging NewcastleGateshead.  One respondent would like to see 

greater consideration of adjacency issues, specifically, the impact of new housing in 

areas adjoining the Pathfinder or within its wider hinterland.   

 

Emerging priorities:  

 

• There is a desire for Bridging NewcastleGateshead to take steps to align itself 

more effectively with local (housing and non housing) strategies.   

• The two regeneration strategies need to reflect the aims and objectives of the 

Pathfinder in order to ensure true alignment of policies and investments. 

• Drawing on the evidence base there is a need for a greater awareness of the 

spatial context of Bridging NewcastleGateshead and a more ‘outward looking’ 

Scheme Update.   
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2.4.2 Partnership 

 

The section looks at partnership working within Bridging NewcastleGateshead.  It is 

intended to complement, not duplicate, the current work on governance and provide 

a strategic perspective on working relations.   

 

Local Authorities 

 

Working between the two local authorities was reported as constructive – “at working 

level – its pretty effective despite rivalries – there is not much point scoring and a degree of 

openness”.  It was suggested that there is scope for even more mutual support with 

staff and interventions moving more routinely and interchangeably across the river.  

Respondents identified a number of strengths within the local authorities, including 

project delivery in Gateshead and a creative approach in Newcastle.  This is explored 

further in the ADF reviews and provides a platform from which to build in the 

second phase of the programme.   

 

There appear to have been some minor tensions in joint working between Bridging 

NewcastleGateshead and the local authorities which have now largely been resolved.  

This predicament is not confined to NewcastleGateshead.  The local authority in 

Newcastle is under pressure through financial cuts and the new Liberal Democrat 

regime which won power on a promise of halting the “Going for Growth” strategy is 

still ‘bedding in’.  Internal reorganisation within Newcastle City Council will 

inevitably have had some staffing repercussions.  Ideally the governance issues will 

be resolved within the coming months in time for development of the Scheme 

Update.   

 

The Private Sector 

 

Several respondents felt that the strong local authority presence had perhaps been at 

the expense of other agencies including the private sector, although there is private 

sector representation on the Steering Group, including those who do not have a 

direct interest in the programme.  There was fairly unanimous support for involving 

a more diverse range of private sector partners in the coming years.  Of course the 

mechanism for engaging the private sector, and in particular the point in time at 

which this is most appropriately done, will need to be considered. 

 

Several respondents felt the local authorities adopted a traditional approach of 

‘involving them [the private sector] later on in the process’.  They expressed the view 

that bringing them along earlier would engender a greater degree of market realism 

(“they can create value”).  “It’s essentially a private sector problem – trying to increase 

private ownership - therefore we need operational and strategic partnerships with the private 

sector”.  Several large house builders are based within the region and it was 

suggested that engaging them constructively would help the process of longer-term 

market change.  Of course any potential conflicts of interest would need to be 

resolved.  It was also proposed that secondments from the private sector to the Core 

Team could assist this process.   
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The Arms Length Management Organisations 

 

It was suggested that communication with the ALMOs – given the significance of 

their role in housing terms – should be enhanced. “’Your Homes Newcastle’ have not 

attended all the meetings.  There are issues around communication here”.  More favourable 

market conditions meant that, certainly in Newcastle, the ALMO was in a better 

position than originally anticipated (that is, it could let more housing).  There would 

certainly be some merit in further working (detailed discussion, a forum or working 

group for instance) on how the longer-term macro and micro investment plans of the 

ALMOs and Bridging NewcastleGateshead could be planned more harmoniously.   

 

Central Government 

 

Relations between the ODPM, the Steering Group, the Audit Commission and the 

critical friend were all reported to be constructive, with Bridging 

NewcastleGateshead responding in a pragmatic way to emerging concerns.  It was 

suggested that the Steering Group could be “arguably more cohesive”.  

 

The most active role in terms of support is being undertaken by the Audit 

Commission, which has both a scrutiny and critical friend role. These relationships 

are now maturing and the perception was that it is a helpful and constructive role, 

although it is important that the Audit Commission appreciate the speed with which 

structures and processes have been set up. 

 

Non-Housing Bodies 

 

Although respondents were confident that alignment of activity within the local 

authorities had been achieved, there was recognition that partnership working 

between Bridging NewcastleGateshead and non-housing bodies could be better: “we 

haven’t lined up well on the ground… we need clear protocols and people that can make 

things happen“.  The relationship here could be described as ‘co-incidental’, rather 

than ‘jointly planned and aligned’, despite recognition that “transport, environment 

and social elements are all fundamentally important” and “for neighbourhoods in transition 

– you need to ensure that they have the right sorts of schools”.  There is a need for the 

Pathfinder to be continually outward-looking in its approach to aligning activity.  

 

Of course it is difficult to align large capital programmes, although it was mooted 

that Bridging NewcastleGateshead could link more explicitly with the ‘Building 

Schools for the Future’ programme and with the Passenger Transport Executive.  For 

example, the local authorities could play a key role in influencing Local Transport 

Plan (LTP) spend.  The difficulty is, in part, perhaps a result of capacity constraints 

(within the Core Team and local authorities) and staff focusing on delivering short-

term projects rather than planning for longer term transformational change.  One 

respondent felt that the immediate priority should be aligning housing investment 

and strategy – notably with the ALMOs – and making the best use of capital receipts.   
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Emerging priorities:  

 

• There is an immediate need to align housing investment and strategies more 

closely (especially the ALMOs).   

• More constructive engagement (at the Steering Group and operational level) 

with the private sector has been called for.   

• From a strategic perspective respondents would like to be able to see the added 

value of the Gateshead programme and have the confidence that Newcastle 

has adequate capacity to deliver on its vision in coming years. 

 

 
2.4.3 Delivery Issues 

 

Introduction 

 

This section offers a strategic perspective of delivery.  In a sense many of the people 

on the Steering Group are ‘one step removed’ from implementation so their 

observations on delivery provide an exterior perspective.  These observations are 

intended to complement the chapter on appraisal and monitoring procedures which 

looks in detail at the project development, appraisal and decision making systems.   

 

Appraisal 

 

Several of the respondents intimated that Bridging NewcastleGateshead should be 

applying more rigorous economic appraisal criteria to its projects (certainly for larger 

projects running into millions of pounds).  This will require a more meticulous 

assessment of what Bridging NewcastleGateshead is paying for within the Scheme 

Update.  In-house appraisal and bidding may not be the most appropriate way 

forward for all projects in this context (indeed to ensure greater transparency other 

areas have out-sourced their technical appraisal, but not their decision making).   

 

Intervention Focus 

 

During phase one there were 100 or so projects that vary in size and impact.  For 

some Steering Group members these were too short term in nature and not 

sufficiently radical or interconnected: 

 

“The first submission was broadly an aggregation of a lot of projects that 

had been around for a while within each of the local authorities and it felt 

like we tried to fit these into a story”. 

 

This is a difficulty experienced by other Pathfinders and partly reflects the need to 

develop, within a very short timescale, a programme which could start delivering 

immediately.  There was general consensus that the scale of interventions should 

increase to achieve a greater transformational impact (that is, fewer but bigger, 

bolder interventions).  One view was that “all projects should be around £10 million plus 
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to achieve transformational change – we shouldn’t be messing about with bits of 

landscaping”.  It is not clear at this stage whether these strategic interventions should 

be packages of projects, themes for intervention or geographical priorities (or a 

combination) – various options will need to be considered.  There is a push within 

the Steering Group for more strategic interventions or so called ‘commissioning’ and 

more evidence based cross-ADF activity.  This would change the emphasis from 

bidding to procuring.  

 

Local authority officers felt that the Bridging NewcastleGateshead process was quite 

rushed and there was a lack of vision and ODPM guidance:  “It (the Prospectus) was 

an immature document based on immature guidance”. One respondent commented that 

“there were ‘plenty of objectives’ but no strategic direction”.  Officers adopted a pragmatic 

approach focused on project delivery.  This appears to have constrained their ability 

to make project interconnections and links to mainstream resources.  There is a desire 

amongst some members of the Steering Group to focus on a series of potential 

intervention options over the next 3, 5 and 10 years.   

 

“It could be that we buy an inter- linked package of interventions that are 

tied much more closely together”. 

 

Challenges 

 

One challenge has been the significant scaling down of the Urban Village concept in 

the West End.  This has inevitably had an impact on the programme, despite the 

focus on preparatory activity in the first phase.  The strategy was described as “very 

bold but fundamentally flawed – the evidence base wasn’t there and it was rooted in 

something that was not sustainable long term”. 

 

The process in NewcastleGateshead could be regarded as slightly ‘back to front’, 

with data being gathered currently (following Audit Commission comments) to 

justify future activities and a suggestion that there is a need for some ‘strategy 

refreshing’. “We need to show what binds the projects together”.   

 

“All the evidence base is coming to fruition now– so will better place us for 

the next phase – at the same time we will be sharper about what the tactical 

approach to regeneration will be – it has not been focused enough”.   

 

“We all need to get lined up behind 15 year economic plan rather than 

current plan which is being framed by a short term housing agenda”.   

 

Local authorities fear the current ODPM focus on HMR capital spend:   

 

“We will see neighbourhood management, youth work and community 

safety squeezed out – with £10-12m cuts at the council, and the fact that 
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NRF is city wide, is insignificant and less than mainstream, means it will 

be challenging”.3 

 

Respondents commented on the delivery challenges; local authorities talked of being 

‘hugely under-capacity’.  Local authorities are balancing three strands of activity: 

programme delivery and management; information and intelligence; and forward 

strategy and bidding.  The implications for delivery capacity following the increasing 

rate of spend (from £7 million in 03/04 to £27 million in 04/05 and £38m in 05/06) 

concerns some.  Another challenge has been community consultation, that is: 

 

“Persuading people in local communities that this is a genuine attempt to 

consult and listen to their views….it will be harder to convince 

people…..there are certain people with consultation fatigue”. 

 

Emerging Priorities:  

 

• There is an appetite for bolder, larger groups of forward looking priority 

projects that are more effectively linked to a vision, coherent and aligned 

strategically. Options will need to be considered in of terms of packages of 

activities, themes or geographical areas (or a combination of these). 

• There is a need for better articulation of the project mix and their 

interconnections and a greater sense of prioritisation of actual, proposed and 

future interventions.   

 

 
2.4.4 Progress to Date 

 

There was no clear picture from strategic respondents on how appropriate the 

current mix of interventions was.  However there were views expressed about what 

should (or should not) be prioritised in the Scheme Update.   

 

Intervention Mix 

 

In relation to the mix of interventions there was a view expressed that Bridging 

NewcastleGateshead needed a balanced mix of capital and revenue activities – “the 

physically only approach will not work” – although the guidance from ODPM is that 

Housing Market Renewal is a capital programme.  Neighbourhood management was 

perceived to be valuable, but should be explicitly tied to supporting housing market 

restructuring (enhanced management for demolition for instance). Refurbishment, it 

was claimed, should only occur where a case can be made that it is a catalyst for 

changing the supply of housing (cost effective remodelling or improved confidence 

for instance). Several respondents were nervous about significant HMR expenditure 

on environmental improvements and what they termed investment in ‘new windows 

and doors and fence painting’.   

 

                                                      
3 Not all of the areas mentioned are covered by Housing Market Renewal. 
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In relation to works on improving the internal fabric of a building (energy efficiency 

and decency) Bridging NewcastleGateshead, it was claimed, should seek to 

maximise the use of mainstream local authority housing management resources and 

specialist funds (such as Warm Front).  Respondents talked of a “great weight of 

responsibility to carry the community” too, and the need to maintain good links with 

community networks and the LSPs.   

 

Value for Money Considerations 

 

There were some general anxieties about costs and funding.  Greater use of co-

funding4 should be made, it was suggested, to complement HMR, which should 

focus on transformational change.  The high cost of acquisition, compensation and 

site preparation was cause for concern for some.  Several respondents would like to 

see more innovative ways of working such as the capturing of land values so they 

can be “capitalised upon (recycled and retained) for the benefit of Pathfinder rather than the 

private sector”.  This may require a greater emphasis on mixed-use developments.   

 

The ADFs 

 

Several respondents felt that although the ADFs provided a basis for good relations, 

they were of ‘average’ quality and could more clearly articulate ‘the bigger picture’.  

Certainly there is a need to look at the links between ADFs and not necessarily view 

them in isolation.  Chapter 6 contains a detailed review of the issues emerging from 

the ADF research. 

 

Innovation, Good Practice and Lessons 

 

There were several instances of innovation and good practice that were cited 

including projects which tended to cover engagement, information and remodelling 

(these are illustrated below).   

 

Neighbourhood Engagement 

Neighbourhood management in North Benwell, Newcastle.   

Private rented sector work through the landlord association and empty homes strategy in 

Gateshead and Newcastle.  

Service alignment in Sunderland Road, Gateshead.   

Community engagement through school children in Gateshead. 

The Byker design competition – where the public had a say on regeneration plans for the 

area.  

A consultation exercise in Walker Riverside - 5 day Community Enquiry  

Information 

The vitality index in Newcastle (a tool to understand housing market change).   

Remodelling 

Remodelling of houses for the Orthodox Jewish population in Gateshead.   

                                                      
4 NRF, Warm Front, Mainstream Resources, ALMO, Capital Receipts, RSL, EP and non-

housing investment (education and schools for instance). 
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The lack of good practice cited in capital investment is noteworthy. The respondents 

were also asked to comment on lessons to date.  These included the need for a 

longer-term vision for the area based on a robust evidence base, greater innovation 

and a less local authority-centred approach.  Echoing many of the observations made 

elsewhere, respondents also pointed to the need for clarity of roles and inter-

relationships, and the need to engage constructively with a wider range of partners 

including the private sector and local communities.   

 

Emerging Priorities:  

 

• Neighbourhood management and refurbishment need to be encouraged only 

where the link to housing market change is explicit.   

• There should be a greater alignment of funding for environmental 

improvements and internal works.    

• Interventions should be closely examined from a value for money perspective 

and creative ways of capturing land values explored.   

• Some good practice is emerging in terms of capturing evidence and 

neighbourhood engagement.    

 

 
2.4.5 The Future 

 

Geographical Priorities 

 

In terms of the main ADFs the respondents felt the Scheme Update should articulate:   

 

• The right tactics for aligning local strategies and building outwards from 

the City Centre Discovery Quarter5 to the Housing Expo6 in the West End 

of Newcastle.  The concept needs clear milestones and a description of 

how commercial uses will be integrated and consideration of which target 

groups will move into various neighbourhoods within the area.  This will 

be a more measured approach.     

• The HMR delivery objectives for Walker Riverside given that an 

agreement is in place between Places for People and the council.  The 

approach here is to regenerate then demolish and respondents mentioned 

that the consideration of adjacency issues was important.   

• Priority activities for North Central Newcastle given it has areas of 

relative stability. The long term future for Cowgate was perceived as a 

priority that will require careful programming. 

• The added value of Gateshead’s HMR programme.  The city, it was 

suggested, needs a vision capitalising more explicitly on the success of 

waterfront developments, improving Gateways to the city and removing 

physical barriers to integrate communities.  Gateshead also needs to 

                                                      
5 A masterplan is being prepared.   
6 An opportunity to showcase sustainable communities.   
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ensure that new housing across the borough does not unduly increase 

pressure on pockets of low demand. 

 

Looking forward respondents were looking to ‘raise their game’ as the programme 

moves into its second phase and more time is available for programme development:   

 

“I would hope there’s a more positive and engaging process with better 

evidence and dialogue…..we need to lock in the bigger players more”. 

 

Strategic Priorities 

 

Respondents would like to see more innovation (in terms of delivery and 

organisational structure) and realism for the Scheme Update: “we need to be careful 

early on, about what is achievable”. Innovation, it was suggested, could involve new 

design or transport solutions, reshaping communities, better services, safe open 

space and encouraging developers to change how they build.  However it was noted 

that Bridging NewcastleGateshead should not get over-obsessed with innovation at 

the expense of traditional initiatives that work.  Respondents noted that the desire 

for innovative projects sometimes had the potential to conflict with the partnership’s 

need for projects which can deliver the required outputs and outcomes on time and 

to budget.  Striking a balance between innovation and deliverability will be an 

important task going forward.   

 

There was also a desire to expand the partnership and explain the bigger vision “we 

need to be more proactive about explaining our vision” and “develop the glue between 

projects”.  There is a view amongst some that Bridging NewcastleGateshead needs 

some flagship projects to challenge the perception of the area and make some early 

visible progress.  “We need to be more radical – we have been too cosy and too local 

authority driven”.  One respondent called for ‘remodelling of communities’ and 

another summarised the task ahead:  

 

“There is much traditional project activity – driven by existing initiatives.  

How do we challenge this and reshape new strategic options for change?” 

 

Emerging Priorities:  

 

• Confirm that practical steps/milestones are in place to achieve Newcastle’s 

vision of extending economic growth out of the city centre.   

• Ensure that Gateshead has a vision which capitalises more explicitly on the 

success of waterfront developments, improving Gateways to the city and 

removing physical barriers to integrate communities. 

• Raise the level of innovation within the programme (in terms of delivery and 

organisation) and learn lessons within the programme and from other 

Pathfinders.   

• Need to avoid off the shelf solutions and substitution of mainstream funding – 

become more proactive and less reactive.   
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3 The Prospectus and Progress against Strategic 
Objectives 
 

3.1 Strategic Objectives 
 

The Prospectus submitted to ODPM set out a number of high level objectives that 

would help to transform the Pathfinder area and improve the lives of communities 

and residents. Bridging NewcastleGateshead’s vision is that: 

 

“by 2018, the housing market in NewcastleGateshead will be revitalised, 

strong and stable, fully integrated with the renaissance of the region.”  

 

The linking of the success of the Pathfinder to the renaissance of the region is 

particularly pertinent. To be successful, the Pathfinder needs more existing residents 

in employment and to attract new residents who are in employment. This will only 

happen if prosperity in the region increases, a point acknowledged in the Draft 

Regional Spatial Strategy. 

 

This Vision is supported by four objectives, which are then supported by a number 

of strategic priorities. These are set out below. 

 

Strategic Objective Strategic Priorities 

To strengthen and stabilise the 

housing market 

 

Removal of low demand stock from all sectors 

Building market confidence and competitiveness 

To promote a wider choice of 

quality for all 

 

New housing development incorporating affordable and 

lifetime homes 

Building investor confidence 

Removal of low demand housing 

Improvement of social housing to decency standard 

Improvement of private sector housing 

 

To foster distinctive and 

attractive neighbourhoods 

 

Articulation of vision 

Tackling environmental blight 

Increased attachment within the social sector 

Investment in public services 

Reduction in the fear of crime 

Building confidence 

 

To manage, enhance and 

improve the assets of 

neighbourhoods 

 

Holistic regeneration 

Investment in public services 

 

Although the objectives of the Pathfinder are sound, they are of limited value in 

determining key activities and setting priorities for the investment of HMR funds. 

This is not necessarily a deficiency in the higher level objectives; rather it indicates 
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the need for operational objectives which more clearly identify priorities for 

investment. The first three objectives relate directly to the work of the Pathfinder, 

focusing on the housing market, choice of housing and neighbourhood conditions. 

The fourth objective – manage, enhance and improve the assets of neighbourhoods – 

is more open to interpretation, and the role and contribution of the Pathfinder more 

uncertain. 

 

Although the strategic priorities partly fulfil the role of focusing investment, a 

number are set in a general manner and consequently they do not clearly set out the 

role which  Bridging NewcastleGateshead will play, nor help identify how it will add 

value to other housing investment funds. The difficulties with the strategic priorities 

are that: 

 

• A number, such as a reduction in the fear of crime, are the responsibility 

of other agencies, and a more carefully worded objective is needed to set 

out the Pathfinder contribution; and 

 

• Some others, such as investment in public services, are too imprecise, and 

do not help to identify under what conditions/situations and to what end 

will the Pathfinder invest in public services. 

 

As a consequence of the broad nature of the strategic priorities, it is not clear how 

proposals for HMR investment should be prioritised. Currently this gap is partly 

filled by the appraisal process and the work of the Executive Group. This inevitably 

reduces the transparency of the process and also the consistency of decision making. 

A more robust approach would be to determine a further set of operational 

objectives and subsequent policies to closely direct Bridging NewcastleGateshead 

investment. This would help to distinguish the HMRF resources from other funding 

sources and clearly demonstrate the additional contribution that Bridging 

NewcastleGateshead will make. 

 

It would be helpful if Bridging NewcastleGateshead distinguished between strategic 

priorities under which it had a leading role to play, and others in which its role was 

less substantive. From the current list, this would suggest the focus should be on the 

removal of low demand stock, particularly privately owned; promoting and 

supporting new developments for home ownership (physical and financial); the 

improvement of private sector stock; and marketing and image. 

 

It would also be helpful if greater clarity was provided with regard to priorities such 

as reducing crime and investment in public services. For example, the Pathfinder’s 

most sustainable contribution in terms of reducing crime is likely to be in terms of 

the design and layout of neighbourhoods and assisting residents to improve home 

security, rather than, for example, through strengthening policing.    

 

The current objective of promoting a wider choice of quality for all has a set of 

strategic priories which includes every type of tenure. A more focused approach 

which prioritised within the total housing stock would be more useful, and the 
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Prospectus rationale suggests the Pathfinder should concentrate on clearance and 

development for home ownership.  

 

A review of the interventions by ADFs presented in the Prospectus re-inforces the 

need to clarify strategic objectives and priorities. Under manage, enhance and 

improve neighbourhood assets the proposed interventions include a construction  

industry capacity initiative (a national priority for the LSC); measures to access 

employment and training opportunities for local residents (a priority for the LSC, 

Jobcentre Plus and the North East Objective 2 and 3 Programmes); and Customer 

Service Centre facilities and district wide PCT health provision (presumably the 

responsibility of, and priority for, the PCT).  While these are all worthy actions, an 

issue remains as to what extent HMR is another version of the Single Regeneration 

Budget, and the extent to which the Pathfinder should be influencing the services 

provided by other agencies with much larger budgets for some of these activities. 

 

A future priority for Bridging NewcastleGateshead is to understand in more detail 

the policy priorities and services already being delivered in the four ADF areas, and 

to seek to influence the type of services and facilities provided by other public 

agencies. This would reduce the pressure on the Pathfinder to support certain types 

of projects and allow it to focus more on directly on housing market renewal. 

 

Emerging Priorities:  

 

• The Scheme Update could usefully clarify Bridging NewcastleGateshead’s 

objectives, particularly with regard to the ‘manage, enhance and improve the 

assets of the neighbourhoods’ objective. 

• The Scheme Update could also re-consider the strategic priorities and 

determine the extent to which more precisely defined wording could help 

clarify the role of Bridging NewcastleGateshead. 

 

 

3.2 Thematic Proposals 
 

The Prospectus set out five Thematic Proposals to ensure that important areas of 

activity are delivered across the Bridging NewcastleGateshead area. These are: 

 

• Neighbourhood Management; 

• Planning Framework and Design Quality; 

• Private Sector; 

• Social Housing; and 

• Other Critical Pathfinder Wide Factors. 

 

The Thematic proposals give more detail, in some cases, of the rationale for 

intervention and the general and specific projects that will be funded. The links to 

strategic objectives and priorities is not made clear and there is an inconsistency of 

approach.  In some cases, the text in the Prospectus appears to have been written to 
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ensure that certain types of projects can be supported, while in others the text is 

focussed on higher level objectives.  Although the thematic work has moved on since 

the Prospectus was written, for example through the establishment of the research 

and community engagement theme groups7, greater clarity on the role which the 

Pathfinder will play and the priorities for support within Themes would be useful 

for the Scheme Update. 

 

The Neighbourhood Management Theme is very detailed and can be clearly linked 

to the strategic objective of fostering distinctive and attractive neighbourhoods. The 

text does not help to focus HMR investments, rather it seeks to include a very wide 

range of actions, some of these are generic, while others are project specific. As 

currently drafted, there is no sense of prioritisation or focus, and the Scheme Update 

could usefully develop more detailed policy on this very important Theme. This will 

be important in developing the strategic commissioning approach and in more 

closely linking neighbourhood management to other HMR investment.  

Neighbourhood management funded through HMR should be encouraged only 

where there is an explicit link to housing market change. 

 

Planning Framework and Design Quality is a classic cross cutting theme, and 

identifies a number of important areas where the Pathfinder can provide added 

value. It includes a continuing intelligence and analysis role, the promotion of good 

design, the development of new tools and strategies to deliver high quality urban 

design, enhancing the capacity and skills within the organisations charged with 

delivery. This is a well presented Theme and will have an important influence on the 

quality of decision making and subsequent investments. 

 

Private Sector Policy relates primarily to the private rented sector, although 

recognition is given to home owners. The emphasis with regard to private sector 

landlords is on further developing landlord initiatives, notably a strengthened 

accreditation scheme. The focus on home ownership relates to advice and the 

development of financial products.  

 

The bracketing of private landlords and home owners within a single Theme is not 

wholly appropriate. Home owners account for 40% of households, many of which 

are low value homes with limited household incomes. The need to retain these 

residents and help them invest in properties is important in terms of immediate 

stabilisation, and the funds available to support home owners are limited. 

Consequently new and innovative responses are now needed. This suggest that this 

is an area which merits its own Theme. 

                                                      
7 These groups have been established since the Bridging NewcastleGateshead prospectus was 

written, in response to an identified need for greater cross-Pathfinder working on these 

topics.  The groups co-ordinate activity across NewcastleGateshead.  The Research Group 

has undertaken an audit of existing and commissioned research, and identified information 

gaps.  The Community Engagement theme group is chaired by a member of the Steering 

Group and acts as a sounding board on community engagement issues.  It is also responsible 

for allocating Bridging NewcastleGateshead’s community engagement budget. 
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The Social Housing Theme seeks to explain the link between HMR plans and plans 

for social housing. While the text sets out recent developments and the aspirations of 

the ALMOs, it does not identify where HMR should/could make a contribution to 

social housing. As such, the text is vague, compared to the more detailed 

Neighbourhood Management Theme. There is no sense of where the Pathfinder 

needs to invest resources. There is also limited information on the role of RSLs and 

how the Pathfinder will work with RSLs. There is a need to articulate clearly the 

roles of the ALMOs and RSL, and how Bridging NewcastleGateshead’s funds will 

contribute to their objectives and activities. 

 

The Other Critical Pathfinder Wide Factors Theme includes a number of important 

factors that contribute to sustainable neighbourhoods – these include crime and anti-

social behaviour, educational achievement, development of training and job 

opportunities, Newcastle City Centre and Gateshead Town Centre, Good Quality 

Public Services and Balanced Communities.  

 

This Theme is a “catch all” to pick up areas and issues which are important to the 

success of the Pathfinder. There are issues as to the Pathfinder’s role in some of these 

areas, and where they are placed. The issues are: 

 

• Crime and anti-social behaviour could usefully be placed within the 

Neighbourhood Management Theme; there is an issue as to what extent 

Bridging NewcastleGateshead should contribute to the costs of extra 

policing. 

 

• Educational achievement is relevant to the Pathfinder, as are a range of 

other public services. It is not clear what the Pathfinder’s role is in 

delivering improvements in educational achievement other than through 

attracting new families. Working with the existing community is the 

responsibility of the education authorities, supported by a number of 

special measures. 

 

• The development of training and job opportunities can be taken forward 

by the many agencies involved in skills/employment access. These 

include JobCentre Plus, Connexions, the Learning and Skills Council and 

locally based projects, supported by additional funds from the North East 

Objective 2 and 3 Programmes (for which Pathfinder wards are a priority) 

as well as Single Programme for One NorthEast. Increasing employment 

and skills levels is not a role for the Pathfinder, although it has an interest 

in their success. 

 

It is within this Theme that the Prospectus implies that part of the HMRF is a type of 

replacement for the Single Regeneration Budget. This is unhelpful, and allows for 

opportunistic and piecemeal projects to seek funds, some of which do not directly 

contribute to the Pathfinder agenda.  
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This particular Theme is potentially one of the most important, and could focus on 

aligning the Pathfinder’s work with other public investment, and outlining where 

Bridging NewcastleGateshead needs to influence other providers. This would focus 

more on working very closely with a number of stakeholders including, for example: 

 

• The education services to ensure that new and refurbished schools reflect 

the new patterns of development and offer a wide range of services that 

contribute to community cohesion;   

• JobCentre Plus, Connexions, and the LSC to ensure that they are aware of 

Bridging NewcastleGateshead’s plans and the opportunities they will 

generate for employment and training; 

• The local authorities, ensuring that their service delivery plans support 

the new investments by the Pathfinder; 

• Those involved in related regeneration investment such as in the 

City/Town Centres to ensure that they support and are linked to 

Pathfinder investments; and 

• The plans of English Partnerships, One NorthEast and the Tyne and Wear 

Partnership, particularly where these are related to new commercial and 

employment developments in or near to the Pathfinder area. 

 

This would change this Theme to be more outward facing and concerned with the 

practical detail of policy alignment. It would be genuinely cross cutting and would 

require limited finance, with the emphasis on the Pathfinder articulating its 

expectations of other stakeholders.  

 

Emerging Priorities:  

 

• The Scheme Update could usefully consider the role and purpose of the 

Thematic Priorities, and the extent to which they set out clear policies for 

appropriate Pathfinder investment. 

• Consideration should be given to reviewing the Neighbourhood Management 

Theme, possibly linked to the Strategic Commissioning approach, to more 

closely link individual projects with other HMR Pathfinder investments 

• Given its importance to the long-term success of Bridging 

NewcastleGateshead, consideration should be given to the need to have a 

Theme solely on Home Ownership.  

• There should be clear articulation of policy with regard to social housing, and 

the Pathfinder role in this segment of the market.   

• There should be a review of the Other Critical Factors Theme to articulate 

more clearly if and when complementary activity such as policing and 

employment access should be supported, and consideration should be given to 

changing this Theme to one of alignment rather than the funding of activity.   

 

 

3.3 Prospectus Targets 
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The Prospectus sets out a number of long-term outcome targets to be achieved by 

2018. The most challenging target is to increase home ownership by a further 50% by 

this date, from the current 39.7% to 63.6%. This implies an additional 16,500 home 

owners, assuming the number of homes is maintained at current levels. The 

achievement of this target alone would almost certainly lead to all of the other targets 

being met. This level of home ownership would imply higher employment rates and 

household income, better school results and a reduction in multiple deprivation at 

the Pathfinder level (although not necessarily in each and every neighbourhood). 

 

There is a need to review this target and consider the various factors that will lead to 

a major change in tenure in a relatively short space of time.  This includes: 

 

• Likely level of owner occupied homes demolished (for which replacement 

is required to maintain numbers); 

• Likely level of Right To Buys, and how these will add to home ownership; 

and 

• Total private sector house building, some of which will be for buy to let, 

and not home ownership. 

 

The Housing Market Intelligence Model which is currently under development will 

help to address a number of these factors. 

 

These numbers need to be reconciled with the household forecasts for Bridging 

NewcastleGateshead and the region, and an up-dated analysis of the market drivers. 

This will help to inform future priorities including the need for marketing and more 

financial products to help existing residents to move in to home ownership. All four 

ADFs are forecasting a population increase, and the realism of these forecasts, given 

the sub-regional and regional forecasts (household growth, but population decline) 

need to be re-examined. As already noted, significant new house-building will 

continue in Northumberland and County Durham as well as in neighbouring 

districts in Tyne and Wear. 

 

3.4 Assessing Progress to Date 
 

Any assessment of progress to date needs to be set within the timeframe of the 

fifteen years needed to transform the neighbourhoods across the Pathfinder. While 

there is an inevitable desire for judgement, the Pathfinder has spent less than £20m to 

date, with considerable resources invested in planning and preparatory work. Some 

of the most transformational projects are at the beginning of a four or five year 

delivery timetable. 

 

It is however possible to test current and planned investments against the degree to 

which they will contribute to the higher level objectives. The Chapter on ADFs 

reports on progress to date and this is summarised overleaf.    
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Objective Progress to Date  

To strengthen and 

stabilise the housing 

market 

 

Good/Moderate: Low demand stock is being removed in a 

number of areas. Less progress with regard to building market 

confidence and this will be an important element of later years as 

new developments in the Pathfinder compete with other locations 

for home owners. 

To promote a wider 

choice of quality for all 

 

Moderate progress to date, but good foundations being laid: 

significant new housing likely to become available in later years, 

as masterplanning and a number of flagship developments are 

being taken forward. Some progress on removal of low demand 

housing, but momentum needs to increase to make a significant 

contribution.  

To foster distinctive and 

attractive 

neighbourhoods 

 

Good/Moderate: number of environmental and neighbourhood 

management initiatives have commenced, although these are 

standard activities. Masterplanning work underway will help to 

set out more clearly the distinctiveness/functions of 

neighbourhoods. 

Limited evidence of Pathfinder influencing other funding streams 

and service delivery. 

To manage, enhance 

and improve the assets 

of neighbourhoods 

Moderate: more progress required with regard to holistic 

regeneration, although the masterplanning work in a number of 

areas will be a major step forward. 

Some investments piecemeal/opportunistic. Regeneration 

frameworks will allow for clearer roles and responsibilities, as 

well as alignment.  

 

Indicators and Targets for Strategic Objectives 
 

The Bridging NewcastleGateshead Prospectus sets out indicators and long term 

targets for three of the four operational objectives. The outcome indicators for 

stabilising and strengthening of the housing market are a reduction in vacant and 

low demand properties (both private and social sector) and house prices rising in 

line with the regional average. 

 

To strengthen and stabilise the housing market 

Indicator Progress 

Reduction in the 

number of 

vacant 

properties 

Removal of some stock will reduce the number of vacant properties. 

Major investment at Sunderland Road (Gateshead), Scotswood and 

Benwell, and Walker Riverside (240 local authority dwellings to be 

demolished). 

Reduction in the 

number of 

properties in 

low demand 

Pathfinder currently supporting the removal of some stock which will 

reduce the numbers in low demand. In some areas there has been an 

increased demand for social rented accommodation. House prices have 

been rising in some low demand neighbourhoods. Low demand is 

reducing, and this is partly due to the work of the two local authorities 

and the ALMOs. 
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To strengthen and stabilise the housing market 

Indicator Progress 

House prices 

rising in line 

with the 

regional average 

Evidence suggests that in some neighbourhoods prices are rising quickly. 

Not clear to what extent this will be sustained. Difficult at this stage to 

attribute price rises to the work of the Pathfinder. Prices can rise quickly 

in low value neighbourhoods, and it is unclear what will happen if the 

regional market stagnates. 

 

The two indicators for promoting a wider choice for all are an increase in home 

ownership and an increase in the quality of private sector housing. These are useful 

indicators and the home ownership indicator is crucial to the success of the 

Pathfinder. The indicators do not fully measure wider choice for all. Other useful 

indicators would include the type of housing available – flats, terraced, semi-

detached and detached. 

 

To promote a wider choice of quality for all 

Indicator Progress 

Increase in home 

ownership 

Number of major new developments in preparation including Walker 

Riverside, Discovery Quarter. 

Increase in the 

quality of private 

sector housing 

In Gateshead £195,000 has been approved for the private landlord 

initiative, which is a project to develop the Gateshead Private 

Landlords Association. A number of other projects are improving the 

quality of owner occupied and privately rented homes. 

 

The two outcome indicators for fostering distinctive and attractive neighbourhoods 

are an increase in neighbourhood satisfaction and improved confidence about 

personal safety. While these are useful headline indicators, more detailed monitoring 

of neighbourhood satisfaction would be helpful for the Pathfinder and other 

stakeholders  - satisfaction with local schools, health facilities, nurseries and 

playschools, cleanliness of streets, public transport services. The personal safety 

indicator could also be usefully broken down into more detailed elements, some of 

which will be directly relevant to the Pathfinder – do people feel safe in their own 

home, is the street and neighbourhood well lit, is the neighbourhood well managed. 

There are also technical issues with the consistency of measurement of indicators 

based on perceptions. 

 

To foster distinctive and attractive neighbourhoods 

Indicator Progress 

Increase in 

neighbourhood 

satisfaction 

A number of projects underway which will have an impact on some 

aspects of neighbourhood satisfaction e.g. in Gateshead environmental 

improvements investment stream includes £500,000 to improving 

Gateways and Routeways, £200,000 for accessibility and traffic 

management in Teams, £325,000 public realm at Sunderland Road, and 

£225,000 for Environmental Action Plan Scheme pilots. Consultation 

exercise such as for Sunderland Road in Gateshead and Community 

Enquiry for Walker Riverside likely to be impacting on public 

perception 
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To foster distinctive and attractive neighbourhoods 

Indicator Progress 

Improved 

confidence about 

personal safety 

A number of Neighbourhood Warden projects are being funded across 

the Bridging NewcastleGateshead area.  Funding of other 

neighbourhood management projects also likely to have a very visible 

affect on residents and the perceptions. 

 

No indicators have been identified in the Prospectus for the objective of managing, 

enhancing and improving the assets of neighbourhoods, although the ADF 

summaries do provide a set of indicators. These are very broad ranging and include 

improved educational attainment, increase in employment levels, improved life 

expectancy, and a reduction in child poverty.  The Pathfinder will have an indirect 

bearing on some of these indicators, and this reflects the nature of this strategic 

objective. 

 

Emerging Priorities:  

 

• The Scheme Update could usefully re-visit the home ownership target, 

including those included in the individual ADFs.  

• Consideration should be given to those outcome targets for which the 

Pathfinder is substantially responsible, and those which are contextual and/o 

complementary. 

• Further work needs to be undertaken with regard to targets related to 

perceptions.  
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4 Pathfinder Progress on Finance and Outputs 
 

This chapter looks at the progress which has been made by Bridging 

NewcastleGateshead with regard to meeting targets for expenditure and the 

achievement of outputs.  It should be borne in mind that the programme is still at an 

early stage, with spend commencing only twelve months ago.  However, challenging 

targets have been set for Bridging NewcastleGateshead on both expenditure and 

output achievement, and ODPM will be monitoring all Pathfinders closely to identify 

those able to deliver the transformational change required.  Performance during 

2003-06 will therefore be an important factor in assessing the Pathfinders’ Scheme 

Update proposals and deciding future financial allocations. 

 

4.1 Original Financial Allocations 
 
4.1.1 By Area of Intervention 

 

Bridging NewcastleGateshead was awarded £73.0m over the 2003-06 period by 

ODPM, with the Market Restructuring (Implementation) Agreement between ODPM 

and the two local authorities (in effect the contract for the delivery of the Pathfinder 

Prospectus) being dated 16th January 2004.  The award of £73.0m was rather more 

than had been expected, and in per capita terms is the highest level of funding 

awarded to any of the HMR Pathfinders.   

 

The figure overleaf shows the breakdown of the £73.0m between the eight areas of 

intervention, along with resources allocated for innovation and ‘other’ activities 

(largely Pathfinder-wide programme delivery costs). Although there are some sub-

divisions of expenditure there are three broad areas of intervention: 

 

• Site assembly and development, including acquisition and demolition; 

 

• Improvements to private, private rented and social housing; and 

 

• Neighbourhood investments and management. 

 

Table 4.1 which follows provides an annual breakdown of expenditure. 
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Bridging NewcastleGateshead Financial Allocation by Intervention, 2003-06
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Table 4.1 Bridging NewcastleGateshead Original Financial Profile – by intervention, £ 000s 

 2003/04 2004/05 2005/06 Total 

Site Assembly 7,245 7,122 12,920 27,287 

Site Development 376 2,118 4,527 7,021 

Improvements (private housing) 290 3,553 8,131 11,974 

Improvements (private rented) 85 578 560 1,223 

Improvements (social sector) 2,135 2,708 3,464 8,307 

Improvements (non-housing) 0 100 150 250 

Environmental Improvements 570 2,349 3,103 6,022 

Supporting Communities 569 3,575 3,939 8,083 

Innovation 0 70 70 140 

Other 53 1,191 1,344 2,588 

Total 11,323 23,364 38,208 72,895 

Source: Prospectus 

Note – the actual allocation of HMR funds differed from that set out in the Prospectus, with £4.3m 

which was originally anticipated to be received in 2003/04 transferred into the budget for 2004/05, 

leading to a revised profile of £7m 2003/04,  £27.7m 04/05 and £38.2m 05/06 

 

By far the largest share of Housing Market Renewal Fund (HMRF) resources (37.4%) 

is allocated to Site Assembly activity – in the main acquisition of properties and sites, 

and demolition work.  Site Development activity is relatively small at 9.6%, but this 

is likely to reflect the early stage of the Pathfinder programme, with the phasing of 

activity meaning that more significant investment in Site Development is likely to 

occur in later years.  These two elements total over £34m and most directly 

contribute to the transformational agenda. 
 

Improvements to housing account for the second largest share (29.5%), although this 

is broken down between improvements to private, private rented and social housing, 

with improvements to private housing receiving the largest investment through 

HMRF.  The £8.3m allocated to social rented housing is an area where additionality 
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needs to be ensured and where the links to other investment – HIP and ADP – needs 

to be made explicit. Given the availability of other funds for investment in social 

rented accommodation, it is unclear how the division of home improvements monies 

has been arrived at. 

 

Supporting Communities will receive over 10% of the HMRF budget during the 2003-

06 period, although the increase in resources between 2004/05 and 2005/06 will be 

much more modest than for some of the other interventions.  Over 8% of the HMRF 

programme is allocated to Environmental Improvements.  ‘Other’ expenditure 

accounts for 3.6% of the programme; this is paying for the Core Bridging 

NewcastleGateshead Team and services such as accountancy support, research and 

monitoring. 

 

The proportion allocated to Site Assembly and Development is relatively high, and 

compares favourably with other Pathfinder programmes where less than 40%, has 

allocated to these activities. It does however introduce a degree of risk, where delays 

to key projects could threaten financial performance, more so if the level of over-

programming is modest.  

 

The ‘Other’ category, set at 3.6%, is modest compared to some other Pathfinders. 

This may partly reflect the incorporation of delivery costs into some project costs, 

rather than accounting for them separately. Nevertheless, the investment in capacity 

appears limited, with the £1.3m of expenditure planned for 2005/06 capable of 

funding a relatively small number of additional posts (leaving aside the other costs 

within this heading). 

 

Key Points: 

 

• The change in the financial profile has resulted in a higher than anticipated 

spend in 2004/05, with a weekly average of over £500,000, increasing to over 

£600,000 in 2005/06. 

 

• Nearly 50% of the programme is allocated to Site Assembly and Development, 

which provides a significant resource to support transformational change. 

 

• A significant part of the budget has been allocated to improvements to social 

housing, and it will be important that measures are in place to ensure that the 

HMR adds value to other investment funds. 

 

• The budget for management and delivery appears limited, and although some 

costs may be subsumed within project costs, consideration needs to be given to 

the extent to which sufficient capacity is available to support the increased 

levels of expenditure. 
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4.1.2 By ADF Area 

 

The figure below and table 4.2, below, show the division of the initial allocation of 

HMRF resources to NewcastleGateshead by ADF area.  Over one-third of Bridging 

NewcastleGateshead HMRF will be spent in the Inner West area of Newcastle during 

the 2003-06 period.  Gateshead and Newcastle Outer East will have very similar 

allocations of around £20m.  The Newcastle North Central allocation is considerably 

smaller than the other ADFs at just 6% of the programme total.  The remainder of the 

HMRF will pay for cross-Pathfinder services, such as research and the Core Team.  

The distribution of expenditure across the first three years of the Pathfinder 

programme set out in the Prospectus differs markedly between the ADF areas.  Two-

thirds of the HMRF allocated to North Central is due to be spent in 2005/06, 

compared to less than half that allocated to the Inner West and Gateshead.   

 

Bridging NewcastleGateshead Financial Allocation by Area, 2003-06
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Table 4.2 Bridging NewcastleGateshead Original Financial Profile – by ADF, £ 000s 

 2003/04 2004/05 2005/06 Total 

Gateshead 2,710 7,878 9,098 19,686 

Inner West 6,776 7,386 12,096 26,258 

Outer East 1,235 6,034 12,827 20,096 

North Central 549 875 2,843 4,267 

Pathfinder-wide 53 1,191 1,344 2,588 

Total 11,323 23,364 38,208 72,895 

Source: Prospectus 

Note – the actual allocation of HMR funds differed from that set out in the Prospectus, with £4.3m 

which was originally anticipated to be received in 2003/04 transferred into the budget for 2004/05, 

leading to a revised profile of £7m ¾, £27.7m 04/05 and £38.2m 05/06 

 

While the large allocation to Inner West is unsurprising – it is regarded as one of only 

five areas in England where there has been complete market collapse – the initial 

expenditure of £6.8m is taking place in the context of the Audit Commission’s 

scrutiny report raising major concerns as to the extent to which the Prospectus plans 

will deliver long term solutions.  The profile also requires a significant increase in 
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expenditure in Outer East from £1.2 m, to £6.0m and ending in the final year with 

£12.8 m. This is a challenging step up in profile, and in view of its importance in the 

final year of the current programme, a further detailed risk assessment would be 

appropriate. 

 

The very small amount of money allocated to North Central could potentially bring 

into question the extent to which the Pathfinder has a meaningful role to play in the 

housing market there.  Over the first two and a half years of the programme, the 

£4.3m allocated to North Central is spread across a number of types of expenditure.  

However, this in part reflects the phasing of activity in North Central, with a large 

proportion of the early expenditure being invested in feasibility studies and options 

appraisals, which may lead to higher levels of investment in more transformational 

activity in the future.  

 

Key Points: 

 

• Significant resources have been allocated to three of the four ADF areas. 

 

• The largest allocation has been given to the area suffering the greatest market 

collapse, and although the Audit Commission raised issues as regards the 

likelihood of the initial plans securing sustainable improvements, they have 

welcomed the new approach in the West of Newcastle. 

 

• The allocation of HMRF to the Newcastle North Central ADF is very low with 

little significant spend occurring until 2005/06, following the conclusion of a 

number of options appraisals. 

 

• A risk assessment of the planned 2005/06 Outer East expenditure of £12m 

would be appropriate given the step up in activity. 

 

 

4.2 2004/05 Profile 
 

Following the successful delivery of the £7m allocated to Bridging 

NewcastleGateshead in 2003/04, work is now focussed on the 2004/05 programme.  

The HMRF allocation for 2004/05 is £27.7m, nearly 20% higher than was envisaged in 

the Pathfinder Prospectus as a result of the re-profile of expenditure from 2003/04.  

The figure below shows how this allocation was originally profiled month by month.   

These profiles were drawn up very quickly and the time available did not allow for 

much testing of their realism.  The forecast monthly profile outlines that 19.6% of 

HMRF would be spent in the first quarter, 18.5% in quarter two, 24.8% in the third 

quarter and 37.8% in the fourth, with 15% of the annual HMRF expenditure to be 

incurred in the final month of the year.   

 

Over-programming was originally built into the programme at around 15% of the 

total, implying a total programme cost of around £31.8m.  However, more recent 
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updates from project officers have indicated that spend during 2004/05 is likely to be 

lower at £31.0m, which implies a level of over-programming at around 12% 

(Executive Group update, 19/11/04). This is a relatively low level of over-

programming and increases the risk of under-spending.    
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Source: ODPM Grant Claim Form, May 2004 

 

Key Points: 

 

• The financial profile originally specified by Bridging NewcastleGateshead for 

2004/05 is reasonable, although the modest level of over-programming 

increases the risk of under-spending. 

 

• The profile is weighted towards the final quarter of the year, and any 

underspend in earlier months will significantly increase the pressure on those 

involved in delivering key investment. 

 

 

4.3 2004/05 Spend 
 
4.3.1 Capital and Revenue Expenditure 

  

By the time the October 2004 claim was made to ODPM (15th November 2004), over 

£8.6m of HMRF resources had been spent in the Bridging NewcastleGateshead 

Pathfinder area.  Over 80% of the expenditure claimed so far is made up of capital 

expenditure, as shown in the table overleaf. The significant expenditure in capital in 

April is a “catch up” exercise from expenditure planned to be completed in March 

2004. 
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Table 4.3 Capital and Revenue Expenditure to Date 

 Apr May Jun Jul Aug Sep Oct Total 

Capital 2,849,900 397,133 611,361 614,695 499,549 1,120,103 854,632 6,947,373 

Revenue 158,521 135,932 271,086 264,679 238,068 261,642 313,320 1,643,248 

Total 3,008,421 533,065 882,447 879,374 737,617 1,381,745 1,167,952 8,590,621 

Source: Monthly claims to ODPM, Gateshead MBC 

 
4.3.2 Expenditure by Area of Intervention 

 

The figure below shows expenditure by intervention to date during 2004/05.  

Expenditure to date is dominated by Site Assembly activity, which accounts for over 

60% of the HMRF claimed from ODPM. A significant part of this expenditure is 

2003/04 expenditure which slipped into the current financial year. The two other 

interventions where significant expenditure has been incurred are Supporting 

Communities, where over £1m has been spent so far this year, and Improvements 

(Social Sector), which accounts for around 10% of expenditure to date.   

 

2004/05 Expenditure by intervention to date, October 2004
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Source: ODPM Grant Claim Forms 

 
4.3.3 Cumulative Expenditure 

 

Cumulative monthly spend by intervention is shown in the figure below. The rate of 

spend on Site Assembly has increased steadily since the initial £2m in April. 

Supporting Communities expenditure has followed a similar pattern, with the 

highest monthly spend to date being achieved in October. The other expenditure has 

begun to increase in the August to October period, although the sums involved are 

modest. 
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Cumulative monthly spend by intervention
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Source: ODPM Grant Claim Forms 

 

Key Points: 

 

• To date Bridging NewcastleGateshead has recorded average monthly spend of 

some £1.22m, well below the £2.3m which will be required to deliver the 

2004/05 programme in full. In some areas expenditure has been 

modest/negligible 

 

• 60% of expenditure to date has been on Site Assembly which will provide the 

platform for future activity, although a large proportion of this expenditure 

took place in April and was a hangover from the previous year. 

 

• Site Assembly expenditure has increased in the August to October period, but 

needs to further accelerate to ensure that the 2004/05 expenditure target is met. 

This will need to be kept under review as the pressure for spend increases. 

 

4.4 Progress of Expenditure compared to the Original 2004/05 
Financial Profile 
 
4.4.1 Aggregate Progress 

 

The figure below shows how Bridging NewcastleGateshead expenditure compares to 

the original financial profile drawn up at the beginning of the financial year.  The 

divergence between the two has increased over time, although there has been a 

marked improvement in the rate of spend in September, which means the gap is now 
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narrower than would have been the case had the rate of spend recorded prior to 

August continued.  At the end of October, the programme was over £4m behind 

profile, a sum which now has to be spent in the last five months of the year - a period 

which already has a large planned expenditure.  

 

Cumulative financial profile and actual monthly spend
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Source: Executive Group Financial Update, 19/11/04 

 

The table below shows the percentage of the profiled monthly expenditure which has 

been achieved each month.  Although there was a significant improvement in 

September, performance slipped back again in October. Although variance in 

monthly profile is inevitable, the degree of under-performance (40%-50% in four of 

the seven months) requires a more rigorous approach to financial planning in future 

years, and casts serous doubts on the likelihood of the 2004/05 expenditure being 

delivered. 

 

Table 4.4 Monthly expenditure as a percentage of the original profile 

Apr May Jun Jul Aug Sep Oct 

106.9 40.5 68.6 55.6 44.3 73.9 52.5 

Source: Monthly claims to ODPM, Gateshead MBC 

 

The figure below shows how the expected financial profile of the Pathfinder has 

changed since the beginning of the financial year.  Bridging NewcastleGateshead’s 

financial support staff within the two local authorities have worked with project 

sponsors to re-profile expenditure on a monthly basis in order to provide the most 

accurate possible estimates of when expenditure will occur.   

 

The latest information presented to the Executive Group (November 2004) forecasts 

that 32% of the annual programme will be spent in the final month of the financial 
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year.  Although back loading of expenditure is very common and to some extent 

unavoidable, there are very significant risks to the programme associated with this 

type of financial profile. Another potential difficulty of spending significant sums in 

the last few months is the possible need to accelerate some activities planned for the 

first quarter of 2005/06, thereby disrupting the final year of expenditure. 

 

Adjustments made to the Bridging NewcastleGateshead financial 

profile
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Source: Executive Group Financial Update, 19/11/04 

 

With over £9m needing to be spent in the last month of the financial year, it will be 

difficult for Pathfinder to secure the best value for money. There is a reduced 

opportunity for stakeholders to negotiate the best terms for acquisitions, and the 

pressure to ensure expenditure may lead to negotiations being completed to the 

benefit of property and land owners. 

 

While there is little alternative to the proposed re-profiling, the chance of an 

underspend in the 2004/05 year has risen markedly. Securing almost £9m of 

expenditure in the final month is exceptionally challenging, although a number of 

new projects are being considered by the Core Team where they can demonstrate 

strategic fit and an ability to spend by the end of March 2005. There is a need for the 

Core Team and the two authorities to identify why so much slippage has occurred 

and what steps need to be taken to reduce the risk of a similar scenario emerging in 

the final year of the first phase of the programme. 

 

Although delays are inevitable in regeneration related activity, the Pathfinder needs 

to review its approach to over-programming, the resources available to expedite key 

activities, and the monthly profiling of expenditure plans. 
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Key Points: 

 

• Bridging NewcastleGateshead is falling significantly behind its financial 

profile, with limited evidence of a sustained improvement. 

 

• There may be a need to introduce mechanisms for addressing financial 

underperformance at the project level, such as reallocating funding where 

necessary. 

 

• There is increased pressure on performance in the final three months of the 

financial year, which will require careful management, a successful 

acquisitions strategy and no major delays to other elements of the programme 

if expenditure targets are to be met. 
 

• There is now a high risk that the financial expenditure target will not be met in 

full, and the need to conclude over £8m in one single month is a challenge. 

 

• In future years, a larger element of over-programming would be prudent along 

with a more robust and challenging approach to monthly financial forecasts.  

 

 
4.4.2 Progress by Intervention 

 

The figure below shows the progress made to date towards the total annual 

expenditure under each area of intervention.  After seven months of the 2004/05 

programme, in only one area of intervention – Site Assembly – has more than 50% of 

the annual allocation been spent.  The proportion remaining to be spent in the other 

areas of intervention ranges from 100% of the allocation for Improvements (non-

housing), although this is only a small proportion of the total Bridging 

NewcastleGateshead programme, to 55% of ‘other’ costs.   

 

Site Assembly has the largest allocation still to be spent – over £3.8m.  Nearly £3.5m 

remains to be spent on Improvements (Private Housing) and a further £2.6m remains 

to be spent on Improvements (Social Sector). These are two Areas Of Intervention 

where a more regular rate of expenditure could have been expected. Very little has 

been spent so far on Site Development and unless this is “spent” by handing over a 

lump sum in advance of actual defrayed expenditure, it is difficult to see how this 

will be spent by March 2005.  
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Progress Towards 2004/05 Financial Targets by Area of Intervention
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Source: ODPM Grant Claim Forms 

 

The financial updates provided to the Executive Group state that slower than 

expected spending at Scotswood / Benwell and the Sunderland Road North 

acquisitions are the main reason for the continued underspend.  This would certainly 

delay expenditure on Site Assembly, and is also likely to have knock-on effects for 

Site Development activity planned for 2004/05.  However, this does not explain slow 

progress with regard to the housing Improvement interventions.   

 

With regard to improvements, and to help ensure a more regular spend pattern, a 

review of how improvements works are procured and executed should be 

undertaken to put in place more robust arrangements for delivery. 

 

A number of other explanations for delays in expenditure have been identified 

during the research and these were summarised in a report presented to the 

Executive Group by Newcastle City Council, at the meeting on 19th November.  They 

include: 

 

• The scale of the redevelopment proposed; 

• The need to align partners including the local community; 

• The timetable for the development and approval of area plans and 

masterplans ahead of project implementation; 

• The need to realign the programme in line with the Audit Commission’s 

comments; 

• Capacity constraints affecting project development and delivery; and 

• Changes in the local housing market which have affected property values 

and housing demand 

 

Some of these factors should and could have been anticipated.  
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The recent Planning Inquiry decision in favour of compulsory purchase orders at 

Sunderland Road North should ensure that substantial acquisitions are made before 

the end of the financial year, helping to bring expenditure on Site Assembly more 

closely in line with the target.  Newcastle City Council have also put in place an 

acquisitions programme, in line with Bridging NewcastleGateshead’s strategic 

objectives, which will be implemented towards the end of the financial year in order 

to absorb any potential under-spend. While this pragmatic response may be 

successful, it is far from ideal. 

 

The Pathfinder is investing heavily in feasibility and masterplanning work. This will 

help to identify the nature, scale and timing of future involvement. It is however 

likely that this work will lead to a much increased workload for those involved in 

delivering activity on behalf of the Pathfinder. Consideration needs to be given to 

identifying the delivery resources needed over the next three years in order to 

ensure that risk due to lack of capacity is reduced and that adequate financial 

support is available to assist with delivery costs. 

 

Key Points: 

 

• Progress by intervention varies considerably between the activities. 

 

• A number of explanations for the slower than expected progress have been 

identified, although it is not clear that all of these can be overcome to ensure 

the full financial  commitment by March 2005. 
 

• Further work to ensure the timely contracting of home improvements and 

environmental works would help to reduce the risk of a similar under 

spending problem occurring in 2005/06. 

 

• As noted above, consideration needs to be given to ensure that sufficient 

capacity is available to develop, contract, manage and monitor project activity. 

Such an exercise should be used to inform 2005/06 and also the Scheme 

Update. 

 

• With the benefit of hindsight, the original forecasts were over-optimistic, and 

this experience should inform how the 2005/06 expenditure plans are profiled. 

 

 

4.5 Pathfinder Outputs 
 

Bridging NewcastleGateshead has a contract with ODPM to deliver market 

restructuring.  In order to monitor the progress being made the contract specifies a 

number of outputs to be achieved, these are known as the ‘core outputs’.  In 

addition, Bridging NewcastleGateshead is monitoring a number of other ‘non-core’ 

outputs which provide greater detail on the changes occurring within the Pathfinder 
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area.  This section looks at the core targets which the Pathfinder must meet, and 

considers progress to date.  Non-core outputs are also considered. 
 

4.6 Original Core Targets 
 

The core programme-level output targets specified in the Funding Agreement with 

ODPM are shown in the table below.  Over the first three years of the programme, 

Bridging NewcastleGateshead is committed to demolishing over 1,850 properties, 

improving over 1,500 others and acquiring nearly 350 properties from the private 

sector.  In addition over 6 hectares of land will be acquired, 89 private properties will 

be brought back into use and 428 will be covered by block improvement schemes.  

There will be 95 conversions (or de-conversions) and 95 new homes will be built and 

occupied. 

 

Table 4.5 Bridging NewcastleGateshead Core Output Targets 

 2003/04 2004/05 2005/06 Total 

Properties demolished 401 560 894 1856 

Dwellings acquired (private sector) 10 168 171 349 

Land Acquired (ha) 0.43 0.56 5.4 6.39 

New homes built and occupied in PF area 0 30 65 95 

Properties improved, major repaired or accredited:     

Owner occupied 33 160 290 484 

Privately rented 0 285 297 582 

Social housing 0 205 234 439 

Number of conversions (de-conversions) 0 20 76 95 

Properties in block improvement schemes 0 133 295 428 

Properties brought back into use (private sector) 0 43 47 89 

Source: Schedule 4, Funding Agreement 

 

The original Pathfinder targets included significant investment with regard to social 

housing, both in terms of improvements and demolition. On an ex-ante basis, the 

land acquired target of 6 hectares is relatively low given the scale of demolition 

envisaged. The most challenging targets relate to demolition and acquisition. Both of 

these are likely to be affected by process issues – Member approval, CPO 

requirements and the need to contract with individual home owners. Overall the 

scale of the targets are reasonable, provided HMR investment takes place at the pace 

envisaged when the Prospectus was agreed. The number of homes improved relative 

to the total budget suggests a relatively high expenditure per dwelling, including 

circa £20,000 per social housing dwelling. There are implications for both value for 

money and the extent to which other funds are available for social housing 

improvements. 

 

Since the Funding Agreement was developed Bridging NewcastleGateshead has re-

visited the targets for 2004/05 and refined its own internal forecasts8.  The revised 

forecasts are shown in the following figure.  The overall effect of the revisions is to 

                                                      
8 Although Bridging NewcastleGateshead is still required to report to ODPM against the 

targets specified in the Funding Agreement. 
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significantly increase the amount of land to be acquired by the Pathfinder, from 0.5 

hectares to over 10 hectares; more than double the number of private properties 

which will be improved or repaired and more than double the number of properties 

benefiting from HMR funded block improvement schemes.   

 

However, the number of properties to be built has been substantially reduced from 

thirty to just two, which is perhaps more realistic given the early stage in the 

programme and the difficulties which have been encountered in making 

acquisitions.   

 

The number of social housing properties to be improved through the Pathfinder has 

also been significantly reduced, which may reflect the availability of alternative 

sources of funds for improvements to this sector, e.g. through the Decent Homes 

investment plans. It is not clear if the original HMR budget for social housing 

improvements of £8.3m has been revised to take account of the reduced target, or if 

social housing improvements are now partly incorporated in block improvements. 

 

The overall effect of these changes has been to direct HMR in the 2004/05 year 

towards investment in private sector housing (in home ownership) and also even 

more towards the more transformational agenda through land assembly. 

 

Target and Forecast Core Outputs, 2004/05
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Source: Bridging NewcastleGateshead Monitoring Reports 

 

With plans to demolish over 600 properties in a single year, Bridging Newcastle 

Gateshead will make significant early progress with regard to the removal of low 

demand stock. Along with the site assembly work, this will help to begin the process 

of securing tenure change. 
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Key Points: 

 

• The core targets agreed for Bridging NewcastleGateshead are achievable 

although they are challenging and require a considerable commitment to 

ensure they are met.   

 

• The potential to begin the process of transformational change is reflected in 

the 2,000 properties to be demolished and over six hectares of land to be 

acquired, although the real change will be evident from the types of 

development which are secured for the development sites. 

 

• The original targets had a high proportion of investment focussed on social 

housing, although the revision to the forecasts suggests that in 2004/05 this will 

not be the case. 
 

 

4.7 Performance to Date – Core Outputs 
 
4.7.1 2003/04 

 

Bridging NewcastleGateshead exceeded the majority of its core output targets in 

2003/049.   The number of dwellings acquired from the private sector was nine times 

the level required, and these properties will either be demolished to make way for 

future development, or be used to provide accommodation to those affected by 

future acquisition and demolition activity, helping to ensure that future Site 

Assembly activity can be undertaken as quickly as possible.  The Pathfinder also 

achieved a number of outputs where no target had been set; including 156 social 

properties improved, 17 conversions (de-conversions) and nine empty properties 

brought back into use.   

 

However, there were two outputs where the target was not met.  The number of 

properties demolished using HMR funding was slightly below the target level (97% 

of the target was achieved).  There was more significant slippage on the land 

acquired target, with only 74% of the target being achieved.  This under-performance 

has been carried forward into 2004/05, as section 4.7.2 will demonstrate.  Overall, 

however, given the short timescales available for expenditure in 2003/04 and the 

constraints resulting from the pressures of developing a programme in a short period 

of time, Bridging NewcastleGateshead made a good start towards the three year 

output targets outlined above. 

 

There are a number of issues which arise from the fact that the Pathfinder easily 

exceeded its homes improved targets in 2003/04. Such a remarkable over-

performance suggests either poor forecasting (which is a concern) or the acceleration 

                                                      
9 Please note, the 2003/04 outputs figures have recently been revised, and this section does not 

yet reflect the new figures.  The amendments will be made in the final report. 
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of works planned for 2004/05 into the end of 2003/04 to maximise expenditure (with a 

consequential effect on outputs). The other explanation is the funding of significant 

improvements to social housing, apparently unplanned or brought forward, and this 

raises issues of additionality.  It is noteworthy, and possibly related, that expenditure 

on improvements and environmental works in 2004/05 is significantly behind 

progress in the current year. (see earlier comments on financial progress). 

 

Target and achieved core outputs, 2003/04
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Source: Bridging NewcastleGateshead Monitoring Reports 

 
4.7.2 2004/05 

 

The figure overleaf shows the core outputs achieved during the first two quarters of 

2004/05, and how these compare with the Pathfinder’s own forecast for this period.  

On three outputs, Bridging NewcastleGateshead has performed beyond expectations 

for the six month period – properties demolished, owner occupied properties 

improved and empty private properties brought back into use.   

 

Performance has been below what was expected on private dwellings acquired 

(which is likely to be due to delays in the acquisition activity at Scotswood / Benwell 

and Sunderland Road North, as well as in Walker Riverside) and the number of 

private rented properties improved.  Continuing the trend from 2003/04, the amount 

of land acquired in the first half of 2004/05 was below the level forecast. 
 



Bridging NewcastleGateshead Phase 1 Evaluation 

CONFIDENTIAL 

EKOS Consulting and the Centre for Regional Economic and Social Research 

 

64 

Core output achievement in the first half of 2004/05
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Source: Bridging NewcastleGateshead Monitoring Reports 

 

The figure below illustrates what this means in terms of progress towards the annual 

output targets for 2004/05.  During the first two quarters, achievement of all of the 

core outputs was running at less than 50% of the annual target, ranging from 433.5% 

of the dwellings acquired target to 0% of four of the core outputs: land acquired; new 

homes built and occupied; improvements to social housing and properties in block 

improvement schemes. 

 

Progess towards 2004/05 core outputs targets
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Source: Bridging NewcastleGateshead Monitoring Reports 

 

One third of the annual target for properties demolished has been achieved to date.  

There have been some delays associated with the time needed to assemble 

appropriate blocks prior to demolition, with, for example, one occupier within a 
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terrace holding up the demolition of all the properties due to the need to maintain 

utilities services.  The stance of the new political administration towards demolitions 

may also slow progress on this indicator. 

 

Key Points: 

 

• Performance in 2003/04 was generally good although the land acquired by the 

Pathfinder was only three-quarters of the target for the year. 

 

• The first half of 2004/05 has seen mixed performance with little progress made 

on a number of indicators. 

 

• The slow rate of spend threatens the achievement of a number of the core 

output targets and it will be necessary to monitor this closely, especially if 

HMRF is re-allocated between activities in order to ensure spend is achieved. 

 

 

4.8 Non-Core Outputs 
 

In addition to the core output targets, Bridging NewcastleGateshead has also 

specified a number of non-core outputs for 2004/05.  The indicators most directly 

related to housing and property are detailed below.  Some of the non-core indicators 

are closely related to the core indicators.  For example, properties demolished – 

private sector, and properties demolished – social sector are sub-sets of the 

properties demolished core indicator.  It is noticeable that progress with regard to 

social sector demolitions and relocations is much more advanced than in the private 

sector. 

 

Many of the non-core indicators reflect Pathfinder activity which is not captured by 

the core indicators but which will make an important contribution to the 

transformational agenda being delivered by Bridging NewcastleGateshead.  Non-

housing and environmental improvement works, as well as neighbourhood 

management activity, will help to support the housing market in areas at risk of 

decline, and ensure they are not adversely affected by more radical interventions 

occurring in adjacent areas.   

 

On the whole, the majority of targets set for Quarters 1 and 2 are being met or 

exceeded, although the majority of targets will be secured in the second half of the 

year. There is however considerable ground to be made up if the private sector 

properties demolished and private sector households relocated targets are to be met. 
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Table 4.6 Bridging NewcastleGateshead Non-Core Output Forecasts 2004/05 

 

Forecast 

2004/05 

Forecast  

Qtrs 1 

& 2 

Total to 

date 

2004/05 

Variance 

(Qtr 1&2 

Actual / 

Forecast) 

Balance 

to 

Forecast 

2004/05 

Properties demolished - private 

sector 205 1 21 +20 -184 

Properties demolished - social sector 376 102 169 +67 -207 

Private sector properties accredited 200 50 8 -42 -192 

Households relocated - private sector 161 74 47 -27 -114 

Households relocated - Local 

Authority 74 35 28 -7 -46 

Households relocated - RSL 0 0 1 +1 +1 

Block improvement schemes 

completed 7 0 0 0 -7 

Completed non-housing or env. imp. 

works 127 51 659 +608 +532 

Properties benefiting non-housing or 

env. Works 26844 3000 2600 -400 -24244 

Properties benefiting from additional 

n’hood mgt measures 7598 45 2309 +2264 -5289 

Land made available for 

development (ha) 0.51 0 0 0 -0.51 

Properties benefiting from marketing 

measures and image management 1820 800 2345 +1545 +525 

Properties surveyed 681 0 0 0 -681 

Properties target hardened 690 220 241 +21 -449 

Properties offered enhanced security 

advice 2916 1416 1680 +264 -1236 

Source: Bridging NewcastleGateshead Monitoring Reports 

 

A number of other additional indicators deal with communication and activities 

which indirectly contribute to the Pathfinder objectives. The information shows that 

Bridging NewcastleGateshead has made good progress in involving the local 

community, with the number of groups, organisations or stakeholders and the 

number of individual residents involved or consulted both ahead of expectations.  

There has also been a much higher than expected number of residents benefiting 

from housing-related advice.  Often this relates to their rights and options regarding 

relocation, and the support provided is helping to ensure the successful delivery of 

the acquisitions and demolitions programme. 
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Table 4.7 Bridging NewcastleGateshead Non-Core Output Forecasts 2004/05 

 

Forecast 

2004/05 

Forecast  

Qtrs 1 

& 2 

Total to 

date 

2004/05 

Variance 

(Qtr 1&2 

Actual / 

Forecast) 

Balance 

to 

Forecast 

2004/05 

Guidance documents produced 18 6 3 -3 -15 

People involved / consulted 4923 520 4051 +3531 -872 

Number of groups, organisations or 

stakeholders involved/ consulted 30 10 88 +78 +58 

Residents benefiting from housing 

related advice 1367 317 1934 +1617 +567 

People trained with a qualification 80 20 5 -15 -75 

Training Sessions held 5 1 7 +6 +2 

People attending training session 0 0 62 +62 +62 

People employed 82 4 23 +19 -59 

Jobs created 2 2 2 0 0 

Newsletters produced 4 2 3 +1 -1 

Source: Bridging NewcastleGateshead Monitoring Reports 

 

Key Points: 

 

• Non-core indicators provide a useful picture of the wider activity being 

supported by Bridging NewcastleGateshead. 

 

• Performance on many of the non-core outputs is ahead of forecast, although 

the majority of benefits are forecast to be delivered in the second half of the 

year. 

 

• The Pathfinder has fallen behind with regard to private sector properties 

demolished and private sector households relocated. 
 

 

4.9 Conclusions 
 

The financial allocations to the different areas of intervention demonstrate the 

transformational nature of the Bridging NewcastleGateshead programme, with 

nearly 50% of the £73m HMRF available during 2003-06 allocated to Site Assembly 

and Site Development activity.  The programme faced a major challenge to achieve 

significant levels of expenditure virtually from a ‘standing start’ in 2003.  Although 

the expenditure target for 2003/04 was met, Bridging NewcastleGateshead has not 

yet been able to achieve consistent, high levels of monthly expenditure in 2004/05, 

and consequently is falling behind the original financial profile. 

 

Performance has varied across the different interventions, with 60% of expenditure 

in 2004/05 being accounted for by Site Assembly activity, which is largely 

acquisitions and demolitions in order to assemble sites for future development.  In 

many other areas, project progress and therefore expenditure has been delayed by 
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various factors including the need to get the backing of the local community before 

schemes begin, work to develop area and master plans, capacity constraints affecting 

delivery and changes affecting the housing market (e.g. rising property values, 

reduced levels of voids in the social sector) which have knock on effects for projects.  

The underspend to date means there will be a need for close financial monitoring 

and management if the expenditure target for 2004/05 is to be met. 

 

The transformational nature of the programme is clear in the core output targets with 

nearly 1,900 properties to be demolished in the first three years of the programme 

and nearly 6.4 hectares of land to be acquired.  However there is considerable 

progress still to be made to meet the 2004/05 output targets, and this will need to be 

taken account of during any re-allocation of resources between interventions 

designed to ensure the expenditure target is reached. It will be important to avoid 

increasing expenditure on social housing improvements based on expediency, and 

the current difficulties with regard to the pace of expenditure suggest a need to more 

robustly challenge monthly profiles and consider increasing substantially the 

amount of over-programming. 
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5 Appraisal and Monitoring Procedures 
 

5.1 Introduction 
 

Bridging NewcastleGateshead developed an appraisal and selection system heavily 

influenced by the need to secure early expenditure. This is a situation common to all 

of the Pathfinders, where the expected level of initial expenditure, from a standing 

start, was much higher than in other regeneration initiatives. The arrangements and 

their initial operation were influenced by three other factors: 

 

1. The devolved approach by ODPM to operational matters, with limited 

guidance on application, appraisal, selection and monitoring procedures; 

 

2. A need to recruit for the Core Team, resulting in the initial team having a 

very large workload to deal with in the early months; and 

 

3. Limited resources in the local authorities to provide a high level of project 

detail. 
 

With regard to this final point, there is also a questioning within some sections of the 

local authorities of the need for and benefit of a robust appraisal system. This 

attitude is a major barrier to improving the current system and any new 

arrangements. 
 

5.2 The Current System 
 

The arrangements were based upon a need to minimise the workload on applicants - 

to help accelerate the process and to avoid the excessive bureaucracy prevalent in 

other appraisal systems. The appraisal system is supported by an Operations Manual 

which details: 

 

• The division of responsibilities and governance structure; 

 

• The vision, objectives and outcomes; 

 

• Project approval routes, appraisal and approval processes, including 

application forms; and  

 

• Implementation, monitoring and management arrangements. 

 

There are also sections on best value, procurement and contracting; and a section on 

conflict of interests. The Operations Manual has been helpful in articulating the 

Pathfinder message, and a considerable number of those involved in Pathfinder 

processes and procedures are both supportive of and enthused by the Bridging 

NewcastleGateshead objectives. As such, it is only a minority of officers who are 

reluctant to acknowledge the importance of a robust appraisal process. 
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The Operations Manual (which runs to over 60 pages) is an example of best practice 

and allows those less involved in the development of the Bridging 

NewcastleGateshead programme to understand both higher level objectives and the 

mechanics of how key processes operate. A useful addition to the Operations Manual 

would be more detail on the financial profile over the initial Prospectus period, and 

very short summaries on each of the ADFs. 

 

5.3 From Application To Decision 
 

The Operations Manual outlines the process as follows: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Intervention developed on the basis of evidence of the causes of market 

failure and built into ADF (or in exceptional cases identified through 

another route, such as thematic workstream) 

Project submission form and annex submitted by lead officer outlining 

contribution to strategy for area 

Project included in submission of scheme, or annual review, to ODPM, as 

approved by Executive Group and Steering Group  

Funding agreement signed by lead officer 

Monitoring of delivery against project submission form by Core Team and 

reported to Executive Group, Steering Group and ODPM 

Project Appraisal Stage 1 (Quality Check) conducted by Core Team, using 

project appraisal checklist 

Project Appraisal Stage 2 (Project Planning) conducted by Core Team 

Approval of scheme, or annual review, by ODPM, and reported to Executive 

Group and Steering Group 
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Individual projects are regarded as approved in principle if they have been included 

in ADF plans or the Annual Review submitted to ODPM. This has sometimes 

resulted in a less than thorough approach to providing detailed information for the 

appraisal of individual projects and schemes. There are two elements to the appraisal 

process. The first stage reviews the project against a number of key criteria. This 

stage is essentially a Quality Control check. The second stage, which takes place after 

the approval of funding by ODPM, but before the project begins, includes a meeting 

with the project sponsor to clarify matters of detail, primarily around delivery.  

 

The Operations Manual makes clear that there should be a separation of roles – “this 

(the appraisal) should not be undertaken by the officer responsible for assisting the lead 

officer with development of the project”. In some cases, this guidance has not been 

followed, and although there is no evidence that the advisory and appraisal function 

has led to any conflicts, a clear separation of roles is required in every case. 

 

After the two stage appraisal is complete, the final decision to approve support is 

taken by the Programme Director and Programme Manager. The exceptions to this 

process are projects “deemed contentious”. In such cases, the project is considered by 

the Executive Group. It is not clear under what conditions and by whom a project is 

deemed to be contentious.  

 

There are a number of issues that arise from the current system. The key concerns 

are: 

 

• the Bridging NewcastleGateshead Core Team on some occasions are in 

the position of acting as champion and advisor to individual projects, and 

subsequently acting as an appraiser for the project. While all of those 

involved from the Core Team have worked hard to help applicants to 

improve the quality and strategic fit of each project, there needs to a 

separation of these roles to allow a robust and more independent 

appraisal to take place;  

  

• While schemes must make a contribution to Bridging 

NewcastleGateshead objectives, these are broad enough to allow a very 

wide range of projects to make a case, and there is insufficient Pathfinder 

policy to allow the appraiser to stop weak or under-developed schemes 

and projects from being supported; and,  

 

• The final decision is taken by the Director of the Programme, on the 

recommendation of Core Team members, and there is no Appraisal Panel 

as such involving a broader group of individuals. This approach places 

too much responsibility on a single individual. 

 

There are a number of other concerns that arise from how the system has operated in 

the early period, some of which arise from the need to secure early expenditure. 

These are: 
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• In a number of instances further “negotiations” have taken place as 

projects have been implemented and after the decision to provide support 

has been confirmed. This particularly relates to projects where initial 

feasibility work and subsequent investment are combined into one 

application, even though the precise nature of the investment and thus 

the outputs is unknown. Again, although this reflects the pressing 

timetables facing the local authorities and the Pathfinder, it is not good 

practice and new arrangements are needed to ensure that the appraisal 

process can fully consider the nature of investments and the forecast 

outputs. 

 

• As a consequence of the practice of negotiating and clarifying detail as a 

project is implemented, the level of detail provided in many applications 

is limited. This appears to be a combination of a serious under-resourcing 

of staff time to prepare detailed applications, in some cases a belief that 

the application and appraisal process is not important, and uncertainty at 

the time of application on what the HMR monies will actually be spent 

on. 

 

The current system leaves the appraisal staff in a very difficult situation, particularly 

the lack of agreed policy as to the types of actions that are suitable for support, and 

the conditions under which particular types of activities will be supported.  

 

The current system is not without merit. The meetings held between Core Team 

members and project sponsors allow for progress to be monitored very effectively 

and help to make adjustments to financial and outputs profiles at an early stage. It 

also allows for Core Team members to understand in detail the challenges in 

delivering project activity.  

 

A major factor in how the early applications have been developed reflects the lack of 

a dedicated Pathfinder Team in each ADF area, made up of additional staff with the 

time and resources to take forward early interventions. The prudent approach taken 

to recruitment has had a knock on effect of placing additional work on to staff with 

an already demanding workload. This suggests need to review all aspects of project 

and ADF delivery, including support for applications and monitoring. Some of these 

issues are already being (partially) addressed through current recruitment. 

 

There is now a need to re-consider the application, appraisal and decision making 

process to help secure the key objectives set out in the Prospectus. This needs to 

consider the concept of strategic commissioning which has been put forward as a 

more appropriate means of making key investment decisions. There is a danger that 

strategic commissioning, poorly executed, will allow for less effective scrutiny, 

particularly if it leads to the packaging of weak projects within a larger “plan”. 

 

The completion of regeneration frameworks for the two Cities, and the detailed 

masterplanning currently taking place should make the concept of strategic 
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commissioning workable for Bridging NewcastleGateshead. It will be important, if 

pursued on a geographical basis, that strategic commissioning is based on a very 

clear vision and function for the neighbourhood, and incorporates the services and 

investments to be made in support of market renewal. 

 

There are a number of weaknesses in the current system that need to be addressed if 

Bridging NewcastleGateshead wishes to move to a system which more closely links 

decisions on investment to the aims and objectives of the Prospectus. Under the 

current arrangements, a wide variety of projects can make a case that they make a 

contribution and this is due to the inevitably broad nature of the higher level 

objectives.  
 

The Pathfinder has approximately 100 individual projects active and this number is 

increasing. This is very large number, and partly explains why the burden of 

providing detailed information is proving problematic. The Pathfinder would benefit 

from: 

 

• Re-considering the breadth of activity it is prepared to support, which is 

partly responsible for the number of projects; 

 

• Moving to fewer and more substantive investments; and  

 

• Adequately resourcing the local authorities to ensure that detailed 

information can be provided under any new system. 

 

There are a number of structural changes that are required to the current system, and 

should also inform any new system. These are: 

 

• There should be a clear separation of roles between champion/advisor 

and appraiser;  

 

• Where feasibility works are being supported, these should be completed 

and then followed by the detailed proposals which should be appraised 

on the basis of the results of the business and masterplanning works; and  

 

• A formal Appraisal Panel should be established to approve HMR 

investment (this could be taken forward within the remit of an existing 

group, rather than through the formation of a wholly new group 

responsible only for appraisal). 

 

A major weakness in the current system is that the appraiser and decision maker has 

insufficient detail at the ADF and project level to asses the relevance and importance 

of the project to the aims and objectives of the Pathfinder. The major weakness is at 

the ADF level, where the documents are useful in terms of context, but much less 

helpful in terms of the prioritisation of activities and investment. The revision of the 

ADFs, or the development of more robust planning / implementation plans needs to 

be addressed as soon as possible. There is a need therefore to improve the ADFs, or 
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develop alternative models such as strategic commissioning to ensure that proposed 

investments make a contribution to the aspirations set out in the Prospectus. 

 

The Pathfinder would also benefit from a detailed discussion of the key priorities for 

future investment, and the conditions under which certain types of activities will be 

funded. This could usefully include both capital investment such as environmental 

improvements, and revenue support for neighbourhood management. A clearer set 

of policies would assist applicants, provide a clearer framework for the appraisal to 

take place, and ensure that investment was more closely related to the objectives of 

the Pathfinder. 

 

Key Points: 

 

• There needs to be a clear separation of roles in the appraisal process, and a 

more detailed set of policies should be developed to help prioritise which 

actions and investments will be supported. 

 

• The ADFs are not detailed enough to help identify the key priorities and need 

to be strengthened. 

 

• Consideration should be given to the establishment of an Appraisal Panel, 

possibly using an existing group, to share responsibility for final decisions. 

 

• Strategic commissioning could be a powerful new tool to ensure best value for 

money, but careful consideration is needed with regard to how it works in 

practice. 
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6 Cross ADF Analysis 
 

6.1 Introduction 
 

As part of the phase 1 evaluation, an in-depth analysis of progress within the Area 

Development Frameworks (ADFs) was undertaken. This involved a bottom up 

assessment of progress against the stated objectives and quantified targets of each 

ADF.  Six main areas were examined: 

 

• An Overview: covering the profile of the areas, the rationale for 

intervention, funding analysis, and an assessment of strategic alignment. 

• A Baseline Analysis: looking at key indicators and the Vitality Index. 

• Project Analysis: highlighting the intervention mix, expenditure, 

achievements, and innovation aspects.  This section also covered value for 

money, additionality and impact, and cross ADF issues (including 

interconnections, adjacency and cross ADF activities).  

• Progress Against Strategic Objectives: including the wider ADF vision, 

alignment with the Prospectus, and the contribution to Pathfinder 

Strategic Objectives and Themes 

• ADF Delivery Issues such as management, and monitoring and 

evaluation.  This section also covers bidding and appraisal, partnership 

working/stakeholder involvement, risks, barriers to delivery, good 

practice and dissemination. 

• ADF Future Priorities: Looking at emerging priorities, the potential for 

roll out and some conclusions and recommendations.   

 

A full report on each ADF area will be provided as a series of appendices to the final 

report.  This section focuses on the headline findings, cross ADF implications and 

recommendations and conclusions for the next phase of Pathfinder.   

 

6.2 An Overview 
 
6.2.1 Area Profiles and Socio-Economic Context 

 

Table 6.1: Population 

 Residents1 Dwellings Area 

(Hectares) 

Wards 

Covered2 

Outer East 34,000 17,381 921.6 4 

Inner West 50,000 25,694 1,300 5 

Gateshead 50,000 25,000 1,215 10 

North Central 20,000 9,200 430.4 3 

Total 154,000 77,275 3,854.3 22 

Source: ADF Chapters (see appendices) 

Notes: 1 Rounded to nearest 1000, 2 In part or full 

 

A description of each area is contained within each ADF and summarised, to ‘set the 

scene’ within the appendices.  The table illustrates that of the four ADFs the Inner 
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West and Gateshead are most similar in size and scale.  North Central is the smallest 

followed by the Outer East.   

 

Each of the ADFs highlight significant population decline since the 1970s (with some 

minor exceptions).  For instance the population of the Outer East is a third lower 

than it was in 1971.  This has stemmed from industrial decline, primarily within 

manual occupations, with the loss or contraction of major employers.  For instance 

half of all out-migration from the Gateshead borough is for employment reasons.  To 

a greater or lesser degree, this has caused high out migration and void rates and 

low/falling house prices, and low levels of satisfaction, Right-to-Buys (RTBs) and 

community safety.  Not surprisingly many of the ADFs cite high rankings on the 

Index of Multiple Deprivation.  The ADFs highlight the high proportions of social 

housing too, described as a large area of mono-culture in Gateshead and as a 

“surplus of social housing which does not meet the market needs of the 21st century” 

in the Outer East.   

 

Balancing the tenure mix is perceived to be an important consideration within each 

of the ADFs. For instance, some of the housing, for example the Tyneside Flats, is 

deeply unpopular, and other areas, such as parts of Sunderland Road North, have 

high levels of absentee landlords with attendant crime and anti-social behaviour 

problems in the neighbourhood.  The ADFs (notably the Outer East and Gateshead) 

point to the effects that poor housing has on the vitality and viability of local shops 

and services which has contributed to a feeling decline and a lack of confidence in 

the area.  The need to enhance the poor local image of certain areas such as Cowgate 

and Scotswood could perhaps be addressed in more detail in the Scheme Update.   

 
6.2.2 The Need for Intervention 

 

The data on housing market and wider neighbourhood conditions means the ADFs 

generally make a persuasive case for intervention (though this could be strengthened 

in the North Central ADF).  The Newcastle Neighbourhood Information Service 

rankings helpfully capture crime, education, health, income and unemployment 

indicators.  There is generally less consideration however given to the market 

factors/drivers at play, which could inform the objectives and overall strategy within 

each ADF.  We suggest this is given more emphasis within the Scheme Update to 

enable the assessment of the realism of the high level objective of reversing 

population decline.  In relation specifically to the Inner West ADF, much of the case 

is presented at the level of the two planning areas which does not take into account 

dynamics at a neighbourhood or sub-neighbourhood level within the Inner West 

(which are very diverse).   

 

The Scheme Update needs to continue to pinpoint the reasons at a neighbourhood 

level for housing market decline as evidence becomes available through master-

planning and research activity (including the reasons for the unpopularity of 

particular estates, more precise details on stock quality and style, descriptions of 

poor layout).  This is consistent with the Audit Commission recommendations 

around evidence based interventions.   
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6.2.3 HMR Funding and Total Investment 

 

Table 6.2: HMR Funding by ADF, £000, 2003-06 

 2003/04 2004/05 2005/06 2003-2006 

Outer East 1,235 6,034 12,827 20,096   (27%) 

Inner West 6,774 7,385 12,096 26,255   (36%) 

Gateshead 2,710 7,878 9,098 19,686   (27%) 

North Central 549 875 2,843 4,267   (6%) 

Other 100 1,200 1,300 2,600   (4%) 

Total 11,368 23,372 38,164 72,904 (100%) 

Source: Pathfinder Prospectus 

Note – the actual allocation of HMR funds differed from that set out in the Prospectus, with 

£4.3m which was originally anticipated to be received in 2003/04 transferred into the budget 

for 2004/05, leading to a revised profile of £7m ¾, £27.7m 04/05 and £38.2m 05/06 

 

In terms of scale the Inner West was the highest allocation representing 36% 

(£26.2m), followed by Gateshead 27% (£20.1m).  The former has quite a lot of spend 

early on (though note there has been some slippage – this is discussed in the finance 

chapter) and the other areas have a more ‘back-loaded’ spend.  The low level of 

spend in North Central £4.2m (just 6%) means that most of Newcastle spend is along 

the Tyne (East and Westwards of the city centre).  One could argue that spend within 

the North Central ward is largely ‘stabilisation’ rather than ‘transformational’ 

spending (though Cowgate will certainly require some attention).   

 

Table 6.3: Total Funding by ADF, £000 

 2003/04 2004/05 2005/06 2003-2006 Total to 2018 

Outer East 16,822 55,901 68,843 141,566   (34%) 260,300   (13%) 

Gateshead 24,134 76,785 65,476 166,395   (40%) 854,800   (42%) 

Inner West 10,545 24,021 51,789 86,355    (21%) 791,100   (40%) 

North Central 0,649 5,541 12,358 18,548    (5%) 85,600    (4%) 

Other 0,053 1,191 1,344 2,600     (1%) 2,600    (1%) 

Total 51,501 163,439 199,810 415,464 1,994,400 

Source: Pathfinder Prospectus 

 

As much as £2 billion could be spent over the lifetime of the Pathfinder programme, 

to 2018.  Between 2003–2006, total funding for Bridging NewcastleGateshead could 

be as much as £415m when match funding is considered.  Again, the highest share is 

allocated to Gateshead (40.1%), followed by the Outer East (34.1%), Inner West 

districts (20.8%), and North Central Areas (4.5%).  A similar pattern is revealed in 

relation to an analysis of the predicted total figures up to 2018.  North Central and 

Gateshead are allocated the lowest (4.3%) and highest share of funding (42.9%), but 

the fortunes of the other two districts are reversed.  Over the longer period, the total 

resources allocated to Inner West (39.7%) are significantly higher compared to the 

Outer East (13.1%). 
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Table 6.4: Total Indicative Funding Package by ADF, %, 2003-2006 

 Gateshead Inner West Outer East North Central 

HMR 11.8 30.4 14.2 23.0 

Private sector developers 67.6 15.2 55.2 74.9 

EP 5.9 42.6 3.5 0 

Housing Corp / Assoc 9.1 3.4 6.4 0 

Local Authority - mainline 1.1 2.3 14.5 10.7 

NRF 0.3 0 1.0 0 

SRB 0.2 0 0.1 0 

LAD other 0.5 1.0 0 0 

NDC 0 4.9 0 0 

DEFRA 0 0 1.5 0 

Single Programme 0 0 0.3 1.0 

Total % 100 100 100 100 

Total, £000 166,395 86,355 141,566 18,548 

Source: Pathfinder Prospectus 

 

Looking at the indicative funding packages which were envisaged across the ADFs 

at the start of the programme, Gateshead represents the smallest percentage HMR 

(11.8%), the second largest private sector developer contribution (67.6%) and largest 

Housing Corporation/RSL contribution (9.1%).  Significant local authority HIP 

resources are going into the Outer East (14.6%) and North Central (10.7%) with a 

small proportion allocated in the Inner West and Gateshead (2.3% and 1.1% 

respectively).  These amounts are a little surprising given the scale of investment 

going into these latter two areas.  Overall the engagement of the private sector is 

essential to the success of the programme (representing 74.9% in North Central).  

English Partnerships is a major funder in the Inner West (42.6%) and there is a 4.9% 

contribution from the Westgate NDC area.  The very low level of LAD other 

resources and other public funding (RDA, Health, and Transport) is worth noting.   

 
6.2.4 Strategic and Programme Alignment 

 

In Gateshead there is strong evidence of cross-departmental working (through the 

working group) and alignment within the local authority, and the Pathfinder sits 

within the wider housing agenda, although there is less obvious evidence of 

alignment with the strategies of other partners.   In Newcastle there is a case for even 

better inter-departmental alignment going forward (with planning, transport and 

education).  There is a case for continued alignment with NRF and the developing 

neighbourhood renewal strategies (they certainly contain mutual and 

complementary objectives).  It was reported that alignment between Bridging 

NewcastleGateshead and the ALMO in Newcastle could be better.  This is an area 

where more detailed joint planning could be undertaken in coming months.   

 

Part of the difficulty in aligning with other programmes is the nature of these 

programmes, for example it is difficult to achieve alignment with some central 

government programmes and initiatives.  The DfES programme for new schools, for 

example, is not directly aligned, and there is no ‘special authority’ to invest these 
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resources in Pathfinder areas.  That said, there are some good emerging examples on 

which to build such as work on design in Byker and the identification of potential 

major investments such as the Metro line extension and the new City Academy in the 

Inner West.  There was some evidence of closer working relations with other 

organisations including the police in the Outer East.   

 

In the development of the Scheme Update, more could be done to ensure positive 

alignment between the Newcastle and Gateshead aspects of the programme.  Whilst 

there is no evidence of any problems caused to date by a lack of alignment, greater 

joint planning and working across the two authorities is likely to increase the impact 

of the programme overall. 

 

Key Point: 

 

• Whilst there are examples of projects benefiting from different funding 

streams at the project level, there may be a case for greater involvement from 

non-local authority partners, such as English Partnerships and One North East 

in Gateshead and crime and health partners in Newcastle. 

 

 

The following section examines the targets and plans for each area as well as 

reviewing the Vitality Index.   

 

6.3 Baseline Analysis 
 

The ADF appendices highlight some challenging targets for population change, (net) 

new properties and housing market sustainability (tenure change etc).  Overall the 

ADF targets amount to an increase in the population of the Bridging 

NewcastleGateshead area of nearly 30,000 people, or over 17%.  This is a very 

challenging target given the severe population decline experienced by the Pathfinder 

area, and other urban parts of the North East, over the past thirty years.  The ADF for 

the Inner West is the most extreme – with target population change of 23.4% - the 

biggest change since perhaps the post war period.   

 

Table 6.5: Target Population Change 

 Baseline 2006 2010 2018 Change % 

Outer East 34,336 34,402 36,925 39,363 5,027 14.6 

Inner West  60,844 59,475 63,000 75,100 14,256 23.4 

Gateshead 49,783 52,793 N/A 55,5471 5,764 11.6 

North Central 20,130 21,030 22,130 23,6302 3,500 17.4 

Total 165,093 167,700 N/A 193,640 28,547 17.3 

Source: ADFs 

Notes: 1 Figures for 2017; 2 Figures for 2020 

 

The four ADFs also set out challenging targets for increasing the number of 

properties.  In absolute terms, the largest number of additional properties will be 

built in Gateshead, with some 7,800 forecast to be built by 2017.  This is also the 
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largest percentage increase and represents an increase of almost one-third in the 

number of properties in the Gateshead ADF area.  The smallest overall increase is 

forecast in the Inner West, which perhaps reflects the fundamental restructuring 

planned for this area. 

 

Table 6.6: Total Number of Properties 

 Baseline 2006 2010 2018 Change % 

Outer East 17,453 17,643 19,026 19,927 2,474 14.2 

Inner West  28,465 28,270 29,378 30,301 1,836 6.5 

Gateshead 25,000 26,424 N/A 32,8001 7,800 31.2 

North Central 9,200  9,400 10,200 10,7002 1,500 16.3 

Total 80,118 81,737 N/A 93,728 13,610 17.0 

Source: ADFs 

Notes: 1 Figures for 2017; 2 Figures for 2020 

 

Each ADF document also presents targets for tenure change, although there is little 

consistency on how these are presented and the degree of transparency which the 

numbers provided allow.  In the Outer East, the target is for the proportion of owner 

occupation to rise from 34% to 54% between 2003 and 2018.  The Outer East ADF 

provides detailed forecasts on how tenure change will be achieved, with forecasts 

given for the number of social houses demolished, transferred and improved.  Other 

ADF documents do not provide as much detail, and merely provide targets for 

tenure change with no explanation of how this will be achieved. 

 

Going forward the Scheme Update will need to ensure a consistency between 

Newcastle and Gateshead in terms of baseline information and targets over similar 

time periods.  The appendices provide some further detailed analysis of the locations 

and scale of new houses (by tenure type).  The Scheme Update will need to include 

further analysis of the phasing (by year) of new build and demolitions by tenure type 

and location.   

 

Given the proposed scale of demolition, the 13,610 net additional properties suggests 

a total new build programme of circa 20,000 up to 2018. These figures need to be 

reconciled with the likely level of demand taking account of other housing 

developments in the region and the feasibility that this level of new build can be 

sustained over a long period. 

 
6.3.1 The Vitality Index 

 

Evidence from the Vitality Index has helpfully been used to categorise housing 

neighbourhoods.  For instance in North Central most of the neighbourhoods are 

defined as “stable but needing intervention” with one showing a “collapsed market” 

(Cowgate).  The Outer East is quite varied with a mix of strong, stable and weak 

markets (the weaker ones located in Byker, Daisy Hill and Walker Riverside).  The 

West End shows a mix but with less stability overall and weaknesses in and around 

Scotswood.  To date equivalent data has been unavailable in Gateshead, although 

work is now underway to provide similar information.  The sheer diversity of many 
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of the wards makes this sort of detailed analysis essential and valuable as not all 

ADFs exhibit severe market weaknesses and there is a need for very different 

responses across the neighbourhoods.   

 

The Index, which has a national profile, has been really helpful in helping the 

tracking of neighbourhood characteristics.  For instance the Vitality Index 

highlighted the weaker conditions of the southern parts of the Outer East and when 

this is compared with other quality of life indicators there is a close association with 

poor health, high crime and poor environment.  This analysis has helped to 

determine the timing and location of Pathfinder interventions in the Outer East, and 

also indicates the need for a holistic approach which combines investment in housing 

with other social and economic support.  There have been calls to further strengthen 

the housing domains of the Vitality Index.   

 

6.4 Project Analysis 
 
6.4.1 The Proposed and Actual Intervention Mix 

 

A review of the proposed interventions by type has been undertaken for each ADF 

and within the Chapter on Finance and Outputs.  The headlines by area are as 

follows.   

 

Two of the ADFs (Outer East and Inner West) are spending a large proportion 

(indeed greater than anticipated) on site assembly and to a lesser degree site 

development.  70% of funds allocated so far have gone to site assembly in the Outer 

East (mainly in Walker Riverside).  In the Inner West a similar proportion of 

resources (71%) has been approved for clearance activity in the Scotswood and 

Benwell Regeneration Area.  This is due to the need to assemble sites before 

development activity can begin and to support the sustainability of those properties 

earmarked for retention.  This is unsurprising given the early stage of the Pathfinder 

programme.  It may also reflect the higher than anticipated cost of site development.   

 

There is still a considerable amount of HMRF to contract in the Outer East and 

deliverability will need to be a key consideration in the projects coming forward for 

appraisal.  The vast majority of the HMRF approved in the Outer East to date has 

been for capital expenditure, reflecting the need for significant transformation of the 

area rather than activity to support sustainable neighbourhoods.   

 

In Gateshead just under a third of the planned expenditure for 2003-2006 is for site 

assembly and development, although some 37%, or £7.5m, is for home 

improvements.  The remaining 30% is for environmental works and sustaining 

communities, which is a significant proportion of total planned expenditure and 

reflects the strong commitment to supporting existing communities.  The level of site 

assembly and development works is modest in 2003-2006 whilst the outcomes of the 

neighbourhood planning and masterplanning are awaited.  £2m has been approved 

for site assembly in 2004-2005, which is the acquisition and demolition north of 

Sunderland Road and some £2.7m of project approvals in the same period relate to 
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environmental improvements.  Not surprisingly significant feasibility and appraisal 

works have been approved to determine future capital spend.  11% of the approved 

expenditure is revenue spend primarily linked to supporting neighbourhoods in 

transition.  

 

In the North Central ADF by November 2004, 47% of the total HMR allocation up to 

2006 had been approved between eight separate projects.  Over 25% of the total 

funding approved to date has been allocated to research and feasibility studies, with 

47% allocated to environmental and neighbourhood management measures and 15% 

allocated to acquisition and demolition. The level of funding allocated to site 

assembly, improvements in the social sector, and supporting communities are 

considerably less than that initially envisaged.  By contrast, the level of funding 

awarded to both site development and environmental improvements match that 

which was initially planned, whilst that allocated to improvements in private 

housing has been exceeded by just over 8%.  48% of resources have been allocated to 

Cowgate and 23% to Blakelaw.   

 
6.4.2 Achievements 

 

The Inner West ADF is expected to deliver a substantial contribution to the 

Prospectus targets during the first three year period. Whilst the 03/04 targets in the 

Inner West were largely achieved, slippage in the delivery of the 04/05 programme is 

having a knock-on effect on outputs. The stream of acquisitions and demolitions at 

Scotswood and Benwell has begun to slow down, as negotiations with the remaining 

owners/landlords become protracted – although 45% of the demolition target has 

been achieved, the full year forecast is now unlikely to be attained as the phasing of 

acquisitions stretches out.  Several new projects have been identified recently which 

will pick up on some of the slippage and deliver some new builds.  

 

Despite the recent slowdown, significant progress has been made towards the 

redevelopment of Scotswood and Benwell, with the acquisition and clearance 

programme occurring more smoothly than many similar schemes in other 

Pathfinders. Ultimately, the project will create a redevelopment site of 65 hectares, 

which is of regional significance.  Outside site assembly actions, the key output 

achievements have come from the North Benwell Neighbourhood Management 

project.  There is an evaluation underway of this project and according to officers 

there is a strong case for adopting a similar model elsewhere in the ADF/Bridging 

NewcastleGateshead area.   

 

During the 2003/04 financial year, Outer East projects contributed to two of the 

Pathfinder’s core outputs – 39 properties were demolished and 19 dwellings 

acquired using HMRF resources through the Walker Riverside Site Assembly project.  

By the end of the second quarter of 2004/05, a further twenty dwellings had been 

acquired.  Nearly 250 properties had been target hardened through the LIFE project 

and seventeen private sector and twelve local authority households relocated. Only 

three projects had registered any spend by October 2004, making the chances of 

making up the slippage in expenditure slim.  Reasonable progress has been recorded 
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on the achievement of outputs although this is threatened by continuing 

underspend. 

 

In the North Central area:  

 

• Cowgate Estate Interventions has demolished 42 properties and relocated 

the affected residents; 

• Cowgate Phase 2 has completed its neighbourhood profile of the estate 

and is in a position to present several options to the local community 

regarding the most effective interventions required to make it a popular 

and attractive place to live.   

• North Kenton/Fawdon Phase 1 has demolished 40 five storey flats.   

• Central Blakelaw Regeneration Phase 1 has completed all the land 

surveys, and is waiting for the ALMO to make a decision regarding the 

future of a block of flats.   

 

Overall, in North Central there is a consensus that progress has been slower than 

initially anticipated, partly because the time-scales submitted in the original 

application forms were overly optimistic.  Moreover, many of the projects in North 

Central are feasibility studies, which are expected to lead to greater and more readily 

quantifiable progress in phase 2.   

 

Despite the early stage of the Pathfinder Programme, some achievements are worthy 

of note in Gateshead.  Pathfinder has allowed for:  

 

• Accelerated CPO processes of properties at Sunderland Road North 

• Environmental improvements to be delivered by the Housing Company, 

in conjunction with Gateshead Council, in neighbourhoods in parts of the 

ADF that are deemed sustainable.    

• The continued investment in Teams, following works identified and 

commenced prior to Pathfinder.   

 

The most notable achievements in the Pathfinder to date in Gateshead are the 

working arrangements, structures and planning work which lay the foundation for 

the future investment over the coming years.   These relate to the Working Group, 

which meets fortnightly and includes representatives from various Council 

departments (a similar process occurs in Newcastle).  The processes put in place for 

undertaking the neighbourhood planning are testament to the commitment and 

long-term planning of the local authority officers and the Bridging 

NewcastleGateshead team.  Neighbourhood planning should provide the Gateshead 

ADF with a programme of investments, costed and phased, for achieving change in 

the mono-tenure areas in the Pathfinder. 
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6.4.3 Innovation 

 

We found innovation operating on a number of levels – in relation to 

implementation, cross ADF initiatives, project level innovation and new ways of 

working.   

 

In relation to innovation in implementation several consultation and feasibility 

studies were cited (not surprising given that there is much of this work underway in 

the early phases).  An approach used in the Walker Riverside Masterplanning and 

Promotion project – the Community Enquiry – was highlighted by a number of 

respondents as providing an innovative new approach to community engagement in 

the Outer East. The week long consultation event was based on the Prince’s Trust 

Enquiry by Design idea, which involves local residents in an intensive period of 

consultation and provides them with an opportunity to work with designers to 

shape plans for their area.  The Walker event was the first Community Enquiry ever 

to be held in the North of England.  The event was successful in bringing issues to 

the surface and allowed the masterplanners to ensure their ideas had the backing of 

the local community.  In Gateshead every single resident is being consulted for one 

project (Sunderland Road North) on detailed issues such as boundary treatments, 

road layouts etc.  It was the level of intensity, engagement and detail that was a first 

for Gateshead. The Byker Design Competition seeks to access innovative ideas for re-

modelling part of the Byker Estate through a competitive approach. 

 

There are several cross ADF initiatives that are thought to be innovative.  First, the 

Vitality Index (mentioned earlier) is perceived at the national level to be an effective 

way of tracking and understanding housing market change.  Going forward it is 

important that the model (and housing domains in particular) continue to develop. 

Second, the Sustainable Housing Development initiative aims to identify the way in 

which sustainable development principles can be incorporated into all types of new 

development and was cited as being particularly original.   

 

In relation to project level innovation a number of new mechanisms for affordable 

housing are being explored in Newcastle and Gateshead such as shared ownership 

and equity release. For example, Walker Riverside Neighbourhood Development 

(Site Assembly) has developed new packages to provide incentives to people to 

move. The major clearance programme in the Inner West has necessitated that the 

City Council develop a range of financial packages and options to allow owner-

occupiers to relocate. These packages have enabled much swifter progress on 

demolitions.  

 

Affordable housing is likely to be a critical factor in the success of the Gateshead 

ADF, given the number of low-income households and the scale of re-shaping 

neighbourhoods required in some areas.  In order for residents to be able to take up 

new build housing opportunities, residents are likely to require considerable help in 

bridging the equity gap.  The Scheme Update should consider new innovations of 

this kind.  We understand that scope is being explored to declare the first 

“regeneration” CPO in England, following the flexibilities afforded by recent 
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planning legislation. This would allow the speedier compulsory purchase of 

properties where voluntary acquisition terms are unlikely.  In the medium term, the 

proposed Housing Expo at Scotswood, involving between 10 and 15 developers, is 

likely to be one of the first of its kind within a well established inner urban 

community. 

 

Innovation can also refer to new ways of working, and encourage increased 

efficiency and a better response to the needs of residents, as well as housing design.  

Examples of this include the LIFE and Maintaining Walker Riverside projects which 

bring organisations together to deliver more proactive neighbourhood management 

and tackle anti-social behaviour. 

 

Despite the perceptions of some, there is evidence of innovation both in what 

projects deliver and how they are delivering it.  The Scheme Update could be more 

explicit on how innovation will be achieved in an organisational perspective and in 

terms of project development and delivery.  Overall it is important that Bridging 

NewcastleGateshead is conscious of the need to continually publicise its 

achievements and innovations (despite the fact some respondents we spoke to were 

tired of the continual push for innovation).   

 
6.4.4 Value for Money  

 

Value for money is difficult to assess at this stage of the Programme.  Many of the 

projects have only recently been approved, and a number of other projects are 

feasibility studies.  The full impact of interventions is still to be determined.    

 

What can be said at this stage is that the processes for assessing value for money 

could be enhanced.  The questions of value for money have typically been asked at 

the point of developing the project concept rather than the rigorous appraisal of the 

value for money of finalised projects.  Whilst the projects are typically appraised in 

the context of the local authority procedures, projects should demonstrate value for 

money in the Pathfinder context, which requires greater attention to project 

outcomes as well as outputs.   

 

It is difficult to judge the value for money of these types of projects purely from the 

information presented in a project submission form.  By their very nature, projects 

which involve acquiring properties one by one from a large number of owners tend 

to be expensive and require intensive staff resources.  They require careful, sensitive 

management to deal with the difficult issue of re-housing residents.  The short-term 

outputs of such projects tend to be boarded up properties and vacant sites.  But the 

long-run outcomes will determine whether or not value for money has been 

achieved.   

 

Looking at the average cost of interventions per property provides a crude indication 

of the value for money of the various projects being supported by the Pathfinder.  

For instance in the Inner West, the average costs of acquisitions and demolitions 

appear to be close to or below expectations – in 2003/04 the average combined 
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acquisition and demolition cost was £19,451 at Scotswood and Benwell, and £12,255 

at Birchvale Avenue and Greentree Square.   

 

Project submission forms for projects in the Outer East show average costs per 

property refurbished, repaired or improved range from £7,000 on average for an 

owner-occupied house in one project (Daisy Hill Improvement Programme) to 

£20,000 on average for a local authority owned house in another (Sandy Crescent 

Improvement Programme).  The average cost per household relocated ranges from 

£4,100 for private rented, local authority and RSL households under the Walker 

Riverside Site Assembly Programme to £38,000 per owner-occupied house under the 

Byker Design Competition and Site Assembly project.  These variations reflect 

differences in the scale of the interventions, which in turn reflect the scale of need 

and opportunity in different parts of the Outer East. 

 

There is now a need to undertake a review of unit costs for all of the key activities, 

and to look at the range of costs within each. Careful consideration should be given 

to modest interventions and to those where costs are much higher than average. This 

is particularly the case where HMR funds are being invested in social rented 

accommodation, and where other funding sources are available. The consideration of 

cost needs to be incorporated into a value for money assessment which takes account 

of contribution towards tenure change and the sustainability of the 

property/neighbourhood. 

 

Value for money should be judged by Bridging NewcastleGateshead, taking account 

of the limited HMR budget and the availability of other funding sources. 

Consideration should be given to providing only a proportion of support to certain 

types of activities, rather than wholly funding investments. There should be ranges 

for unit costs over which a special case should have to be made, and project sponsors 

should take more responsibility for assembling packages of funding, or developing 

other solutions to expensive works.  

 

Key Points: 

 

• A large proportion of funds have gone to site assembly and to a lesser degree 

site development.   

 

• There has been significant progress to date in terms of acquisitions and 

demolitions and in laying the foundations for the programme.   

 

• We found innovation operating on a number of levels – in relation to 

implementation, cross ADF initiatives, project level innovation and new ways 

of working.   

 

• It is too early to make judgements about value for money at this stage, 

although a review of unit costs, and the range of costs for each type of 
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intervention, should be carried out to help articulate a clearer policy on 

acceptable costs.   

 

• Value for money information will need to be captured going forward both 

within the project monitoring and appraisal process and the long-term 

evaluation framework for the programme.   

 

 
6.4.5 Additionality and Impact 

 

This section examines the added value of the programme. Added value is evident in 

a number of ways.  First, Bridging NewcastleGateshead has allowed projects to 

proceed more quickly or on a larger scale than would have been the case without the 

programme and has provided a sensible basis for the investment appraisal and 

planning work.  This includes the Neighbourhood Planning work, and the 

acceleration of the CPO at Sunderland Road in Gateshead and the implementation of 

projects through the Walker Riverside masterplan.   It is unlikely that a commitment 

to the large numbers of site specific investment appraisals would have occurred 

without the certainty of continued funding into future years.  

 

Bridging NewcastleGateshead has accelerated the process of demolition under the 

Cowgate Renewal Phase 1 in North Central. In Scotswood and Benwell, ad-hoc 

clearance has been ongoing since the early 1990s – with Bridging 

NewcastleGateshead, more than two thirds of the agreed 2,000 homes have now 

been cleared.  The clearance has been completed as quickly as possible in order to 

minimise the adverse effects on adjacent neighbourhoods and sustain the remaining 

stock. The Walker Riverside Regeneration – Neighbourhood Development (Site 

Assembly) project, for example, will assemble sites which in future years will form 

the basis of the redevelopment and new build activity planned for Walker.  The 

expanded NCC Relocation Team and the development of a range of financial 

packages for owners, utilising HMRF, has meant the relocation of substantial 

numbers of residents has been secured with minimal displacement.  

 

Second, it has enabled partnership working to deliver projects, but also at the strategic 

level in which different council departments and agencies are able to identify and 

understand each others’ priorities and problems.  At a project level, the Blakelaw 

165–Estate has facilitated a residents’ steering group, which is having “a cohesive 

effect.  People are coming together to discuss solutions and shape the future of the 

estate”.   

 

Third, Bridging NewcastleGateshead resources have enabled the full Neighbourhood 

Planning process to be commenced in Gateshead.  The original intention was for just 

four Neighbourhood Renewal Assessment areas to be designated which would have 

been largely restricted to the assessment of housing conditions.  However, Pathfinder 

has provided an opportunity for a broader, more comprehensive and inclusive 

approach to be developed, which involves more departments and agencies and 

which covers the full range of issues impacting upon a neighbourhood.  
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The large number of feasibility studies and neighbourhood profiling work will not 

directly lead to neighbourhood or transformational change.  However, they will 

enable and facilitate change to take place in the second phase of investment. These 

include the Elswick Study, of which the options for the ten Cruddas Park Multi 

Storey Tower Blocks are a crucial element, and the Discovery Quarter Masterplan.  

Several masterplans in the Inner West will provide the foundation for a range of 

interventions in the area between Benwell and the Discovery Quarter.   

 

Fourth, the image and appearance of an area can affect the desirability of the housing 

and hence the housing market and in this sense environmental improvements 

funded by Bridging NewcastleGateshead are important in terms of localised impacts 

and quality of life improvements.  In particular, environmental projects such as Focused 

Estate Remodelling and Maintaining Cowgate During Transition are improving the 

urban environment, which in turn is improving the quality of life for local residents. 

The LIFE project and Maintaining Walker Riverside During Transition project in the 

Outer East will address residents’ concerns around crime, vandalism and anti-social 

behaviour by providing additional staff resources and developing intelligence to 

allow efforts to be focussed where they will have the most impact.  Neighbourhood 

Management is having a significant positive impact on residents’ quality of life in 

North Benwell, in advance of investment in home and environmental improvements. 

 

Fifth, the programme is helping to enhance the quality of development. The Walker 

Riverside Masterplanning and Promotion project will set the agenda for the 

redevelopment of the area and its re-branding and promotion as an area in which 

families will choose to live.  The Byker Design Competition will also set the tone for 

future development in the architecturally important Byker estate.  Even those 

projects which are receiving a relatively small amount of HMR funding through 

Bridging NewcastleGateshead have the potential to make a significant impact on the 

area, with the project to improve the Byker Civic Amenities Site ensuring that it will 

not detract from the future regeneration of Walker and Byker.   

 

Sixth, in purely financial terms, the added value of HMR is clear – the average annual 

budget for private sector market renewal in Newcastle is £2m; with Bridging 

NewcastleGateshead, the budget is £9m in 2004/05 and £23m in 2005/06.  In the 

absence of the Programme, interventions would be taking place on a much smaller 

scale in the Inner West and in fewer neighbourhoods – North Benwell was the only 

declared Renewal Area for example prior to the start of the Programme. Within 

Riverside West, in particular, Bridging NewcastleGateshead is facilitating a much 

more comprehensive approach to market renewal.  

 

In the Scheme Update it is important that environmental improvements and public 

realm improvements tackle the causes of poor housing areas, rather than addressing 

the symptoms.  They need to complement strategic investments to ensure they are in 

areas that are deemed to be sustainable, or that they are targeted improvements in 

neighbourhoods subject to change, to help in managing their transition. 



Bridging NewcastleGateshead Phase 1 Evaluation 

CONFIDENTIAL 

EKOS Consulting and the Centre for Regional Economic and Social Research 

 

89 

 

Key Points: 

 

• The added value of the programme relates to the speed of investment, 

partnership working and effective neighbourhood planning.   

 

• It also has had localised impacts and quality of life improvements as well as 

impacting on the quality and scale of development.   

 

 
6.4.6 Interconnections, Adjacency and Cross ADF Activities 

 

It is somewhat early in the programme to get a sense of the interconnection between 

projects and whether they add up to more than the sum of the parts. That said, the 

research did find links between several of the projects.  Maintaining Walker 

Riverside During Transition, for example, is a neighbourhood management project 

which provides additional support to the communities of Walker Riverside during 

the redevelopment activity which is planned for the area.  As properties are acquired 

and emptied there is an obvious risk of areas becoming more run-down and a danger 

of increased anti-social behaviour.  The Maintaining Walker Riverside project is 

allowing a proactive approach to tackling such problems, by providing a team of 

staff to tackle issues such as void property management and sharing intelligence 

with local people and other agencies.  

 

The setting out of a limited number of geographical priorities has ensured a good 

degree of integration in some ADFs (an important consideration for the Scheme 

Update).  In Scotswood, Bridging NewcastleGateshead resources for neighbourhood 

management and other physical improvements are providing essential 

activity/investment to minimise the impact of the clearance programme. A 

masterplan and marketing project which will help to inform how redevelopment 

should be phased is underway.  

 

The neighbourhood planning process can assist in bring together complementary 

activities too, and it is important that a strong corporate approach is adopted for 

Pathfinder activities.  For instance in Gateshead the programme is a priority for the 

Housing Strategy Board and the Housing Partnership Forum, which is itself linked 

into the Local Strategic Partnership strategy for 2003-2007. It is important that the 

Scheme Update, options appraisals/feasibility studies and master-planning exercises 

consider project inter-connections in their proposals. 

 

Little consideration has been afforded, at this time, to issues of adjacency.  Given the 

strategic respondents’ desire for a more ‘outward looking’ Scheme Update this is 

perhaps an area for future development.  The next update of the Vitality Index will 

be useful in this respect. A more detailed understanding of housing market drivers, 

population change and potential demand is needed to inform the phasing and 

content of the Scheme Update. 
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Cross-ADF activities are in the early stages of development, and, whilst there are 

workstreams established to look at cross-ADF issues including landlord 

accreditation, affordable housing and neighbourhood management, these have not as 

yet translated into direct projects at this stage.  In the future, more could be done to 

transfer experience from one ADF to another and there is perhaps potential to 

develop more pilot projects or the creation of more formal links.  For instance as the 

city centre is the driver for the Inner West and Outer East ADFs there may be a case 

for a more joined up approach for the arc which goes from Scotswood Road to 

Walker Road.  The Area Regeneration Directors in NCC are in already in close 

contact which will ensure that projects like the Sustainable Housing Development 

project can operate at least on a city-wide level.  It is important that cross river links 

continue to be strengthened. 

 

A number of respondents reflected a desire for closer working between Newcastle 

and Gateshead partners.  Enhanced communication and linkages between the ADFs 

in the two authorities could encourage the transfer of knowledge and good practice, 

and this should be considered by the partners in the development of the Scheme 

Update. 

 

Key Points: 

 

• Although there are some connections between projects, this is an area which 

could be strengthened. 

 

• A more detailed understanding of adjacency, housing market drivers, 

population change and potential demand would be helpful to inform the 

phasing and content of the Scheme Update. 

 

• There is an opportunity going forward for more project links, particularly 

between similar projects running in Newcastle and Gateshead.   

 

 

6.5 Progress Against Strategic Objectives 
 
6.5.1 Achieving the ADF ‘Visions’ 

 

Progress towards achieving the visions set out in the ADFs is at a very early stage.  

However, there are encouraging signs that the platform for the future is being built 

and that the foundations for future investment are solid.   

 

Some ADFs will be more challenging to achieve than others.  Gateshead for instance 

states that it needs to tackle “a wider and more diverse range of issues” than simply 

housing renewal.  Given the underlying conditions of long term and severe 

population decline in the East and West of Newcastle the visions there represent a 

considerable challenge.  The backdrop to the vision in the West was the Going for 

Growth Strategy which has now been dropped.  Achieving the visions will require 
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progress towards the practical steps, elements and objectives contained within each 

ADF.  Progress against these is considered in the appendices.   

 
6.5.2 Alignment with the Prospectus  

 

The HMR projects underway to date, by and large, are the priority interventions set 

out in the ADF and the Prospectus. The key challenges highlighted in the ADFs 

(reverse population decline, develop the local economy, reduce the incidence of 

multiple deprivation, improve neighbourhood services, and reverse negative 

perceptions) mirror those for the Bridging NewcastleGateshead area as a whole, and 

can possibly be most acutely observed in the Inner West of all four of the areas.  The 

Gateshead ADF would perhaps benefit from further explicit links with the 

Prospectus to ensure its needs are met and that it gets adequate emphasis befitting an 

area covering a third of the Bridging NewcastleGateshead resident population (a 

point for consideration in the Scheme Update).   

 
6.5.3 Contribution to Pathfinder Strategic Objectives 

 

The strategic objectives of the Bridging NewcastleGateshead programme are as 

follows:  

 

A) To strengthen and stabilise the housing market; 

B) To promote and provide a wider choice of quality housing for all; 

C) To foster distinctive, attractive neighbourhoods;  

D) To manage, enhance, and improve the assets of the neighbourhood.   

 

In the North Central Area most projects aim to stabilise the housing market, with 

two projects also contributing towards fostering attractive neighbourhoods and 

managing the assets of neighbourhoods.  Arguably more could be done on choice.  

Looking at the Inner West there is a balance of projects across all four areas – but 

these are quite localised covering only a selective number of neighbourhoods. There 

is a strong focus in the Gateshead area on the provision of quality housing for all and 

on improving the sustainability of neighbourhoods. Interventions in the Outer East 

(mainly Walker Riverside) will contribute to all four of the strategic objectives, with 

the Maintaining Walker Riverside project also contributing to improved 

neighbourhood management in the area during the development work which will be 

undertaken.  Activity in Byker will also contribute to a number of the strategic 

objectives, with the Byker Design Competition including the consideration of the 

provision of housing for sale, which in future years will lead to a wider choice of 

housing for all in the area. Many of the first tranche of projects were in development 

before the Pathfinder programme began.   

 

Achieving these objectives will be a long-term task - currently there are discrete 

pieces of activity operating within each objective.  More cross ADF working could 

perhaps improve the chances of achieving change – in relation to design for instance.  

The Scheme Update could be more explicit about articulating the balance of activity 
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it wishes to pursue under each strategic objective. Going forward, there is a need to 

more fully analyse and understand the issues underlying each objective.   

 
6.5.4 Contribution to the Pathfinder Key Themes 

 

Five Key Themes which will influence activity across the Bridging 

NewcastleGateshead area are identified in the Prospectus.  They are: 

 

Theme A:  Neighbourhood management 

Theme B:  Planning framework and design quality 

Theme C:  Private Sector Policy 

Theme D:  Linking HMR to plans for investment in social housing, and 

Theme E:  Other critical Pathfinder-wide factors 

 

The table below gives a flavour of the way in which interventions are contributing to 

achieving Bridging NewcastleGateshead key themes.   

 

Table 6.7: Contribution to Pathfinder Themes – Examples from the ADF Review 

‘Maintaining Walker Riverside’ provides enhanced environmental management and 

provides a proactive approach to problems experienced by residents during major 

redevelopment work.  The project is an example of the approach to redevelopment 

taken in the Outer East, which is focussed on meeting the needs of existing 

communities as well as future new residents, in a way which some former 

regeneration activity was not. 

Theme A 

The North Benwell scheme was established in response to, amongst other things, 

resident desire for a more proactive approach to dealing with crime/ASB and vacant 

properties. 

The Walker Riverside masterplan includes a design code which is being developed in 

conjunction with local residents.  The aim is to ensure that it will no longer be possible 

to identify tenure merely from a property’s appearance, although there is a balance to 

be achieved between aesthetic issues and practicalities. 

Theme B 

The Byker Design Competition project is using an international competition to secure 

excellence in design in any redevelopment work. 

Newcastle city-wide project including an expanded Urban Renewal Team, the Private 

Rented Project and the Landlord Accreditation Scheme. 

Cowgate acquisitions will secure private sector properties in the area south of Eastern 

Way. Each property will be individually assessed to ascertain whether it will be 

demolished or retained for future use.  This will eventually lead to the reduction of 

properties that are impeding community and market confidence. 

Theme C 

In the Outer East, the Oval Improvement Programme will provide investment for an 

area of owner-occupied housing which will be adjacent to some of the new stock to be 

built in the Western Gateway, and ensure that it does not look run-down in 

comparison. 

The Blakelaw Phase 1 options appraisal will form part of the investment planning 

process of ALMO and the Housing strategy. The Blakelaw Phase 2 options appraisal 

on the 165 Estate will complement and enhance the investment to the decent homes 

standard that YHN will be making in the estate. 

North Kenton / Fawdon Phase 1 will reduce the number of unsustainable council 

properties, and the associated costs of repairs, maintenance and security.  It also 

reduces the number properties not meeting the decent homes standard.  

Theme D 

Cowgate Estate Interventions will reduce the number of unsustainable council 

properties and include an options appraisal, which will link to ALMO Business plan 

regarding the future of a further 42 council properties. 
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Focused Estate Remodelling comprises a series of individual projects targeted at 

estates in all three wards which will reduce crime, the opportunities for crime and the 

fear of crime.   

Some of the outcomes Maintaining Cowgate during Transition will reduce anti-social 

behaviour. 

Theme E 

The Walker Riverside masterplan contains proposals for re-organised schools 

provision although there have been difficulties finding funds to implement this.  

Education provision affects the housing market in Walker Riverside but given the 

nature of local school buildings this is not the top priority for the Education 

Department and has not been included in the PFI programme. 

 

While contributions are being made to each of the Key Themes, the issues raised in 

Chapter 3 as to the appropriateness of the Themes remain valid. In particular neither 

the strategic priorities nor Themes are weighted in any way to reflect their potential 

contribution, and a number have been framed in a way which allows for a broad 

range of (sometimes piecemeal) projects to be supported. As noted earlier, the 

Scheme Update could usefully review how the Themes are organised, although it 

should be noted that many of the projects supported are of a high quality. 

 

Key Points: 

 

• Progress towards achieving the ADF ‘Visions’ and strategic objectives is at a 

very early stage. 

 

• The Scheme Update could be more explicit about articulating the balance of 

activity it wishes to pursue under each strategic objective to avoid becoming 

too ‘piecemeal’. 

 

• There is steady progress against each of the Pathfinder Themes.   

 

 

6.6 ADF Delivery Issues 
 
6.6.1 Managing the ADFs 

 

In Newcastle there are no ‘ADF Pathfinder Delivery Teams’ or similar groups, and 

indeed no one individual responsible for managing the progress of individual ADFs. 

There is consensus amongst respondents that at Officer Group meetings, participants 

do not confine their discussion to their individual ADF areas.  The discussion is 

centred around the progress of Bridging NewcastleGateshead as a whole.  The 

meetings also facilitate a level of “informal, shared learning.”  The strength here is 

the potential for work across the area, though it can be difficult to pinpoint 

responsibility for individual ADFs or identify cross river working.  The Programme 

Development Officers who are part of the Pathfinder Core Team monitor project 

progress on a day to day basis and are involved in formal monitoring activity.  

 

The Gateshead ADF is overseen by the core Pathfinder team, which has dedicated 

Gateshead officers as part of the Team.  The Core Team is supported by officers 
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located in Gateshead Council (some HMR funded).  The decision not to have a 

Gateshead-specific HMR team has been a conscious one, with the intention to embed 

Pathfinder across the local authority departments.  There is a strong role for the 

Neighbourhood Management Team in delivering the ADF, mainly in terms of 

improving service delivery. There are other departments10 with a significant input to 

the management (and delivery) of the ADF through their input to the Working 

Group.  Working relationships are generally strong, and there is respect from officers 

in the Council for the work and endeavour of the Core Team, and there are good and 

open lines of communication.   

 
6.6.2 Monitoring 

 

Project monitoring takes place in two main ways.  First, project sponsors are required 

to submit a profile of the monthly expenditure associated with their projects each 

month.  Following on from this, sponsors are required to submit a quarterly 

monitoring form and attend a meeting with a Bridging NewcastleGateshead 

representative. Here there is a constructive discussion regarding progress, any 

specific difficulties and any actions required to overcome these.   

 

Overall, most project sponsors reported no major problems with the Pathfinder’s 

monitoring systems, which have become an accepted and expected part of 

regeneration programmes.  That said, monitoring arrangements could perhaps be 

strengthened around the monitoring of outputs and outcomes. 

 
6.6.3 Project Development and Appraisal 

 

This is covered in more detail in chapter 5. The tight timetable for getting the ADFs 

delivering expenditure compressed the time available to project managers for 

developing projects.  Some of the projects have developed and evolved since 

securing approval, for instance the Gateshead ADF has made use of the project 

overprogramming form for six of the projects.  The Core Team, and indeed some of 

the project managers, agree the project appraisal process could and should be made 

more robust.   

 

Project appraisal has been carried out by the Core Team, with project managers 

largely responsible for the preparation of project applications.  The close working of 

the Core Team and project officers has meant that this separation of roles has not 

always been clear.  There has been no independent appraisal of project applications. 

 

It is difficult to state whether the nature of the development and appraisal system 

has negatively impacted upon the quality of projects; however, the frequent changes 

made to projects post-approval is perhaps indicative of the way projects have been 

managed through their implementation post-approval. 

 

                                                      
10 Including Planning (Chief Executives), Private Sector Housing, Learning and Culture, 

Community-based Services, Development and Enterprise 
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Key Points: 

 

• The management arrangements in Gateshead are working well, although there 

may be a case for more cross river working.   

 

• Overall, most project sponsors reported no major problems with the 

Pathfinder’s monitoring systems, and the continual dialogue and reporting 

have become an accepted and expected part of regeneration programmes. 

 

• Post-approval project variations suggest that the short timescales may have 

impacted on the quality of the project development and appraisal process, 

where there may be scope for more robustness and delineation of roles.   

 

 
6.6.4 Partnership Working and Stakeholder Involvement 

 

The ADFs in Newcastle were largely prepared by the Area Regeneration Teams and 

the involvement of other stakeholders appears to have been mixed.  For instance 

whilst there has been consultation in their preparation the organisations involved in 

delivering projects do not always seem to have a shared vision for the area – 

including NCC Regeneration, NCC Strategic Housing and Your Homes Newcastle.  

This results in there being a divergence of views about what exactly Bridging 

NewcastleGateshead should be delivering in the ADFs. It is sometimes unclear 

exactly how the investments in each of these areas link to each other and how they 

should link to the investments planned by Your Homes Newcastle.  Despite some 

good linkages with New Deal for Communities and English Partnerships in the Inner 

West, it is important, going forward, that the ADFs are not perceived as too council-

led.   

 

The Gateshead ADF puts an emphasis on involving people and partners, including 

effective public, private and voluntary sector co-operation.  There is evidence of 

strong partnership working within the local authority, and some evidence of 

stakeholders coming together in particular projects.  Efforts should be continued to 

engage stakeholders at the strategic, as well as the project level.  There are good 

examples of other organisations being involved on the ground. 

 
6.6.5 Community Consultation 

 

In Newcastle many of the projects now being taken forward using HMR funds had 

already been discussed under the Going for Growth plans.  Put another way, it was 

argued that the previous consultation provided a good foundation to underpin 

Bridging NewcastleGateshead intervention. The ADF teams felt confident in 

understanding the key priorities of local communities.  However, this does not mean 

that local consultation is absent.  It varies on a project-by-project basis.  In the North 

Central Area the Blakelaw Residents’ Group has fed its views into the feasibility 

study; whilst the Focussed Estate Remodelling project has been virtually bottom-up 

as the community identified all the issues.  Further, many of the projects include 
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plans for some form of consultation and participation. The Audit Commission 

identified Bridging NewcastleGateshead’s approach to engaging communities as a 

particular strength, with the only area for development being the need for a coherent 

strategy across the Pathfinder.  This is largely reflected in the general consensus 

amongst respondents that the on-going consultation in relation to specific projects 

with the residents immediately affected is proving successful, whilst consultation 

regarding the Pathfinder programme as a whole has been less highly prioritised.   

 

The Gateshead Area Executive Forums are responsible for co-ordinating engagement 

and consultation processes across the three neighbourhood management areas part 

covered by Bridging NewcastleGateshead, and an Area Co-ordinator was envisaged 

to help in the delivery of a consultative framework.  Nine consultation areas were 

established to develop community participation within the Bridging 

NewcastleGateshead area, with public open events, leading to a SWOT and 

informing the ADF.   

 
6.6.6 Housing Market Confidence 

 

There is a consensus that it is still too early in the Bridging NewcastleGateshead 

programme for it to have made a significant impact upon the confidence of the local 

housing market, either from private developers or from potential buyers or those 

renting from private landlords.  However, examples of growing market confidence 

have been reported through Your Homes Newcastle who are reporting recent 

increasing demand for social housing as a result of their promotional activity and 

also as people are finding themselves priced out of the market.  In the private sector 

sale prices have been rising rapidly in selected parts of the Bridging 

NewcastleGateshead area, for example prices in some parts of Scotswood increased 

by 50% in the year to May 2004. 

 

Evidence on house prices across the Pathfinder area seems to suggest significant 

increases in recent years, but it is felt that this is likely to reflect the position in the 

housing market cycle of weaker areas such as the Bridging NewcastleGateshead 

area, which tend to continue to rise once more expensive areas have stabilised.  It 

remains to be seen what effect any weakening of the overall housing market may 

have on the Bridging NewcastleGateshead area. 

 

Key Points: 

 

• Articulating a shared vision for the ADFs is the challenge within Newcastle 

and in Gateshead it will be important to continue to engage stakeholders at the 

strategic as well as the project level.  

 

• Community consultation has tended to occur on a project by project basis in 

Newcastle building on previous exercises.   

 

• Community involvement and consultation appears to be strongly embedded 

within the neighbourhood planning process in Gateshead. 
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6.6.7 Risk and Risk Management 

 

Delivering a programme such as the Bridging NewcastleGateshead programme is 

inherently risky.  Many of the risks encountered in scheme delivery are outside the 

control of the Core Team or project sponsors.  One commented: 

 

 “You think about risks all the time, but if you weren’t brave and took that step you’d 

never do anything.”  

 

The project submission form includes a section on risk and risk management and all 

sponsors complete this to some extent.  However, there is limited detail to explain 

the mitigating courses of action that would be taken to overcome the risks identified, 

placing the onus on project managers to look at risks and put in place mitigating 

actions.   For example, one application notes that there is a risk of the Council being 

unable to re-house tenants whose homes are to be demolished.  However, there is no 

explanation as to what would happen if such a situation arose or the impact this 

would have on the other elements of the project and its costs.  Bridging 

NewcastleGateshead’s approach to risk management has developed over time, and 

the procedures have been considerable strengthened.  Regular reports on risk and 

preventative actions are made to the Steering Group. 

 

The main risk which has been experienced in the delivery of the Bridging 

NewcastleGateshead programme is slippage in relation to the timetable that was 

originally predicted.  This has led to significant slippage in the delivery of schemes in 

2004/05, which may prove difficult to claw back, particularly in cases where funds 

were provided to cover staffing costs and staff have not yet been recruited.   

 

There are a number of examples where the assessment of risk by project sponsors at 

the project submission stage has subsequently proved over-optimistic.  These include 

the assessment of the likelihood of a lack of co-operation from private landlords in 

the acquisition of their property under the Walker Riverside Regeneration – 

Neighbourhood Development (Site Assembly) project, which was thought to be low.  

In reality, progress in acquiring properties voluntarily on Walker Rd has now slowed 

with two-thirds of the Tyneside flats identified for clearance remaining to be 

acquired, and properties owned by private landlords proving especially difficult to 

acquire.  To date this project has not used CPO powers, but these may now be 

necessary and are unlikely to speed up the progress being made.  

 

Other examples include the under-estimation of the time required to achieve 

agreement to schemes from both politicians and residents.  The Walker Riverside 

Masterplanning and Promotion project and The Oval Improvement Programme have 

both spent substantially less than was expected for this point in the year as a result of 

the time taken to get agreement before beginning the project.   
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This is one element of the project submission form that could be improved in future 

years and is likely to become more developed – and to some degree more realistic – 

as project officers gain further experience of delivering projects.   

 

It is less clear how programme-wide risks are being handled.  For instance beyond 

the individual projects, there are three key risks that may impede transformational 

change over the longer-term period within Bridging NewcastleGateshead.  First, that 

unpopular dwelling types are not replaced with those that cater to the needs of 

different groups and meet modern expectations.  Second, that the necessary revenue 

expenditure to support and underpin capital investment cannot be secured from 

HMR or other sources.  Third, that the other factors impacting on housing market 

failure, such as economic inactivity and educational performance, are not addressed 

by other stakeholders.  

 
6.6.8 Barriers to Delivery 

 

Several barriers to delivery have been encountered within the ADF areas.  First, the 

increase in house prices may limit the number of acquisitions that can be funded 

through the programme in the future and therefore reduce the scale of sites that can 

be made available for development.  The fact that the ALMO properties are more 

lettable has caused some conflicting priorities.  Also in relation to acquisitions, 

difficulties in acquiring properties owned by private landlords and owner-occupiers 

voluntarily, has delayed some projects.  Second, there may be a need to increase 

management and delivery capacity notably in Gateshead where spend is being 

backloaded in 2004-2005 and higher levels of spend are forecast for 2005-2006.  One 

ADF noted a lack of staff resources to develop and implement projects.  

 

In some cases, underspend results from the over-optimistic profiles which were put 

forward by project sponsors and accepted by the Pathfinder in the early stages of the 

programme when little time was available to check their robustness, rather than any 

specific barriers.  In others, uncertainty and delay were caused by the political and 

organisational changes at Newcastle City Council (and budget cuts), with re-

structuring leading to a lack of clarity about roles and responsibilities relating to the 

Pathfinder.  There have also been some delays in securing the approvals required 

from planners, politicians and local people prior to implementing schemes.   

 

Project sponsors need to be made more accountable for the profiling of activity and 

the Core Team needs the authority to transfer resources to maintain the momentum 

of the programme. This means strengthening the contractual nature of the 

relationship between Bridging NewcastleGateshead and those delivering activity, 

with the responsibility to deliver expenditure in a timely manner as key requirement. 

Currently there are no sanctions or incentives to encourage more realistic profiling. 

This makes the Core Team’s job exceptionally difficult. 

 

Key Points: 
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• The tight timescales available for the development of the programme reduced 

the scope for robust risk management, and the impact of this is now being felt 

in terms of the slippage of profiled expenditure. 

 

• Bridging NewcastleGateshead’s approach to risk management has developed 

and been strengthened over time.  Further developments could be made and 

should include powers to re-allocate finance where necessary.  

 

• The barriers to delivery relate to house prices and acquisition costs, delivery 

capacity and underspend and uncertainties and delays.   

 

 
6.6.9 Lessons to Date 

 

The two key lessons learnt to date are as follows.  First, project milestones need to be 

more realistic concerning the time that needs to be devoted to implement the 

individual elements of the scheme. Many project sponsors believed that Bridging 

NewcastleGateshead itself would share this view, given the impact that below-

profile expenditure has on programme management.  From the Core Team’s point of 

view, the key lesson has been the need to push project sponsors for greater clarity on 

exactly what will be spent by when and how this will be achieved. Second, to work 

more collaboratively with external stakeholders.  Respondents stated that Bridging 

NewcastleGateshead and the local authorities “cannot deliver the programme 

alone”; they should involve other local and regional regeneration agencies to help 

deliver the overarching vision and facilitate greater alignment between strategies.  

 
6.6.10 Good Practice and Priorities 

 

A number of examples of good practice were highlighted by those consulted.  One in 

particular in the Outer East was the week-long Community Enquiry held to provide 

local residents with an opportunity to provide their input to the Walker Riverside 

masterplan.  The event allowed local people to work with architects and designers to 

examine and amend the plans for the Walker Riverside area.  A number of the views 

put forward by residents at the Community Enquiry will be included in the revised 

masterplan for Walker Riverside.  Overall the local community was supportive of the 

proposals but recommendations for change were made on a number of issues.  

 

If this approach was to be rolled out across the Pathfinder, it was suggested that it 

should be included at an earlier stage in the masterplanning process and might more 

appropriate for projects in smaller areas (rather than trying to cover an area as large 

as Walker Riverside). 

 

The Byker Design Competition also in the Outer East was highlighted as an example 

of good practice.  The project involves holding an international design competition to 

secure proposals to revitalise part of the Byker estate with new housing and 

commercial development, and remodelled dwellings and external space.  Local 

residents have been fully involved in the project, including as part of the panel 
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judging the submissions, which also includes renowned architects and designers.  

The project has been successful in securing value for money, excellence in design and 

community involvement. 

 

Other examples of good practice highlighted during the consultation programme in 

the Inner West which can be built upon as the Programme develops include: 

 

• The coordination and multi-agency working established through the 

North Benwell Neighbourhood Management project. 

• The introduction of the Neighbourhood Improvement Area (NIA) 

concept which can enable works to be commenced quickly in an area 

which is experiencing signs of weakness, prior to the designation of a full 

NRA. 

• The grouping of a number of masterplans/feasibility studies together to 

form the Elswick study, enabling the options for a group of 

neighbourhoods to be considered in tandem and an overall approach 

developed. 

 

Key Points: 

 

• The lessons learnt so far include the need for realism on timescales and more 

close collaboration with stakeholders.   

 

• There has been some good practice emerging in relation to community 

engagement, masterplanning and design.   

 

 

6.7 ADF Future Priorities 
 
6.7.1 Emerging Priorities 

 

The ADF review has highlighted some clear emerging spatial and other priorities.  

These are illustrated below.    

 

Spatial Priorities 

Strategy realignment with regard to Scotswood with Riverside West unchanged. The 

redevelopment of Scotswood and West Benwell - top priority, with the masterplan and 

Housing Expo the first phase.  Substantial HMR resources needed to facilitate new 

build across the 60 hectares of land though potential for some value to be secured 

from City Council land holdings to offset the need for HMR and other public 

resources.   

In
n

er
 W

es
t 

New focus on residential development within the Discovery Quarter in line with 

Bridging NewcastleGateshead priorities (that is, not solely executive 1 bed flats).  

Capitalising on City Centre market strength (up to 2,400 new residential units). A 

masterplan is currently being prepared (to be combined with the Elswick study to 

maximise the contribution to Pathfinder objectives).   
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A focus on the Elswick study area, as part of the process of more fully aligning NDC 

and Pathfinder investment, and the North Benwell/Benwell District Heart were also 

identified as ongoing high priorities. 

The General Hospital site is one of the largest medium term development opportunities 

in the Inner West (mostly likely mixed-use development). 

Other Priorities 

The over-arching priority, identified by everyone consulted, is the need to develop a 

more robust vision and strategy for the Inner West. 

Close monitoring of the Vitality Index and other measures for the ADF strategy to 

remain responsive to changing neighbourhood conditions.  

Scope for further revenue actions, particularly neighbourhood management: need to 

highlight the experience of North Benwell and Scotswood to inform the case for future 

funding, including HMR as well as other sources. 

Spatial Priorities 

The neighbourhood planning process will identify emerging spatial priorities for the 

next ADF in those areas likely to involve some major clearance of public and private 

sector stock (Including significant investment in Bensham and Saltwell and 

completion of works in Teams and Sunderland Road).     

Other Priorities 

G
at

es
h

ea
d

 

Likely to see an increase in the proportion of site assembly and site development 

works linked to this planned and phased change to these neighbourhoods (will take 

time and require careful management). 

Spatial Priorities 

Providing public subsidy (either HMRF or from another source) to undertake site 

remediation work in Blakelaw in order to make it attractive to RSLs for them to deliver 

affordable housing, or to the private sector to build affordable housing for sale. 

Rolling-out the Sustainable Housing Development project.  

Continuing with intensive neighbourhood management in Cowgate, alongside 

environmental works and improvements to the housing stock.   

Redesign estates in North Kenton to ensure they are ‘fit for purpose’ for the next 10–15 

years and change the housing stock to meet modern expectations.   

Other Priorities  

N
o

rt
h

 C
en

tr
al

 

Securing sufficient revenue funding for neighbourhood management e.g. at Cowgate 

Spatial Priorities 

Walker Riverside, Byker and Daisy Hill – remain the priorities for investment in the 

Scheme Update, although need to ensure other areas (such as Shieldfield) which 

would benefit from investment to “kickstart” improvement activity do not miss out. 

The Walker Riverside Masterplan has a number of interventions which will be 

necessary to achieve the plans set out.  Further consultation on the masterplan, and 

agreeing it to enable the implementation of its proposals will be an important priority.  

A project board to deliver it is currently being established. 

Your Homes Newcastle’s investment plans to achieve the Decent Homes standard are 

likely to have a big impact on the area in the coming years, and implementing these 

plans will be the ALMO’s top priority if it reaches the required standard in the current 

inspection.  

O
u

te
r 

E
as

t 

Other Priorities  
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Specific priorities– continuing site assembly and gap funding activity, better relocation 

packages for residents. General priorities, such as a call for more radical action, and 

the need for better alignment of thinking and programmmes between agencies. 

 
6.7.2 Potential for Roll Out 

 

The development of new tools, for example in relation to shared ownership and 

equity release, are at early stages.  Each of the ADF teams, working through the Core 

Team, will need to strive hard to ensure that the lessons from other ADFs are being 

picked up and that pan-Pathfinder solutions are developed.   

 

A number of projects in the ADFs have the potential to be rolled out more widely.  

The use of the Enquiry by Design approach by those responsible for the Walker 

Riverside masterplan was an innovation which had not previously been used in the 

north of England and could be used to ensure community involvement in shaping 

neighbourhoods in the future.  It would be more usefully used at an earlier stage in 

the masterplanning process than was the case in Walker Riverside, but still proved 

useful in bringing issues to the fore and getting buy in from the local community.  In 

a similar vein the North Benwell neighbourhood management project has potential 

in other Newcastle locations.    

 

The design competition approach as used in Byker has also proved to be a useful tool 

for securing the best possible design option and could be replicated elsewhere.  A 

competitive approach ensures that a wide range of ideas are put forward, with the 

best taken forward for further development before a decision is made.  This ensures 

that design excellence is combined with value for money and allows the local 

community to have a major input into decision-making. 

 

Key Points 

 

• There is an emerging pattern of spatial priorities within each ADF to be 

focused upon in the Scheme Update.   

 

• Site assembly and, in particular, development are two key priorities going 

forward.   

 

• A number of projects in the ADFs have the potential to be rolled out more 

widely – these include neighbourhood management and community design.   

 

• There is a need for further development of new cross ADF tools, for example 

in relation to shared ownership and equity release.   

 

 

6.8 Summary Conclusions by ADF 
 

Outer East 1. Differing partner views on the scale of transformation required 

following recent housing market change.  
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2. Need for a ‘meeting of minds’ between Bridging 

NewcastleGateshead, NCC Regeneration, NCC Strategic Housing and 

Your Homes Newcastle.  

3. Evidence of transformational activities supported by Bridging 

NewcastleGateshead11, but spend so far is disappointing, (30% of the 

annual target achieved in the first seven months) which makes catching 

up difficult.   

4. Evidence of innovation in Outer East projects, although value for 

money, additionality and impact are more difficult to assess at this 

stage.  

5. Relatively little evidence of alignment between projects and other 

mainstream activity (e.g. schools) with some exceptions such as the 

rapid response team and the LIFE project building links between the 

police, neighbourhood services and environmental health professionals. 

Gateshead 1. Done well, in the timescales available, to deliver expenditure on its 

Housing Market Renewal Programme.  

2. Good progress in “early win” expenditure on environmental 

improvements, through joint working between Gateshead Council and 

the Housing Company, and notable achievements in accelerating the 

work at Sunderland Road.  

3. Laying the foundations for the right investments over the coming years.  

4. The two stage neighbourhood planning process gives every chance that 

this process will provide a sound set of priorities.  

5. Effective joint planning looking at the full range of issues affecting 

neighbourhoods provides real hope that services can be aligned to help 

deliver transformational change.  

6. Danger that the scale of the task, and the staff resources to develop and 

deliver projects, is currently under-estimated, and capacity issues 

should not be allowed to hinder the important next phase of work. 

North Central 

 

1. Need for continued investment, otherwise Cowgate would remain an 

estate of housing market collapse, whilst the other eight 

neighbourhoods in the district would begin to decline from being stable 

to weak.  

2. The current mix appears a little too site-specific and perhaps piecemeal 

to address the key challenges to raise levels of market confidence and 

achieve transformational change.  

3. Possibility of packaging the area as one ‘site’ in which partners become 

involved in a range of interventions.  

4. Enhanced complementarity and linkages between housing and non-

housing investment required.  

5. Scope for greater attention to issues of adjacency, displacement and 

value for money. 

6. In learning from the past, the ADF team has focused on using a 

significant proportion of the current allocation on feasibility studies to 

ensure the right interventions are implemented in coming months.  To a 

large extent, its success will be determined by changes taking place at 

the strategic level. 

Inner West 

 

1. Need to build upon the growing evidence base to inform and articulate 

how market renewal will be achieved and what individual 

                                                      
11 including acquisitions, demolitions, site assembly and site development 
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neighbourhoods will look like, including an assessment of changing 

market dynamics and forecasts/drivers to underpin more fully the 

strategy. Scheme Update should present clear plans/aspirations at a 

neighbourhood level.  

2. Reasonable delivery progress given NCC organisational change and 

other factors.  Substantial clearance of Scotswood (undertaken relatively 

smoothly and in a highly visible way) and West Benwell, accelerated 

considerably, albeit with slippage due to over-optimism. 

3. Need to assess the extent to which Bridging NG can support 

implementation masterplans, NRAs and feasibility studies anticipated 

in the Scheme Update.  

4. Projects underway appear appropriate, and in line with ADF priorities 

and provide a good foundation and mix between development, 

improvement and management.    

5. Greater packaging of projects (as per the Elswick study) would have 

been advantageous.  

6. Need to ensure that all revenue activities are appropriate for Bridging 

NG support.  

7. Expenditure and output slippage (2004/5), provides an opportunity to 

redeploy resources to accelerate the delivery of the Discovery Quarter, 

though unlikely to plug the gap fully, particularly for 2004/5 – need for 

greater realism. However, there has been significant progress towards 

spend and output targets in a very short period of time. 

8. The sharpening up of the strategic priorities are welcome, the inclusion 

of the Discovery Quarter will plug a significant gap in the Inner West 

strategy, particularly given the scale of development envisaged in 

Elswick.  

9. Need to more fully involve RSLs, developers and other partners as 

opportunities emerge and broaden the partnership.   

10. Need to consider how the evolving NDC Housing Strategy is integrated 

more fully within the scheme update and linkages with wider 

regeneration programmes e.g. NRF and other mainstream non-housing 

activities need to be maximised.  

11. The development of a comprehensive regeneration plan for the Inner 

West, along with robust partnership/governance arrangements, is 

essential to integrate Bridging NG interventions with other investment.  

12. Reasonable consensus on spatial priorities, albeit less agreement on the 

extent of further redevelopment/clearance needed.   

13. Scotswood is likely to remain the top priority, with the Housing Expo 

forming an ambitious first phase delivering 2,000 new homes.  Potential 

for up to 2,300 new homes in the Discovery Quarter and 400 in the 

District Centre - a major chunk of the RSS new homes allocation to 

Newcastle will be achieved in the West End.  

14. Important that sufficient scope is retained to capitalise on opportunities 

such as the redevelopment of the General Hospital site.    

Note: further detail on the conclusions is contained within each ADF review.   
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7 Conclusions and Recommendations 
 

Bridging NewcastleGateshead has set out a challenging agenda of reversing decades 

of decline in the core of the conurbation and developing sustainable neighbourhoods 

which are the first choice of residents as a place to live. Whilst urban living has taken 

off in recent years in all of the major English cities, the task of revitalising other 

neighbourhoods, some of which have a high and poor profile, is much more 

challenging. 

 

Bridging NewcastleGateshead has identified the concentration of households with 

no or low incomes, an over-dependence on rented accommodation and a lack of 

housing choice as key barriers to the sustainability of many neighbourhoods. It has 

identified the need to secure tenure change as critical, and this includes providing 

more choice for existing residents, as well as attracting new residents. The Prospectus 

highlighted the core issue of the continued out-migration of (typically income 

earning) households: 

 

Nationally Gateshead ranks 367th and Newcastle ranks 369th out of a possible 376 for 

out migration. Housing choice is the major reason for migrating to the surrounding 

region, and employment for those migrating out of the region. The greatest unmet 

demand is for semi detached housing. 

 

A key test for all HMR investments should be to what extent proposals will increase 

housing choice/tenure change and/or reduce the likelihood that those with a choice 

(primarily income earning households) will leave the area. Bridging 

NewcastleGateshead would maximise HMR additionality by focusing on such 

investments, while complementing improvements to the social rented sector funded 

through other financial sources. 

 

The Prospectus also flagged up the possible need to reduce the supply of housing in 

the wider market as a means of boosting the market in the Pathfinder area: 

 

The RSS should give explicit commitment to reduce new house building in the wider 

market area in favour of vibrant regeneration of the existing urban core. Such 

restriction in house building applied to neighbouring authorities will support the 

priority given to the revitalisation of the low demand neighbourhoods in urban 

Newcastle Gateshead. 

 

The issue of the need to reduce supply elsewhere in the wider market is unresolved, 

and the Draft RSS avoids the issue by basing its long term economic forecast on a set 

of optimistic assumptions. It seems unlikely that new/additional house building will 

be constrained to support the renewal of the Pathfinder housing market. 

Consequently, there is a real risk that the supply of new housing in the region and 

sub-region will outstrip demand, and the more fragile markets of the Pathfinder area 

will be undermined. 



Bridging NewcastleGateshead Phase 1 Evaluation 

CONFIDENTIAL 

EKOS Consulting and the Centre for Regional Economic and Social Research 

 

106 

 

Considerable progress has been made in a very short space of time by both Bridging 

NewcastleGateshead and the two Local Authorities. This has been the result of the 

enthusiasm and commitment of a considerable number of officers, and there is 

substantial goodwill for the Pathfinder which can be used to further improve 

delivery in future years. A number of the early projects are of a high quality and are 

making a visible difference in many neighbourhoods.  

 

There is a desire for Bridging NewcastleGateshead to be more radical and to move 

from what are perceived as piecemeal and smaller scale initiatives. This perception 

reflects the need to undertake early actions in advance of some of the more 

substantial building blocks being developed through feasibility, design and 

masterplanning work. This said, Bridging NewcastleGateshead is already 

developing a number of major projects which will have a significant impact on local 

housing markets. 

 

7.1 Recommendations 
 

There are a number of new developments and revisions which should be considered 

by Bridging NewcastleGateshead and which will build on the platform being 

developed in this first period. These recommendations are based on the research 

carried out for this evaluation, and in many cases reflect changes and improvements 

suggested by officers and partners.   

 

7.2 Strategy and Scheme Update 
 

1 The success of the Northern Way, the Regional Economic Strategy and the 

Tyne and Wear Economic Strategy are fundamental to the success of Bridging 

NewcastleGateshead. This also applies to the work of both the Learning and Skills 

Council and Jobcentre Plus working to assist residents into the labour market. 

Bridging NewcastleGateshead should continue to make the case to ODPM that 

investment in the region from other Government Departments is critical to the 

success of the Pathfinder. Put simply, joined up Government and policy alignment 

should start in Whitehall. 

 

2 Bridging NewcastleGateshead needs to work within agreed long term 

strategies for the two Cities, with policies which support the Pathfinder objectives 

clearly set out. The finalisation of such strategies should then influence more detailed 

and robust Pathfinder ADFs. The alignment and integration of public sector 

investment in the Pathfinder needs to become a practical reality. The plans of 

Bridging NewcastleGateshead should influence and be influenced by public services 

provision and facilities such as schools, health centres and retail facilities. Support for 

Bridging NewcastleGateshead plans should be explicitly incorporated into the 

regeneration strategies of both Cities, and Bridging NewcastleGateshead should be 

consulted on regeneration strategy development as a matter of course. 
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3 The strategies of the Housing Departments and ALMOs need to be aligned to 

complement one another and the objectives of Bridging NewcastleGateshead. The 

ALMO investment plans need to be articulated within the Scheme Update, as part of 

a shared strategy for supporting the sustainability and market renewal of 

neighbourhoods where significant social housing exists.  There is a need for clear 

understanding, and if possible agreement, between all parties on the need for tenure 

diversification. 

 

4 Bridging NewcastleGateshead needs to review the implications of the 

housing allocations set out in the Draft Regional Spatial Strategy, up-date its analysis 

on housing market drivers and consider how it will reduce the risk of new housing 

development stalling, or values falling as a result of continuing low demand and/or 

over supply in the sub-region. There is a need to explore and articulate more fully 

the market drivers and trends within, and affecting, the ADFs as well as the supply 

side analysis of housing stock. Bridging NewcastleGateshead should fund and work 

closely with Policy and Research Services in Newcastle City Council to improve 

upon and refine the current housing domain indicators.  

 

5 The Bridging NewcastleGateshead Core Team need to ensure that other 

partners (notably those with funding, such as One NorthEast and English 

Partnerships) are fully engaged and committed to the Pathfinder on an on-going 

basis.  

 

6 Bridging NewcastleGateshead should review the five Themes set out in the 

Prospectus and consider revisions to ensure that HMR investments are driven by 

strategy and policy, rather than project driven. There should be a clearer articulation 

of the purpose of the Themes, and this could include differentiating those which set 

policy for Pathfinder investment, and those which are aimed at policy, strategy and 

stakeholder alignment. 

 

7.3 HMR Investment Policy  
 

7 Given the need to prioritise tenure change and to increase the level of home 

ownership, Bridging NewcastleGateshead should produce a clear policy setting out 

under what situations it will fund (a) clearance, (b) home improvements and (c) 

neighbourhood management in the social rented sector. This should take account of 

the other investment funds available to the ALMOs and RSL sector.  Bridging 

NewcastleGateshead also needs to be aware of the potential impact of rising house 

prices on its strategy to encourage greater levels of owner-occupation.  Mechanisms 

to ensure the affordability of the new housing provision for existing and new 

residents will need to be developed. 

 

8 To ensure progress and avoid problems, there needs to be regular tripartite 

meetings between senior decision-makers in Pathfinder, the Housing Departments 

and both ALMOs.  
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9 Bridging NewcastleGateshead is supporting a number of neighbourhood 

management initiatives, involving both capital and revenue support. Many of these 

projects are of a high quality and valued by the community. The Pathfinder should 

establish clear policy to more strongly link such investments to other HMR 

investment, and to help prioritise the limited funding available. 

 

10 Bridging NewcastleGateshead should consider to what extent it needs to 

intervene in complementary areas such as skills and employment access which are 

supported by other stakeholders and partnerships, and set out a clear policy in terms 

of what is eligible for funding, and under what conditions.  

 

11 Bridging NewcastleGateshead needs to improve the focus of investment and 

to do fewer, larger projects and schemes. A Strategic Commissioning approach 

should be developed which sets out a holistic renewal programme for 

neighbourhoods. 

 

12 Given the importance of home ownership, which accounts for circa 40% of 

households, many of which are low income, the Pathfinder should consider setting 

up a new Theme or dedicated workstream to identify where HMR investment would 

add the greatest additional value and to develop new financial products to allow 

current owners to invent in their properties. 

 

13 The Bridging Newcastle Gateshead Core Team should develop a formal 

policy to engage more fully with RSLs.  

 

14 Bridging NewcastleGateshead should further develop policy on the assets 

being secured through HMR funding, with a view to determining how these should 

best be used, considering options such as the re-cyclng of funds, or using land assets 

to secure certain types of homes/facilities/developments. 

 

7.4 Delivery 
 

15 The current ADFs are not sufficiently detailed to help guide and direct 

Pathfinder investments. The ADFs should be up-dated and strengthened prior to the 

submission of the Scheme Update, incorporating the work of the various 

masterplanning exercises, the investment plans of other stakeholders (including the 

ALMOs and RSLs) and new research. 

 

16 There is a need to re-visit the ADF outcome targets on tenure change, in the 

light of recent developments. This should include exploring new ways to encourage 

tenure change (e.g. financial incentives) and the promotion and marketing of 

Bridging NewcastleGateshead.  

 

17 Bridging NewcastleGateshead needs to strengthen its approach to value for 

money, and as a starting point a report on unit costs should be prepared for the 

Executive Group setting out the range of costs for typical investments. This should 
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be the first stage of developing a more explicit policy on value for money and setting 

a framework for a more robust appraisal of value for money.   

 

18 There is a need to review and strengthen the capacity to manage and deliver 

Pathfinder activities. Bridging NewcastleGateshead should lead a review of capacity; 

take account of how other Pathfinders and local authorities have geared up for 

delivery; and report to the Steering Group on new arrangements prior to the 

submission of the Scheme Update. 

 

19 Given the difficulties with securing timely spend across a range of project 

activity, the two local authorities should review their decision making and 

procurement policies to see where improvements which allowed for a speedier 

execution of activity could be secured. 

 

20 Cross local authority working should be prioritised wherever it is possible 

and adds value. Bridging NewcastleGateshead, in consultation with the local 

authorities, should prepare a paper for the Steering Group on current joint working 

and proposals for new areas of joint working.   

 

21 A more robust appraisal process is required for any new arrangements, 

including Strategic Commissioning. This requires a renewed commitment from the 

local authorities to the scrutiny process, more detailed guidance on the depth of 

information required, and a more detailed set of criteria to allow value for money 

and deliverability to be assessed. 

 

22 Bridging NewcastleGateshead needs to develop a comprehensive risk 

strategy which deals with project, ADF and Programme level risks. This task should 

be completed prior to the submission of the Scheme Update. The risk strategy should 

include arrangements to allow the Core Team to take early action to deal with slow 

or under-spending activity, including transferring or re-scheduling resources 

between ADFs. 

 

23 The final decision on the funding of schemes, plans and/or projects should be 

taken by an appraisal panel or recognised (sub) committee, preferably with 

representation from key stakeholders. 

 

7.5 Concluding Remarks on the Phase 1 Evaluation 
 

Bridging NewcastleGateshead is more dependent than other Pathfinders on the work 

of other agencies to generate higher levels of employment and income in the region – 

much higher than is forecast from current economic models. In the case of 

Manchester and Birmingham, for example, economic growth at the centre of the 

conurbation has been high, while other Pathfinders such as Elevate East Lancashire 

can access major employment centres. NewcastleGateshead is at the centre of a 

region which has under-performed for many years, and where the future prognosis 

is not good. This re-inforces the need for the Pathfinder to work closely with sub-
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regional and regional partners if its goal of greater owner-occupation rather than 

higher rates of privately-rented accommodation is to be achieved. 

 

Bridging NewcastleGateshead has made enormous progress in a short space of time. 

When compared to other regeneration initiatives, the speed with which systems and 

processes have been established and project activity commenced is impressive. There 

is now a need to pause for breath, to consider what has worked well, and to review 

areas for improvement. Bridging NewcastleGateshead is benefiting from a cadre of 

highly committed officers, including staff in the two local authorities, and there is a 

determination and ambition to see the Pathfinder succeed.  

 

Although the initial period has put in place the foundations for increased investment 

in later years, the challenges facing Bridging NewcastleGateshead will increase 

rather than decrease over the coming years. This reflects the need to prioritise 

investments and types of investment, as well as the competition which new 

development will face from adjacent districts.     

 

The conclusions of this report recognise the hard work which has allowed the 

Pathfinder to become established, the quality and potential of many of the initial 

investments, and a set of recommendations which are geared around moving to a 

new phase of delivery, based on lessons learnt from initial activities and the recent 

developments in terms of policy, strategy and intelligence. 

 

The final section of this report sets out a framework for the on-going evaluation of 

the Bridging NewcastleGateshead programme.  This framework will help to shape 

future evaluation activity by the Pathfinder and ensure that the utility of this early 

evaluation is maximised by being carried forward throughout Bridging 

NewcastleGateshead’s forthcoming work. 
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8 A Framework for On-Going Evaluation 
 

8.1 Introduction 
 

This final section of the report outlines the rationale, purpose and operation of an 

evaluation framework for Bridging NewcastleGateshead (BNG). Produced by the 

Centre for Economic Social and Regional Research, it builds on the two substantive 

evaluation elements completed to date: the evaluation of BNG’s programme and the 

analysis of housing market change in the Pathfinder area. It makes reference to how 

housing market change data and the vitality index can be used to support evaluation 

activities. 

 

We recommend that evaluation be closely aligned to monitoring and audit activities 

and be seen together as providing performance management for BNG. We 

recommend that the on-going evaluation of the programme focuses on the following 

issues: 

 

• Programme effectiveness: considering issues of governance, community 

involvement, delivery capacity and communication. 

• Monitoring and risk management: bringing together financial and output data to 

provide an overview of the progress of the programme (on a quarterly basis), 

and to flag up key risks. 

• Evaluation of activities at a project, thematic and area level to ensure that the 

activities funded are delivering the objectives of the strategy. 

• Summative evaluation: work undertaken periodically to bring together evidence 

of how the programme is performing.  

 

We anticipate that some of the evaluation activities will be undertaken in-house by 

BNG with other activities being let: either where there is insufficient capacity within 

the BNG team or where it is essential to get an independent view of progress to date.  

 

8.2 Context 
 

BNG seeks to reverse decades of decline in the core of the Newcastle-Gateshead 

conurbation. It has identified a concentration of households in this area with no or 

low incomes, an over dependence on rented accommodation and a lack of housing 

choice. Together these factors present considerable barriers to the development of 

healthy and sustainable neighbourhoods. Moreover, a persistent issue has been the 

level of out-migration, most often of income earning households.  

 

As the evaluation activity undertaken to date highlights, a key test for all HMR 

investments should be to what extent proposals will increase housing choice and 

tenure change and/or reduce the likelihood that those with choice will exercise this 

by leaving the area. The report goes on to highlight that BNG needs to be seen in a 

wider context: both in terms of creating more employment opportunities which are 
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accessible from the pathfinder area and in better managing the supply of housing 

across the conurbation as a whole.  

 

The evaluation report highlighted the progress which has already been made in a 

relatively short space of time by BNG and the two local authorities. Some of the 

projects already funded are of a high quality can be seen to be already making a 

difference in many neighbourhoods. However, spending levels have been slow and 

there was seen to be a need for BNG to move from piecemeal projects to ones which 

could have a significant impact on local housing markets. The report makes 

recommendations in the following areas: 

 

• Strategy and Scheme update: in particular recognising the need for BNG to be 

situated firmly within the long term development plans for Newcastle and 

Gateshead and agencies such as One NorthEast; the need to align the strategies of 

the ALMOs with BNG and to develop a shared strategy for market renewal in 

areas of high concentrations of social housing; a clearer articulation of the 

Themes and in particular setting out the basis for differentiating Pathfinder 

investment from other activities and policies.  

 

• HMR Investment Policy:  given the objective to increase home ownership, BNG 

should set out a policy for investment in clearance, home improvements and 

neighbourhood management in the social rented setting; improving operational 

links between BNG, the ALMOs and Housing Departments; setting priorities for 

investment in neighbourhood management activities; the alignment of work with 

other key agencies (local authorities, regeneration agencies and One North East) 

and the development of an asset management strategy. 

 

• Delivery: the revisiting of targets to focus them more on tenure change; 

strengthening the approach taken in appraisal to value for money and to 

additionality; reviewing and strengthening the capacity to manage and deliver 

Pathfinder activities; improving cross-authority working and in particular 

carrying forward proposals for areas of joint working; moving towards a process 

of Strategic Commissioning instead of project-led approaches; and developing a 

strategy for managing risks (primarily to inform the deployment of resources).  

 

These issues provide priorities for future evaluation activities to focus on and a 

baseline of progress to date.  

 

8.3 The Rationale and Purpose of an Evaluation Framework 
 

Evaluation is used in many ways and for different purposes.  However, it is 

fundamentally about learning. It provides an opportunity to demonstrate 

performance and achievement and can assist in identifying opportunities and 

developing solutions. Evaluation should in different ways inform all levels of work 

by BNG and their partners. In particular, the prospectus for BNG, and its key 

objectives and targets, provides the direction for evaluation both within BNG, and 

ideally, with partner organisations charged with implementing ADFs and projects.  
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Evaluation should be part of the performance management of BNG. It therefore sits 

alongside audit and monitoring activities. However, evaluation is different from 

audit and monitoring because it allows the wider effectiveness of BNG to be 

explored, to understand in more detail what impacts it is having and to provide 

guidance on how delivery could be improved.  

 

At the heart of evaluation is the identification of clear questions which can guide the 

assessment of an organisation's activities, processes and impacts. Evaluation 

questions fall into one of the following four categories: 

 

• Relevance: for example, do the strategic objectives in the Prospectus and ADFs 

remain relevant to the needs of the area? 

• Effectiveness: for example, how effectively are objectives (e.g. around masterplans) 

being translated by a series of investments into outputs (e.g. hectares of land 

cleared)? 

• Efficiency: for example, do investments offer good value for money in achieving 

outputs, results and impacts and how could efficiency be improved?  

• Utility: this overarching question examines the extent to which the needs, 

problems and issues of the BNG area are being addressed by the investments 

funded from the HMR Pathfinder and other budgets.  

 

These four main categories of questions are reflected in the following diagram. These 

questions may be answered through the use of process (how investments are 

implemented) and impact (the effect or outcome of investments) evaluations. 

 

 

 

The evaluation of the investments made by BNG cannot be undertaken in isolation 

from the performance management and monitoring systems used by the Pathfinder 

 
Society 
Economy 
Environ- 
ment 
 
 
Strategy 
Initiatives 
Projects 
 
           Relevance    Efficiency 

Evaluation 
     Effectiveness 

 
 
    Utility 

 
 

Needs 
Problems 

Issues 

Objectives Inputs Outputs 

Impact 

Results 



Bridging NewcastleGateshead Phase 1 Evaluation 

CONFIDENTIAL 

EKOS Consulting and the Centre for Regional Economic and Social Research 

 

114 

team.  Monitoring data should provide a starting point for the evaluation of 

investments.  

 

However, evaluation should go beyond project monitoring and should inform the 

future delivery of investments but also the joint working between organisations. The 

results from specific evaluation assignments should update the wider work of the 

BNG and partners. In the first instance, evaluation should inform the progress BNG 

is making towards its main targets.  

 

To be successful the evaluation activities of BNG should be situated within a wider 

evaluation strategy. They should not be undertaken in isolation. In particular, 

evaluation should be part of the wider performance management of the organisation, 

should be seen as an integral part of professional development and there should be a 

commitment to dissemination and learning within BNG, across partner organisations 

and ultimately to people living in the Pathfinder area.  

 

8.4 Key Elements of the Evaluation Framework 
 

We propose the evaluation framework covers the following elements: 

 

• Programme effectiveness 

• Monitoring and risk management 

• Evaluation of activities 

• Summative evaluation 

 

Under each element we set out what the evaluation should consist of, the key 

questions it should ask, the data on which it should draw and the benefits this 

should bring to BNG.  

 

We recommend that the evaluation have a high profile within BNG and in partner 

organisations. It is important that the evaluation has a high degree of legitimacy 

across partners and that there is a joint commitment to implement findings and 

recommendations. It is therefore appropriate that evaluation itself be overseen by a 

group drawn from across partner organisations and that findings are presented to 

the board. The evaluation should combine the necessary technical aspects (e.g. 

updating the vitality index, tracking market change and measuring cost 

effectiveness) but it should also create a shared problem solving style in which 

actions and recommendations are developed jointly. This may be through 

workshops or through occasional away-days.  

 
8.4.1. Programme Effectiveness 

 

The following issues may be explored as part of programme effectiveness: 

 

• Governance 

• Delivery Capacity 

• Community Involvement  
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• Communication  

 

In contrast to impact and outcomes issues, such as cost effectiveness and market 

change, these issues do not lend themselves easily to being evaluated through 

monitoring processes. This is because the issues are largely qualitative and often 

subjective: this can make it difficult for BNG or a partner organisation to undertake a 

self-assessment. It may therefore be appropriate to commission some external advice, 

either through engaging an independent organisation to play the role of a critical 

friend or to commission periodic evaluative studies by an independent organisation. 

Such a study would track changes in process issues and critically identify barriers 

which are being faced in the successful implementation of the pathfinder strategy. 

This work would be undertaken alongside monitoring and performance 

management to help prioritise issues facing BNG. 

 

The following table sets out the rationale for evaluating each issue, the key questions 

which should be asked, what an evaluation might consist of and the data on which it 

will draw.  

 
Issue Rationale Questions Data Approach 

Governance • Success of BNG 

requires alignment of 

the strategies and 

delivery of different 

organisations agencies. 

• Key organisations and 

agencies include: local 

authorities; RSLs and 

ALMOs; One North 

East; and English 

Partnerships These 

agencies have a direct 

bearing on the success 

of BNG 

• Strategies include: 

RES, LDFs/LDDs and 

RSS 

• Agencies and 

organisations with an 

indirect effect on BNG 

include: LSC, LEAs (in 

raising A*-C GCSE 

results), Small 

Business 

Service/Business Link, 

local transport 

department. 

 

• Are strategies and 

delivery 

frameworks 

aligned? 

• What evidence of 

this is there? 

• What are the 

barriers to 

improving joint 

working? 

• What drivers of 

joint working exist 

(including new 

opportunities)?  

• How can alignment 

of strategies and 

joint working be 

translated into 

better delivery of 

activities?  

• What are the 

appropriate 

timescales to work 

to? 

• What are the best 

structures to ensure 

delivery for BNG?  

• Desk review of 

strategies 

• Analysis of 

monitoring data to 

see what funding 

is being committed 

to BNG 

• Interviews with 

key agency and 

organisation staff 

to identify barriers, 

potential drivers 

and to review 

partnership 

structures.  

• Joint planning 

events (including 

workshops) to 

ensure 

commitment to 

BNG 

• Governance review 

already 

commissioned. 

This will provide 

basis for joint 

planning activities.  

• Governance related 

evaluation should 

be undertaken 

independently. 

• Following outcome 

of current 

governance review 

it may be 

appropriate to 

review 

arrangements each 

year. Subsequent 

analysis should not 

be so intensive. 
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Issue Rationale Questions Data Approach 

Delivery 

Capacity 

• BNG has a relatively 

small core team 

although can draw on 

local authorities. 

• BNG is moving 

towards a strategic 

commissioning 

approach for 

delivering its 

programme.  

• Strategic 

commissioning should 

provide: value for 

money; 

transformational 

change; innovation; 

political will; resident 

involvement; 

masterplanning 

• Strategic 

commissioning should 

bring benefits to the 

monitoring and 

performance 

management of 

projects. 

• Is there sufficient 

capacity to deliver 

strategic 

commissioning? 

• Are performance 

management 

systems, including 

project appraisal, 

selection and 

monitoring robust? 

• Are IT systems 

appropriate for 

strategic 

commissioning? 

• Do the teams in 

BNG and partner 

organisations have 

the appropriate 

balance of skills to 

deliver the 

strategy? 

• Review of 

delivery 

capacity 

through 

interviews with 

key personnel  

• Identification of 

specific 

bottlenecks in 

process and 

how these might 

be addressed 

• Drawing on 

transferable 

lessons from 

other HMRs and 

other 

programmes. 

Tasks can be 

undertaken jointly 

with staff and 

external support. 

Focus should be on 

identifying 

improvements 

which can be made, 

identifying where 

more capacity is 

needed and through 

learning from the 

experience of other 

organisations.   
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Issue Rationale Questions Data Approach 

Community 

involvement 

• Considerable emphasis 

placed on the 

involvement of 

residents in various 

elements of the 

programme. A 

community 

engagement 

framework has been 

developed. 

• Community 

involvement does not 

follow a single model: 

different approaches 

will be required in 

different places. 

Community capacity 

to engage will vary 

across the pathfinder. 

• A range of community 

involvement activities 

will already be taking 

place (e.g. in relation 

to Neighbourhood 

Renewal Funding).  

• Key issues will be in 

communicating and 

involving residents in 

issues which will 

directly affect their 

lives (e.g. rehousing, 

new developments, 

change in tenure, 

changes in local 

facilities).  

• Councillors and 

community 

organisations both 

have key roles to play. 

 

• What mechanisms 

for community 

involvement have 

already been 

established? 

• What is working 

well? 

• Which areas 

require greatest 

support and 

engagement (e.g. 

where there are 

large 

demolition/rehousi

ng programmes)? 

• Who is being 

involved in 

community 

consultation 

activities and how 

are potentially 

vulnerable groups 

(e.g. older 

residents, lone 

parents, BME 

communities) being 

involved? 

 

• Review of different 

approaches and 

community 

engagement 

framework. The 

focus should be on 

whether the 

engagement 

framework 

provides a strong 

basis for 

involvement. 

• Primary research 

should examine 

involvement in a 

small number of 

areas where it is 

critical that 

community 

involvement 

works. 

• It may be 

appropriate to 

establish resident 

panels which can 

be used as 

sounding boards. 

• An outcome of the 

process should be 

in identifying what 

works well and 

how approaches 

can be adopted 

elsewhere. 

• Recommendation 

is that BNG 

consider the 

establishment of 

resident panels and 

that these are 

‘returned to’ at 

regular (6 monthly) 

intervals 

throughout the 

programme.  

• Some external 

support may be 

required to 

facilitate the 

resident panels 

and/or provide 

training to BNG 

staff in running 

panels. 

• External support 

could also be 

drawn on to 

provide a 

summative 

assessment of how 

community 

involvement is 

working. 

 

 

Communication  • Communication of 

BNG to a range of 

audiences is seen to be 

a key to the success of 

the programme. 

• Audiences may 

include: agencies and 

organisations; local 

media; residents and 

potential residents; 

private sector 

developers and agents; 

stakeholders such as 

the local authorities, 

ODPM and Audit 

Commission. 

• What is the 

communication 

strategy of BNG? 

• Is this reaching the 

right groups and 

giving the right 

messages? 

• How can 

communication be 

improved?  

• Are perceptions of 

the pathfinder area 

changing? 

• What would be the 

triggers for 

perceptions to 

change more 

significantly? 

• Identification and 

mapping of 

communication 

strategy in relation 

to different target 

audiences. 

• Assessment of the 

resources available 

for communication 

activities. 

• Assessment of how 

approaches in 

relation to key 

groups are 

working. 

• Some evidence can 

be drawn from 

other elements of 

the evaluation. For 

example, through 

the use of resident 

panels, household 

survey evidence 

and stakeholder 

interviews. 

• In some cases it 

might be necessary 

to draw on some 

expert 

communications 

advice. 

• Evaluation should 

also cover issues 

such as media.  
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8.4.2 Monitoring and Risk Management 

 

The following issues should be explored through monitoring activities: 

 

• Systematic collection and analysis of monitoring data 

 

• Risk management processes 

 

The BNG team with processes and systems established should primarily undertake 

both of these evaluation issues in-house, drawing on external support only when 

necessary.  

 

Systematic collection and analysis of monitoring data  

 

Detailed monitoring data is already collected by BNG and the Phase 1 Evaluation 

Report provides a model for the analysis of monitoring data. This outlines key 

management information on financial and output progress and forecasts. It has 

highlighted the risks of underspend in the programme and how these should be 

addressed. Strategic commissioning should make a significant impact on this.  This 

should closely inform risk management processes. 

 

Analysis of monitoring data should be used to provide an assessment of the key 

centrally-set ODPM and locally-set HMR programme targets. The task of the 

evaluation will be to set these in the context of changes in neighbourhood function 

and to provide estimates of cost-effectiveness.  

 

Monitoring activities should also consider some programme outcomes. For BNG 

these should focus primarily on: tenure change; market value (see above); void 

levels; and a reduction in the number of low demand areas. Indicators which are 

typically used to track low demand include:  

 

Private sector: 

 

• private property values particularly low and/or falling in relative or 

absolute terms 

• high private sector void rate 

• high turnover of population 

• significant incidence of long-term private sector voids or abandoned 

properties 

• visibly high incidence of properties for sale or let 

 

Social rented sector 

 

• a small or non-existent waiting list 

• tenancy offers frequently refused 

• high rates of voids available for letting 

• high rates of tenancy turnover 
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Although these indicators are important they do not provide an indication of the 

wider characteristics of a market, for example is it rising or falling. It provides a 

useful snapshot of an area and the issues which may face housing market renewal. 

However, these are indicators which nevertheless should be tracked and will form 

the basis of assessment by the ODPM and Audit Commission.  

 

Risk management processes 

 

At an operational level, the Phase 1 Evaluation Report recommended the 

development of a Risk Strategy. The evaluation report identified three risks which 

might impinge on the long term success of BNG. First, that unpopular dwelling types 

are not eradicated and replaced with those that cater to the needs of different groups 

and meet modern expectations. Second, that the necessary expenditure to support 

and underpin capital investment cannot be secured from HMR and other sources. 

Third, that other factors impacting on housing market failure, such as economic 

inactivity and educational performance are not addressed by other stakeholders. 

 

In October 2004 HM Treasury published the Orange Book (Management of Risk – 

Principles and Concepts). The principles of risk management are based on the 

identification of risks (for instance an underspend), the likelihood or probability that 

the risk will occur, and the consequences of the risk occurring. Risks for BNG are 

twofold: firstly in the internal performance of the programme (e.g. expenditure and 

delivery) and in external events (e.g. changes in economic conditions, interest rate 

changes or a shift in the strategies of partner organisations).  

 

Internal risks: Experience from other programmes suggests that programme 

managing groups (e.g. steering groups or boards) can be overloaded by the 

presentation of management information. A key role of BNG staff should be to 

summarise management information in a way which prioritises issues. Approaches 

developed elsewhere (e.g. in regeneration and Structural Fund programmes) have 

used ‘traffic light systems’. For example, issues highlighted in red require the 

immediate attention and action of board members, those in amber require immediate 

attention and agreement to act in the future while those marked in green require no 

action and are primarily for information.  

 

The Treasury guidance also stresses the importance of embedding risk management 

principles in project and operational activities, which in this case would be through 

projects. Many of the risks here will relate to progress towards targets for 

expenditure and outputs. These should be picked up through the monitoring 

process. This should be complemented by monitoring visits to projects which may 

serve to flag up delivery risks before they arise.  

 

External risks: A challenge identified by Bridging NewcastleGateshead and by wider 

guidance on HMR pathfinders is the extent to which they can both deliver a strategy 

for housing market renewal while being responsive to market and social/lifestyle 
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changes. The evidence the evaluation provides on processes and impacts should be 

critical to the management of the programme and its consideration of these issues.  

 

Examples of issues facing the Pathfinder include: 

 

• the extent to which it can influence the large social housing sector controlled 

by the ALMOs 

 

• the effectiveness of different approaches to transform the area and in 

particular increase owner occupation 

 

• the extent to which the area can benefit from wider policies (such as 

employment initiatives, education policies and transport links) and how these 

may work in concert over the lifetime of the HMR programme. 

 

A task of the evaluation will be to explore the extent to which these risks are 

impinging on the programme and the effectiveness of strategies used to reduce them. 

This work should be undertaken as part of the analysis of processes and impacts but 

with a separate Risk Statement drawn out to highlight and prioritise issues for BNG 

and partners to address as a matter of urgency.  

 
8.4.3 Evaluation of Activities: projects, themes and area masterplans 

 

The focus of this part of the evaluation framework is twofold: to understand how 

activities on the ground are working and to estimate their impact. It is not 

appropriate for BNG to attempt to evaluate all its activities, this would be impractical 

and not provide considerable added benefits over focusing evaluation efforts on a 

few activities. Selecting which activities to evaluate should consider the following:  

 

• activities which have greatest risks;  

• those which are likely to face greatest scrutiny (from the public, stakeholders 

or externally from the ODPM and Audit Commission);  

• activities which are seen to be pivotal to the delivery of the strategy; 

• the largest projects; and 

• activities which are innovative and from which lessons should be learned.  

 

We have selected the Private Sector Initiative to demonstrate how the specification for 

a project evaluation might be designed. This is outlined on the following page.  

 

The evaluation specification is intended to go beyond providing corroborative 

evidence to support the monitoring data. It is intended to show how the project has 

worked, what has worked well and what should be changed (in this project or in 

future projects). At the project level it is more difficult to estimate the net impact of 

interventions. This might be better left the summative evaluation. This is discussed 

in the following section.  
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A similar approach could be used to undertake thematic evaluations. For example, 

whether projects are contributing to community involvement or are innovative. This 

was discussed in more detail in the section on programme effectiveness.  

 
Project Aspect Description Evaluation issues How to evaluate 

Aim To raise the standards of the Private 

Rented Sector in Gateshead through 

different incentives and actions 

alongside proposed changes relating 

to licensing 

Assessment should be 

made against this headline 

aim. Evaluation should 

assess: whether aim has 

been/will be met; and 

whether aim remains 

appropriate 

Through synthesising the 

assessment of 

mechanisms, achievement 

of objectives, alignment, 

outputs and outcomes. 

Mechanisms • Developing the Gateshead Private 

Landlords Association and 

Private Sector Support 

• Further develop existing 

accreditation scheme 

• Review current enforcement 

procedures to ensure resources 

effectively targeted 

• Align procedures including 

accreditation and enforcement 

across Newcastle and Gateshead 

• Improve information and 

intelligence to maxmise strategic 

approach to the sector 

• Consider tenant support services 

development 

Evaluation should 

prioritise which have been 

the key mechanisms used 

and why 

Evaluation should work 

through how each 

mechanism is intended to 

achieve the intended 

outputs and outcomes 

Evaluation should assess 

how these mechanisms 

operate and with what 

success 

Interviews with key 

project personnel to 

understand how the 

project has worked in 

practice against its original 

assumptions. 

Objectives • To recognise and encourage 

landlords who are prepared to 

provide good quality 

accommodation 

• To improve and promote private 

sector rented conditions 

• To improve communication 

between Landlords and the Local 

Authority 

• To provide tenants with 

confidence in the management 

and accommodation they are 

renting 

• To foster confidence in other 

residents in the neighbourhoods 

• To streamline procedures relating 

to accreditation and enforcement 

Project has a mix of 

objectives relating to 

landlords, local authority, 

to the quality of housing 

and to the confidence of 

residents in the 

neighbourhood. 

The evaluation should 

consider how interim 

objectives are achieved 

(e.g. support of landlords) 

and to what extent final 

objectives are met (e.g. 

resident confidence) 

Interviews with key 

project personnel and 

stakeholders. 

Assessment of impact on 

housing conditions for 

benefiting properties. 

Assessment of resident 

perceptions and 

experience of project 

(including residents in 

participating and non-

participating properties). 

This could be undertaken 

through a survey, through 

a focus group or with a 

resident panel.  

Alignment • With objectives 2 and 3 of the 

programme strategy: it will 

promote a wider choice of 

housing for all and foster 

distinctive, attractive 

neighbourhoods. 

Evaluation should 

consider the extent to 

which contribution to 

these has been achieved. 

Focus should be at two 

levels. Bottom-up 

assessment of resident 

experiences coupled to 

top-down use of vitality 

index and other data to 

indicate neighbourhood 

change.  

Outputs Outputs include: 300 properties 

refurbished; 300 private sector 

properties accredited; 10 empty 

properties brought back into use; 800 

residents involved consulted; 400 

residents benefiting from housing 

related advice; 10 training courses 

held for the benefit of GPLA 

members.  

Evaluation should assess 

the extent to which these 

have been met. It might 

also be appropriate to 

evaluate the cost-

effectiveness (VFM) of this 

project in relation to other 

projects. 

Evaluation will primarily 

draw on monitoring data 

but could be coupled to 

survey work to validate 

monitoring data. 
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Project Aspect Description Evaluation issues How to evaluate 

Outcomes Not specified It is difficult to attribute 

outcomes specifically to 

this project. However, 

some assessment should 

be made in terms of 

relevance and 

effectiveness. 

Vitality index, data on 

market change and other 

data should be used to 

contextualise the impact of 

the project. This may 

indicate (at least 

qualitatively) that changes 

may have occurred 

anyway.  

 
8.4.4 Summative Evaluation 

 

The estimation of the impact of the HMR programme will be critical in providing 

evidence of progress to the ODPM and Audit Commission, in managing the HMR 

and in communicating progress to different sets of stakeholders (residents, investors, 

other agencies). This assessment should be made an area level (typically the Area 

Development Frameworks) but also at the level of the pathfinder. The summative 

evaluation should be carried out once every year or every other year and should 

contain the following: 

 

• Synthesis of the evaluations undertaken in 4.1-4.3 above (namely, programme 

evaluation, monitoring and risk management, and project and thematic 

evaluations) 

 

• Synthesis of data on housing market change, the vitality index and other 

economic and social conditions (e.g. employment, health and education 

measures) 

 

The second step is recommended here because it provides the main basis for forming 

some judgement as to the level of additionality: that is, to what extent would 

outcomes and impacts have arisen without the investment, or if an alternative 

investment been made. Additionality is often referred to as deadweight. Linked to 

additionality is the issue of displacement: that is, does an investment displace an 

activity which would have happened anyway in another area or to another group. In 

some cases displacement may be seen as a positive outcome and part of a strategy of 

area-based regeneration. However, it should also be treated with some caution both 

because it involves public investment but also because it may be displacing benefits 

(e.g. housing market choice) between social groups who in many respects are 

similarly disadvantaged. A corollary to displacement in the context of area based 

housing market renewal are adjacency or spillover effects: for example where 

neighbouring non-beneficiary areas receive benefits because of improvements in the 

targeted area.  

 

Central to the approach we recommend on estimating the impact of the programme 

is for BNG to have the tools to be able to track market change and house prices. 

These may draw on quantitative data (e.g. house price data at a postcode sector 

level) as well as a combination of quantitative and qualitative information (e.g. using 

the vitality index and/or adapting the ‘Leeds model’).  
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The following outlines the key elements the summative evaluation should include.  

 

Changes in Market Segments and Neighbourhood Function 

 

The HMR programme strategy has already undertaken an assessment of the market 

in the HMR area. These should change dramatically as the programme is rolled out. 

These changes will however not only be in terms of changes in market segmentation 

(e.g. tenure and type of property) but will also affect groups and individual choices 

within the HMR area. It is therefore necessary that the evaluation bring together 

changes in market segmentation with the affect of these on housing choices and 

affordability. An adverse consequence of the HMR programme could be to price 

people out of local housing markets. Alongside this analysis consideration should 

also be given, at either the ADF level or at neighbourhood level, to the changing 

function of different neighbourhoods. For example, is the demographic and socio-

economic profile of areas changing? Evidence to suggest that this might be 

happening has already been highlighted by the data on housing markets which has 

shown the rapid rise in house prices in some specific post code sectors in the HMR 

programme area.  

 

BNG should use house price data and the vitality index to monitor and evaluate 

performance in this area. A detailed review of house price changes in the BNG area 

is included as an annex and can act as a starting point for BNG. The report on house 

price data outlines: how it can be used as a model for market assessment; what the 

evidence collected says (and does not say) about market change; how this data can be 

used strategically; and how this data can be used in practice.  

 

Alongside house price data, the vitality index, or an adaptation of the Leeds model, a 

range of variables should be incorporated to track market changes and to indicate 

how the function of neighbourhoods may be changing. This form of analysis should 

underpin an assessment of BNG’s progress and inform interventions throughout the 

lifetime of the HMR programme.  

 

Measuring the Net Impact of the Programme 

 

The final aspect of the 'impact evaluation' will be to provide an indication of the net 

impact of the programme. This will focus on the additionality of the programme: the 

extent to which changes in the housing market would not have happened without 

the HMR programme. However, it will also need to take stock of any displacement 

caused by the programme (e.g. weakening of neighbouring property markets) but 

also spillover effects (e.g. improvements in neighbouring areas). Estimation of the net 

impact of programme is typically left to the end (or after the end) of the programme. 

However, as the early evaluation findings have already highlighted, these issues 

need to be considered in the ongoing management of the programme (e.g. 

assessment of the additionality of projects, the level of displacement and the scale of 

adjacency effects).  
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We recommend that these issues be addressed through tracking house price changes 

at postcode sector level both inside and outside the HMR area and through the use of 

the vitality index. Use of postcode sector price data across and beyond the 

boundaries of the pathfinder should indicate in time whether house prices are 

changing more quickly in the pathfinder than outside, or if the bottom-end of the 

market is catching up but not overtaking other areas.  

 

In addition to house price data a range of qualitative indicators should be used to 

sensitise and understand the processes by which changes are coming about. These 

include: 

 

• Resident perceptions both inside and outside the pathfinder. This information 

could be gathered either through surveys or perhaps more cost effectively 

through establishing resident panels. Resident panels could be used to 

contribute to a range of elements of the evaluation framework.  

 

• Investor and agent perceptions of change in the pathfinder. Given the 

commercial sensitivity of investor perceptions, the pathfinder staff should 

collect this information through one-to-one discussions with investors as to 

how the market is changing. Where appropriate, it may be necessary to 

employ external specialist support to undertake this task.  

 

• Local authority and ALMO perceptions of change: day-to-day contact with 

other agencies involved in the programme should provide insights into how 

areas are changing and outline how specific activities may be helping to 

change neighbourhoods.  

 

8.5 Conclusion and Next Steps 
 

This report has outlined four elements for an evaluation framework. As HMR 

pathfinder policy is a long term commitment by government and because it will take 

years for some of the outcomes to be achieved there is no pressing need to undertake 

all evaluation activities immediately. This evaluation framework should therefore be 

seen as covering the next three years of the programme. It should also be updated 

annually to reflect changes in circumstances and priorities.  

 

The following summarises when each of the different elements of the evaluation 

might be undertaken and how: 

 

• Programme Effectiveness: this comprises a series of four separate studies. Work 

on governance is already underway as part of the governance review. The 

other aspects of this part of the evaluation, all of which could be relatively 

focused short-term studies could be commissioned over the next 18 months.  

 

• Monitoring and Risk Management: both of these elements are underway and 

should be seen as ongoing activities undertaken by the pathfinder team. The 

approach to analysing monitoring data has been set out in the Phase 1 
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Evaluation Report and this should be updated every three months. This 

should be complemented by the development of a risk management strategy 

which should help board members and operational staff prioritise actions. 

 

• Evaluation of projects and themes: BNG should undertake some project 

evaluation work to explore the effectiveness of projects. It is recommended 

that projects be selected primarily on the basis of scale but also including 

factors such as their profile, risk and innovation. The report provides a 

template for the issues which evaluations should examine.  

 

• Summative evaluation: the evaluation framework proposes that this be 

undertaken on an annual basis and could form the basis for an annual report. 

The summative evaluation would draw together the other activities of the 

evaluation framework but also draw on house price change data, the vitality 

index, qualitative data from residents, investors and stakeholders as well as 

other secondary data on employment, education and health. 

 

The evaluation framework proposed makes extensive use of the following sources of 

data: 

 

• Data on house price change and postcode sector level 

• Vitality index 

• Resident panels 

• Investor perceptions, collected through surveys and interviews 

 

These sources of data underpin many of the aspects of the evaluation framework and 

it is important that access to these data be available throughout the evaluation. This 

may require decisions to commit resources to establish resident panels and to collect 

information on investor decisions.  

 

The benefit of evaluation to BNG depends on a number of factors. These include: 

 

• Provision of robust evidence which can inform decision making by BNG and 

partners; 

 

• Awareness amongst partners of the evaluation and their commitment to 

implement its recommendations. We recommend that the evaluation be 

overseen by a group comprised of different partner organisations; 

 

• Provision of evidence to the ODPM and Audit Commission as to the progress 

and impact of the pathfinder; and 

 

• Provision of evidence and recommendations allowing programme 

performance to improve and for BNG and partners to learn lessons from 

what works and what has not worked.  
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It is therefore recommended that the evaluation framework be given a high profile 

and that partner organisations be actively involved in its implementation.  

 

 

 



Bridging NewcastleGateshead Phase 1 Evaluation 

CONFIDENTIAL 

EKOS Consulting and the Centre for Regional Economic and Social Research 

 

127 

Annex 1: People Consulted During the Evaluation  
 

Strategic interviews 
 

Jo Boaden, Programme Director 

Leo Finn, Chair of the Steering Group 

Donald Urquart, English Partnerships 

Cllr Greg Stone, Newcastle CC 

Steve Dunlop, Newcastle CC 

George Kelly, Newcastle CC 

John Robinson, Gateshead MBC 

David Cumberland, Advisor to the Steering Group 

Ann Pittard, Audit Commission 

Tom Warburton, ONE NorthEast 

Pauline Nelson, GVOC 

Malcolm Levi, Home Group 

 

Pathfinder Processes and Procedures 
 

Nicola Brennan, Pathfinder Core Team 

Linden Watson, Gateshead MBC 

Alastair Jobe, Pathfinder Core Team 

John Pinnock, Newcastle CC 

 

Inner West ADF 
 

Andrew Sloan, Pathfinder Programme Development Officer 

Rob Avison, Area Director, NCC 

Richard Beedle, Strategic Housing, NCC 

Gill Whitehead, New Deal for Communities 

Graeme Williams, New Deal for Communities 

Viven Montgomery, Strategic Housing, NCC 

Jen Vinton, Your Homes Newcastle 

Christina Gates, North Benwell Neighbourhood Manager 

 

Outer East ADF 
Peter Aviston, Area Director, NCC 

Dave Webb, NCC 

Andrew Roe, City Design, NCC 

Graham Whitehead, Pathfinder Programme Development Officer 

Kath Spires, Strategic Housing, NCC 

Anne Mulroy, Places for People 

Ann Todd, Your Homes Newcastle 

Anna Benbow, Your Homes Newcastle 

Inspector Peter Fay, Northumbria Police 
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North Central ADF 
 

Paul Whiston, Area Director, NCC 

Graham Whitehead, Pathfinder Programme Development Officer 

Sharon Freed, Your Homes Newcastle 

 

Gateshead ADF 
 
Andrew Marshall, Pathfinder Programme Development Officer 

Anne Connolly, Pathfinder Programme Development Officer 

Stuart Timmiss, Pathfinder Core Team 

Mick Doyle, Principal Housing Manager, GMBC 

John Costello, Senior Policy Officer, GMBC 

Doug Basen, Private Sector Housing Renewal Team, GMBC 

David Leeder, Development and Enterprise, GMBC 

Helen Campbell, Development and Enterprise, GMBC 

Ian McGowan, Head of Delivery Unit, GMBC 

 

Cross-Newcastle 
 

Geoff Quicke and Sarah Ledger, Policy and Resources, NCC 

Maggie Drury, Private Rented Project 

Robin Harvey, Education Department, NCC 

Nick Brereton, Social Policy and Strategy Unit, NCC 

Chris Mills, Your Homes Newcastle 

Colin Percy, Planning and Transportation, NCC 

 

 


