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1.0 INTRODUCTION 

1.1 This study aimed to gain a better understanding of the new build housing market in 

the urban core of NewcastleGateshead (covered by Bridging NewcastleGateshead 

one of the Government’s nine housing market renewal pathfinders, tackling low 

demand in the North and Midlands) and the rest of Newcastle, Gateshead and the 

surrounding area through; 

• Investigating the key factors in the decision of buying a new house and their 
relative importance 

• Understanding the different trade-offs that are made between these factors 

• Understanding the potential displacement effects of new house building 

• Identifying the characteristics of new build occupants within and outside the 
Pathfinder 

1.2 It is envisaged that the findings of the study will assist Bridging NewcastleGatehead 

Housing Market Renewal Pathfinder (BNG or Pathfinder) in developing policies and 

setting criteria to bring about new high quality housing-led developments. 

Report Structure 

1.3 The report is set out under the following headings: 

• Methodology  

• Recent Research – this section summarises key pieces of recent research 
carried out into people’s housing choices which is of relevance to the local 
research carried out as part of this project 

• Population Profile and Scenarios 

• Defining Housing Market Areas – this summarises the work carried out by 
CURDS into defining housing market areas in Tyne and Wear 

• Stock Profile and Housing Aspirations – this summaries the stock profile for the 
North East and the new build stock profile. 

• Summary of Survey Findings – this section sets out the key findings from the 
household survey 

• Summary and Recommendations – this section sets out the main conclusions 
of the report and sets out a number of recommendations for BNG and partners 
to take forward. 
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2.0 METHODOLOGY 

2.1 The project was conducted using a household survey, a desk-based analysis of key 

policy and research documents and a series of focus groups. 

2.2 The initial stage of the project focussed on the development of the questionnaire for 

the household survey.  This was undertaken in conjunction with the project steering 

group comprising of: BNG, North East Regional Assembly, Newcastle City Council, 

Gateshead Council and the Home Builders Federation, with advice from MRUK 

Research.  Completion of the questionnaire was via a face-to-face interview 

undertaken by trained interviewers. 

2.3 One of the key aims of the survey was to provide an understanding of the differences 

in housing preferences which exist between people who live inside, and those that 

live outside the Pathfinder area.  It was also important that the survey could be used 

to define different housing submarkets and to understand how choices differ within 

and between these submarkets. 

2.4 The definition of new build housing used for the study was housing built in the last five 

years.  In order to understand differences in preferences for those households from 

within and outside the Pathfinder, the sample has been broken down into four distinct 

locations namely within the Pathfinder, outside the Pathfinder 1 in Newcastle and in 

Gateshead and also the surrounding local authorities.  The sample size identified was 

1,560 completed surveys which will give +/- 2.4% confidence in the results. 

2.5 Recent research into the housing market areas of Tyne and Wear and BNG, detailed 

later in the report, highlighted linkages throughout the region in terms of migration and 

housing markets.  As a result of this research the following authorities have been 

included in the survey; North Tyneside, Derwentside, Chester-le-Street, Tynedale, 

Castle Morpeth, Blyth, South Tyneside and Sunderland.   

2.6 The key findings identified by the analysis of the household survey results provide the 

main body of this report. 

2.7 A number of policy and research documents have been summarised as part of the 

desk-based research.  These provide a wider context for the household survey, 

                                                
1
 Newcastle &Gateshead considered separately due to the very different nature of recent housing 

supply 
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drawing upon research recently undertaken which has also analysed the choices 

people make when buying a house; of particular relevance is a study carried out by 

the Joseph Rowntree Foundation2. 

2.8 The housing needs surveys for both Newcastle and Gateshead were analysed to add 

to the understanding of residents’ needs.  These documents detail the differences 

between current housing supply and demand. The findings of these will need to be 

taken into consideration when BNG is taking developments forward. 

Structure of the Survey 

2.9 The questionnaire (attached at Appendix 1) was set out under a number of sections: 

• Section A - Background Information 

• Section B - Current Residence 

• Section C - Reasons for Moving to Current Home 

• Section D - Satisfaction 

• Section E - Moving Intentions 

• Section F - General Household Questions 

2.10 Section A sets out a number of questions to help to understand the nature of the 

households.  This included; age, composition of households and current property type 

and size.  The section sought to identify first time buyers and how households had 

financed purchasing their current home.  This initial background information identified 

the relationship between different types of houses and household composition across 

the study area. 

2.11 Although the questionnaire primarily focused on owner-occupiers, Section A 

contained a number of questions to find out about respondents living in privately 

rented accommodation.  It was essential for the study to capture this information as 

private renters represent an important part of the housing market, in terms of their 

housing aspirations and potential future demand for housing.  It was also an 

opportunity to find out the proportion of new build housing and flats being bought as 

buy-to-let. 

                                                
2
 ‘Preferences Quality, Choice in New Build Housing’ JRF 
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2.12 Section B focussed on investigating respondents’ previous property type, size and 

location.  This helped to gain an understanding of any trends between past and future 

house moves. 

2.13 Section C had a number of elements including; 

• Understanding the property and neighbourhood factors which influence the 
decision to buy a house 

• Preferences towards a particular neighbourhood 

• Compromises made when moving to their current property and the factors 
underlying these  

• Property types and sizes considered when buying their current property as well 
as the type and locations of any other properties considered at the time of 
buying their current home 

• Reasons behind why people prefer new build housing 

• Factors which would make the Pathfinder a more attractive place to live 

2.14 Section C was the main body of the questionnaire and was used to identify the 

importance of different factors as well as any trade – offs made, in relation to both 

property and neighbourhood, in the house buying process.  The survey also aimed to 

identify what would make the Pathfinder area more attractive as this is central to 

attracting new people into the Pathfinder area. 

2.15 Section D set out to explore satisfaction levels and the different elements which 

could affect satisfaction relating to both property and neighbourhood factors. 

2.16 Section E aimed to gain an understanding of respondent’s future moving intentions.  

Factors influencing future house moves were investigated (property types, sizes and 

locations were considered).  This can inform the Pathfinder of any emerging themes 

they need to consider when bring forward new housing-led developments. 

2.17 Finally, section F contained general questions about households in terms of; 

profession, working status, income, place of work and educational achievements.  

These details provide important information to analyse differences between different 

types of households. 

2.18 This report sets out the findings from the survey.  This has been supplemented with 

focus groups to explore in more detail the findings, particularly on trade-offs made by 

different households when buying a house. 
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Lessons Learned from the Study 

2.19 A number of lessons have been learnt whilst undertaking this study.  The main issues 

have been: 

• Survey length 

• Displacement information 

• Attendance at focus groups 

• No information on ethnicity (so cannot identify if ethnic minorities have different 
household and locational requirements) 

Survey Length 

2.20 The length of and breadth of issues the survey covered impacted upon the number of 

successfully completed questionnaires (it took approximately half hour to complete 

the survey).  Although this did not affect the statistical validity of the data, it may have 

affected the quality of the responses, if respondents wanted to quickly complete the 

survey. 

2.21 Given the number of topics the steering group wanted to cover it was perhaps 

inevitable that significant time was required to complete it.  Consideration should be 

given to a shorter questionnaire in the future, in order to improve the response rate 

and also the quality of the responses given. 

Displacement Information 

2.22 How to identify displacement impacts was discussed at length during the 

development of the survey and agreed at steering group workshops.  Unfortunately 

the answers do not provide strong enough conclusions.  The majority of responses 

given were postcode sectors and this does not provide enough detail on where 

people have moved from.  This could be improved in the future by coding 

neighbourhoods, which respondents could identify to the interviewer.  These 

neighbourhoods could also be used in other questions relating to location to provide a 

consistent approach. 

Focus Groups 

2.23 It proved difficult to recruit participants onto the focus groups.  However, the focus 

groups were useful forums and raised additional matters that had not been 
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highlighted by the survey.  A cash incentive was given to participants and this may 

need to be larger to increase participation. 

2.24 Focus groups should be held immediately after the household survey, to ensure 

participants have a good recollection of the questionnaire.  The length of the 

questionnaire made it difficult to analyse the results and identify the key points to be 

discussed by the focus groups. 

2.25 The survey and the focus group findings provide views at a specific point in time, a 

time of housing market buoyancy, which is likely to have impacted upon the decisions 

that have been made.  Repeating the survey in the future will identify any changes, 

which can then be compared to the initial findings. 

Ethnicity 

2.26 Questions were not asked about ethnicity and therefore we are not able to determine 

if there are differences in terms of choices made when buying a house by people from 

different ethnic backgrounds.  A short question to collect this information would be 

advisable in the future. 

Summary 

2.27 Notwithstanding the above limitations the study team is satisfied that the study has 

produced robust findings on the nature of the housing market.  This can be used to 

provide a platform for evidenced-based recommendations which if implemented, 

should help BNG to utilise the private house building sector to deliver successful 

mixed income communities. 
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3.0 RECENT RESEARCH 

Introduction 

3.1 This section summarises key pieces of research that have recently been undertaken 

into housing choices and sets out the findings which are relevant to this study. The 

research includes: 

• North East Housing Aspirations Study 

• New Homes Marketing Board Study 

• Joseph Rowntree Research 

• CABE Research 

• Newcastle Housing Needs Survey 

• Gateshead Housing Needs Survey 

North East Housing Aspirations Study (2004) 

3.2 This study was undertaken in 2004 on behalf of ONE North East (ONE) and the North 

East Regional Assembly (RANE).  The aim of the research was to inform the 

emerging Regional Spatial Strategy (RSS) in relation to future housing provision.  The 

study also helped to gain a better understanding of the region’s current housing stock 

and how this meets peoples’ housing aspirations. 

3.3 The study highlighted that there is an urban/rural split in the region fuelling migration 

patterns.  The undersupply of detached housing within urban areas combined with the 

declining physical environment, compared to rural areas, has led to higher and 

intermediate socio-economic groupings moving to suburban areas; the consequence 

of which is the hollowing out of urban areas.  The challenge for BNG is therefore to 

provide aspirational housing to offset this trend. 

3.4 One of the key findings of the research was the lack of the ‘right’ mix of house types 

and tenure, in a high quality environment to maintain a stable and balanced 

demographic profile.   This has caused a number of housing ‘hotspots’, resulting in 

unbalanced demographic profiles in the North East, in all but a handful of areas.  The 

study showed that where new house building levels have been high, such as 
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Darlington, Stockton and North Tyneside, population growth has occurred, leading to 

a more balanced socio-economic profile. 

3.5 The study identified that overall the main aspiration is for traditional suburban style 

housing, detached or semi-detached within a high quality environment.  However 

different socio – economic groups prefer different types of housing developments. 

Intermediate socio-economic groups aspire to housing developments within existing 

suburbs of predominately private housing.  The next most popular development type 

was new urban developments near to open space/parkland/woodland.  This was also 

the most preferred option for lower and intermediate income groups.   

3.6 There is the opportunity through renovation, selective demolition and the provision of 

the right type of housing to meet housing aspirations, to attract people to urban areas.  

There are currently a lot of flats within the Pathfinder and BNG need to ensure that 

this imbalance is addressed through the provision of more houses. 

3.7 The Aspirations Study included a booster sample for the Pathfinder area in order to 

gain a better understanding of the area compared to other areas.  Within the 

Pathfinder there was a higher proportion of 25-39 year olds and a larger proportion of 

single households.  Satisfaction was lower in the Pathfinder, the reasons for this 

focused on the environment and reputation of the area.  However satisfaction was 

higher with regard to leisure/community facilities, highlighting the locational benefits 

of the Pathfinder.  Additionally housing in the Pathfinder was viewed as providing 

good value for money. 

3.8 In short the Aspirations Survey indicates that new housing in Pathfinder should be: 

• Good value for its target market 

• Close to good quality open spaces 

• Supported by good schools, community facilities, shops and services 

New Homes Marketing Board Survey (2002) 

3.9 Research carried out in conjunction with the New Homes Marketing Board focused on 

the choices made in buying a house.  The research found that ‘location’ was the 

most important factor, (36%), followed by price/value for money (21%).  The least 

important reason was external design.  The more recent BNG estate agents survey 
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and ‘Room to Move’ studies would suggest that with recent house price increases, 

price is starting to become the dominant factor. 

3.10 The research highlighted that 45% of respondents would only consider new build 

housing.  For those people who were undecided around 27% identified that they 

would look to buy a new home.  The research also found that the advantages of new 

housing were the ‘clean canvas’ and low maintenance. 

3.11 The layout of new build houses (although not an important factor when buying a 

property) was complimented on as part of the more qualitative research of the study.  

This highlighted that there was a perception that old houses were built more 

substantially and that rooms were bigger.  Views were also expressed that 

developments were being laid out more attractively.  Given the recent Housing Audit 

of the North East by CABE, an improvement in design and quality is needed. 

‘Preference’s, Quality and Choice in New-Build Housing’ Joseph Rowntree 

Foundation (2004) 

3.12 This research is one of only a handful that looked into examining house purchasers’ 

needs, preferences and trade-offs.  The purpose of the research was to gain a better 

understanding of the processes involved in buying a house. 

3.13 The methodology attempted to disentangle the relative importance of physical 

property, location, neighbourhood and price factors to consumers in the process of 

choosing a house.  One of the reasons that this survey stands out above other 

research is the application of conjoint analysis, a method used to identify preferences 

and trade-offs made by consumers, in this case in the process of buying a house. 

3.14 The survey was designed to allow people to make choices based around eight 

factors: 

• Price 

• Location 

• Neighbourhood 

• Property Type 

• Public Room Layout 

• Bedroom Layout 
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• Front Garden 

• Back Garden 

3.15 The analysis of the survey was broken down into four different consumer groups. 

• Group 1 – Younger single households and couples 

• Group 2 – Similar to Group 1 but with a higher prevalence of couples and non-
professional occupations 

• Group 3 – Slightly older buyers, over half have children 

• Group 4 – As Group 3 but with a higher prevalence of single person households 
and greater predominance of professional occupations 

3.16 For each of the four groups, different preferences and factors important in house 

buying decisions have been highlighted. 

3.17 For Group 1, property type was highlighted as the most important and location the 

least.  They are most likely to be drawn to a new build housing development that has 

specific property types and public room layout.  The types of properties which appeal 

are flats with abundant external space or detached houses.  Younger people seek a 

safe area to live, which is near local amenities and public transport.  However, they 

also like to live near open space. 

3.18 Group 2 highlighted that location was the most important factor when buying a 

house.  Public room layout and property type are also important factors but location 

cannot be compromised on by these two factors. 

3.19 For Group 3 price is the most important factor when buying a house and is linked to 

property type.  This suggests that this group prefers suburban locations and low 

density neighbourhoods, however this could be influenced through the provision of 

the right type and layout of housing in alternative locations.  This group have an 

aversion to flatted property types. 

3.20 For the final group, Group 4, location, gardens and property type are important 

factors.  Internal characteristics and price are relatively unimportant but detached 

housing is their preferred housing type. 

3.21 Generally the research has found that new build house buyers have a strong 

preference for suburban or out of town locations and low density property types.  In 

terms of price, only one group out of the four, identified price as the most important 
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factor in the house buying process.  It is important therefore that new housing 

provides the right type of housing in the right locations to encourage people to live in 

urban areas.  The findings of the study challenge the ‘location, location, location’ 

theory of housing choice.  It seems it was as important as other factors for Group 4, 

most important for Group 2, but not as important for Groups 1 and 3. 

‘What home buyers want: Attitudes and Decision Making among Consumers’ 

CABE Research (2004) 

3.22 This study looked to understand the demands of home buyers and how this compares 

to supply.  Consumer choice in the housing market is limited not only by affordability 

but also by geography determined by planning frameworks.  The planning system 

caps the supply of new homes and consumers set a radius that limits where they 

search.  The research suggests that instead of tailoring supply to consumers, 

measures to alter preferences and choices should be considered. 

3.23 The research found that the first concern of potential house buyers is the quality of 

an area, in terms of accessing facilities and services, a sense of community, safety 

and security.  Being close to a good school was also seen as important.  This could 

be because it was seen as a good asset impacting positively on market value and/or 

that it is an indicator of a desirable neighbourhood. 

3.24 New modern housing developments were considered to be too dense.  It is difficult to 

identify why this is the case however it could be argued that small gardens and 

narrow streets influence this perception.  The policy of centralising facilities such as 

libraries and sports centres, was felt to work against the need for local amenities 

within easy walking distance.  To avoid creating ‘residential dormitories’ when 

creating new neighbourhoods, local facilities and other benefits of higher-density 

living need to be in place from the outset. 

3.25 The survey highlighted the conflicting views regarding the popularity of flats.  The 

proportion of flats built in the last decade has increased from 10% to 24% of all new 

build.  The research shows that demand has not risen accordingly. 

3.26 The preferences shown for different house types are strongly influenced by family 

circumstances and life stage.  The study highlighted the preference towards semi-

detached and detached houses.  This house type preference is the common 

choice for all life stages. 
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Does Money Grow on Trees? CABE Research (2004) 

3.27 The economic benefits of green space were identified in research carried out by 

Cabe.  It showed that the recent lack of investment in public parks and open space 

has acted as a magnet for crime and a deterrent for investment in areas. 

3.28 The research states that high quality parks and open spaces contribute to the 

economic vitality of an area.  The case studies showed regeneration of parks and 

open spaces can positively impact on the value of a local area, increasing confidence 

and encouraging people to invest and stay.  The research found that for the case 

studies investigated, properties in proximity of a park could benefit from a 5% to 7% 

price premium compared to an identical property in the same market area that did not 

benefit from the park. 

3.29 The findings highlight the importance of careful design and the planning of new 

developments to create spaces and areas, which the community can value to 

positively impact on the quality of life of communities. 

Room to Move?  Reconciling Housing Consumption Aspirations and Land-Use 

Planning Home Builders Federation (2005) 

3.30 Recent and emerging Government policies suggest that household projections are 

going to become more important in the future, however, the understanding of the 

correlation between household formation rates and dwelling sizes and types is poor.   

3.31 To explore the implications of demographic trends the HBF commissioned a piece of 

research to examine this in more detail.  The key findings of the research are set out 

below: 

• Owner-occupation is likely to rise and dominate housing consumption over the 
next 20 years. 

• Home owners exercise choice conditional on income, trading up to the dwelling 
size and type they can afford, with household size and type much weaker 
influences. 

• Very high numbers of older home owners will be an especially important 
influence, particularly as they are tending to hold on to larger dwellings 
purchased during their 30’s, 40’s and 50’s. 

• It is misleading to assume that one-person households occupy small ‘one-
person’ dwellings, particularly older one-person households. 
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• Different tenures have different patterns of consumption, with the correlation 
between household size and income being weaker for owner occupiers and 
private rented households 

• Due to an increase in higher education, student debt, housing affordability and 
people marrying later, their is uncertainty about the household consumption 
patterns of young people in the future 

3.32 The research brings together these key influences and predicts that in the future 

there will be a rise in demand for larger homes and a decline for small 

dwellings. 

3.33 For younger households these predictions could mean that it is increasingly difficult to 

realise their housing aspirations.  Although the longer term decline in the relative price 

of smaller dwellings will benefit first-time buyers, households on middle or lower 

incomes will find it more difficult to move up the housing ladder to family homes.  This 

may impact on the creation of sustainable communities as a shortage of larger homes 

could mean that more people are forced to migrate to satisfy their space 

requirements. 

3.34 The government’s influence on higher densities, recycling of urban land and 

regenerating failing inner city market areas is resulting in the provision of certain 

house types which may not match the needs of older home owners.  Recent trends 

have also shown that families have increasingly moved from urban areas into lower 

density suburban and more rural locations.  Being able to balance current planning 

policy and peoples’ housing space aspirations and expectations is central to ensuring 

the creation of sustainable communities. 

‘Mixed Tenure Twenty Years On: Nothing out of the Ordinary’ Joseph Rowntree 

Foundation (2005) 

3.35 The Joseph Rowntree Foundation (JRF) have undertaken a piece of research to 

explore three communities that had been designed and planned as mixed tenure 

neighbourhoods.  The purpose of the research was to understand: 

• The nature and extent of relationships between households in the communities 

• The significance of the planned environment in facilitating such relationships 

• The experiences of children living in these areas 

3.36 The three communities were developed in the 1970s in Peterborough, Norwich and 

Middlesbrough.  They were planned to achieve a balance between renting and 



 

R20106-006 Final Report March 14 

owner-occupation, provision of a range of services and planned environments to 

create a sense of belonging.  Main traffic flows were not permitted in the areas and 

bus and cycle lanes were promoted. 

3.37 The research found that these communities have remained popular, have relatively 

stable populations, lower unemployment, and benefit dependency levels and higher 

house prices compared to other areas.  Residents considered their area to be 

considerably better than nearby estates where they felt unemployment was much 

higher.  This suggests these are popular areas where people want to live. 

3.38 Tenure was identified as a ‘non-issue’, however, the research did highlight that there 

was little interaction across tenures, as people seemed to be part of different socio-

economic groups.  As society has changed, the services and facilities planned within 

the developments have not been used as often as initially envisaged.  Although they 

were identified as being important assets valued by residents in the area.   

3.39 The mixed tenure neighbourhoods had produced ‘ordinary’ and ‘civilised’ 

communities where residents identified with each other as well as identifying 

differences.  These developments were more successful in avoiding concentrations of 

deprivation, which have manifested in predominantly social housing estates.  The 

research shows that that mixed developments can make a contribution to the creation 

of successful mixed communities.  

‘Attracting and Retaining Families in New Urban Mixed Income Communities’ 

Joseph Rowntree Foundation (2005) 

3.40 Recent findings from a study by the Institute of Education and the London School of 

Economics on behalf of JRF examined four new inner city mixed income new 

communities (MINCs) to investigate whether families were living in private sector 

homes in these urban areas.  The study found that these mixed communities are a 

good place to bring up children, particularly younger children, if they are properly 

designed and managed. 

3.41 On the whole the communities in low income areas consisted primarily of ‘local’ 

families with ties to the areas.  There were also ‘newcomers’ with similar backgrounds 

and another group of ‘newcomers’, who had higher incomes, who tended to have 

children after they moved to the area. 

3.42 The main factors which attracted families to the MINCs were: 
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• Safe, clean and friendly neighbourhoods 

• Good schools 

• Open space 

• Integration of social and market rate housing 

• Effective housing and neighbourhood management 

• Community development 

3.43 To retain families in these areas, the provision of larger affordable properties was 

viewed as important.  The study identified that developers were reluctant to address 

the needs for larger family homes as a result of high land values.  The report 

suggests that influencing house building and density targets to include size, bedroom 

or type of houses could provide the type of properties needed to attract families. 

3.44 In conclusion the research found that making MINCs places of choice for families is 

challenging but achievable.  Neighbourhoods have to be designed and managed 

with families in mind in order to develop successful mixed communities. 

Housing Audit CABE Research (2005) 

3.45 Throughout 2005, CABE undertook a study to assess the design quality of new 

homes in the North East, North West and Yorkshire & Humber.  The findings 

highlighted that new housing in the North of England on the whole is failing to meet 

design standards and falls below the standards needed to meet the government’s 

sustainable communities plan. 

3.46 93 schemes were assessed, of these 24% were assessed as poor, 70% average, and 

only 6% good or very good.  The results highlighted that although developers and 

Local Authorities understand what constitutes good design, there are too many 

occasions where design is not a high priority.  Less affluent neighbourhoods seem to 

have even lower expectations of design quality. 

3.47 There were three main areas where schemes underperformed: 

• Legibility - most schemes were flawed because the arrangement of buildings, 
spaces and routes and the lack of landmark features makes it difficult for 
residents and visitors to find their way around easily 

• Road and Parking - car parking dominated the majority of schemes, with a 
negative impact on the public areas of developments  
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• Sense of Place - very few schemes created distinct and memorable places  

3.48 The assessment also identified the inconsistency of urban design principles set out in 

government best practice guidance such as the companion guide to the current 

Planning Policy Guidance Note 3 (PPG3), Better places to live.  The continued 

application of out-dated planning standards and rigid highway design and adoption 

requirements has impacted on the quality of housing design. 

3.49 A number of recommendations were made in the report to help improve the situation: 

• Delivering the design agenda – encouraging the government to reinstate the 
importance of design to give Local Authorities the confidence to negotiate 
improvements using recent planning legislation changes 

• A strategic design approach – masterplanning projects need to be led by 
good design which defines new areas and sets out clear design principles to 
guide the more detailed character within areas 

• Innovation in highway design – highway design is one of the main barriers to 
delivering better quality housing layouts. Street and road design contribute to 
the bland design of new areas, undistinguishable from other new housing 
developments.  These elements of a new development should be tackled from 
the outset of any proposal.  The new Manual for Streets has the potential to 
become a major breakthrough in integrating urban and highway design. 

• Creating high quality public areas – the design and delivery of public areas 
around houses is often a very low priority, but it needs to become a key element 
of the design of new areas. Local authorities should expect and demand more 
from developers in terms of the public realm and hold developers accountable 
for the full delivery of landscape proposals. 

• Skills and capacity – a major challenge for design teams employed by volume 
house builders is their ability to apply a successful standard product effectively 
to the individual context of each new site 

Newcastle and Gateshead Housing Needs Surveys 

3.50 The housing needs studies carried out in both Newcastle and Gateshead highlight the 

mismatch between current supply and demand.  Overall there is a demand for the 

provision of semi-detached and detached housing and larger properties and a 

lessening demand for flats.  More opportunities should be provided for affordable 

owner occupation to allow people to meet their aspirations. 

Gateshead Housing Needs Survey 

3.51 The main findings of the Gateshead Housing Needs Survey can be summarised as: 
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• Households are reasonably settled 

• Affordability is a factor inhibiting house moves particularly amongst concealed 
households 

• 2/3 bedroom properties are the main preference of households looking to move 

• Existing households have lower aspirations towards owner occupation 
compared to concealed households 

• Low Fell and Whickham are the most popular locations 

• Mismatch between housing needs and preferences and current stock (set out in 
the table in Appendix 2) 

Gateshead Pathfinder Housing Needs Summary 

3.52 The analysis of the future needs of households in the Gateshead Pathfinder area 

show: 

• A preference towards 2 and 3 bedroom semi-detached and 3 and 4 bedroom 
detached properties 

• Concealed households have a higher aspiration towards owner occupation and 
a lower preference for council rented accommodation 

• BME communities highlight a preference for privately rented properties 

• Jewish households show a preference towards owner occupation and a desire 
for large terraced accommodation 

• Income is an issue for all existing and concealed households wishing to move, 
but particularly an issue for BME households 

• Low Fell has been identified as the preferred location for the majority of 
households wishing to move, with Bensham and Felling also highlighted 

• Being close to family and friends were important factors in determining a 
preferred location, as was being close to good schools and colleges 

Newcastle Housing Needs Summary  

3.53 Key issues identified by the Housing Needs Survey in Newcastle are: 

• Main demand is for 2/3 bed properties for households looking to move 

• Existing households have low aspirations towards owner occupation compared 
to concealed households 

• Jesmond, Gosforth, Fenham and Westerhope identified as preferred living 
locations by existing households 
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• Concealed households are predominantly the children of existing households 

• Affordability an issue for people trying to set up independently 

• BME communities identified that there were no suitable properties in the 
location they wanted to move to and also affordability was an issue 

• Concealed BME households need 2 bed terraces and the majority aspired to 
owner occupation 

Newcastle Pathfinder Housing Needs Summary 

3.54 The analysis of future housing needs show; 

• Existing households have preference for 2 and 3 bedroom semi-detached 
properties, 2 and 3 bedroom terraced properties, 3 bedroom detached 
properties, 1 and 2 bedroom flats/maisonettes 

• A greater proportion of concealed households and BME households aspire to 
owner occupation compared to existing households 

• A number of households cannot move due to issues of affordability and the lack 
of suitable properties in their preferred areas 

• Concealed households highlighted the need for smaller properties – 42% need 
1 bed but only 16.6% would prefer this.  83% would prefer 2 or 3 beds 

• Concealed households highlighted Byker and Walker as preferable areas to live 
in, these areas were not considered preferable by existing households 

• BME households were looking for semi-detached properties with three 
bedrooms; highlighting a shortage of such dwellings in their areas of choice 

Literature Review Summary 

3.55 The previous paragraphs have provided a wealth of data and findings to inform the 

recommendations of the study.  The key relevant themes running through the 

literature review are: 

• BNG needs to provide housing which in price terms is demonstrably good value 
for money to its target market. 

• Commitment needs to be given to improving public spaces and community 
facilities.  Where such attributes exist already their potential should be 
maximised. 

• New mixed tenure income neighbourhoods can be attractive to younger families 
with ties to an area but to retain them in the locality larger follow-on housing is 
required. 



 

R20106-006 Final Report March 19 

• In the BNG area there is a need for both replacement social rented and new 
private housing both owner occupation and shared ownership of a range of 
types and sizes. 2,3 and 4 bed homes are required in particular. 

• Increasingly, households want space, both internal and external.  This is largely 
irrespective of household size. 

• Design can play an important role in creating attractive, safe and sustainable 
communities. 
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4.0 POPULATION PROFILE AND SCENARIOS 

Introduction 

4.1 BNG appointed Experian Business Strategies in July 2004 to undertake economic 

and employment forecasts for the regional centre and to identify the implications of 

these on the population and subsequent demand for housing.  This section outlines 

the main findings from the Experian work.  The study looks at the whole of Newcastle 

and Gateshead as it was not possible to provide analysis at the BNG level. 

Setting the Context 

4.2 Population has declined over the past 30 years, as has economic growth between 

1991 and 2002 within Newcastle and Gateshead.  This population decline is identified 

as having compounded imbalances in the prosperity and popularity of some 

neighbourhoods, leading to soaring property prices in some locations and falling 

prices and abandonment in others.  The Experian report also identifies the existing 

tenure imbalance in Newcastle and Gateshead, which is skewed towards socially 

rented accommodation. 

Economic Scenarios 

4.3 Drawing upon recent work undertaken at the regional level by CEBR, Experian have 

developed a range of employment scenarios for the next 10 years, up to 2016 (HMR 

intervention to improve the housing offer is not taken into account).  The baseline and 

Silver/Bronze scenarios are consistent with the CEBR regional-level scenarios 

developed to inform the emerging Regional Spatial Strategy (RSS).  The projected 

growth rate for the region has since been identified as 2.5% for housing and 2.8% for 

the economy per annum within the latest Submission Draft RSS.  A further ‘slowdown’ 

scenario has also been developed to help understand the potential impacts of 

economic underperformance.  The scenarios also consider the impact of new jobs 

upon commuting. 

4.4 The key features of the three scenarios are highlighted below and can be 

summarised as follows: 
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• The baseline scenario indicates that NewcastleGateshead will take an 

important role in driving regional GVA3 growth forward, and as such this is an 

extension of recent trends. 

• The SilverBronze scenario assumes a higher rate of economic growth, with 

Newcastle Gateshead becoming one of the most successful UK cities. 

• In the slow down scenario there is a decline in total employment as a result of 

weaker economic growth. 

         Table 1: Summary of Scenarios - 2016 

  
Baseline 

2016 
Silver/Bronze 

2016 

Slow 
Down 
2016 

GVA - average 
annual growth (%) 2.1 3.2 1.3 

Population, 
NewcastleGateshead 451,000 454,000 447,000 

Employment – 
workplace based  254,000 277,000 228,000 

Productivity per head  £36,000 £38,000 £36,000 

4.5 The Experian report identifies potential changes in the types of jobs or occupations 

that are required under each of the scenarios for Newcastle and Gateshead.  The 

changes in the potential skill levels required impact upon a range of factors, from 

graduate retention to improving economic activity rates and in-commuting.  The 

analysis provides evidence of a weak but positive relationship between net in-

migration and economic performance, and points towards the historical failure of the 

housing market to respond to the changing demands of the workforce. 

4.6 Further analysis of commuter flows identifies that people in professional occupations 

typically commute into Newcastle Gateshead, mainly from North Tyneside.  This 

finding is extremely important when expanded further by Experian.  Unless the 

housing supply within Newcastle Gateshead alters to supply more aspirational 

housing, for every 100 extra jobs created above the baseline scenario, 75 will be 

taken by in-commuters. 

Implications for Housing Demand 

4.7 The study translates the population projections into household demand estimates, by 

modelling future changes in household size and the formation of new households 

based on current and projected social trends.  This is presented within the table 

below: 

                                                
3
 Gross Value Added, economic output generated through increased employment or productivity 
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     Table 2: Population and Household Projections up to 2016 

  2001 Baseline Silver/Bronze Slow Down 

Total Population 452,000 451,000 454,000 447,000 

Household 
Population 444,000 443,000 446,000 438,000 

Institutional 
Population 8,000 8,000 8,000 8,000 

Households 196,000 209,000 210,000 206,000 

Average Household 
size (people) 2.27 2.12 2.12 2.12 

4.8 The study suggests that if the economic base slows down that in-commuting will not 

increase as the jobs created will be taken up by current residents.  However, if 

economic growth does rise above the baseline in-commuting will increase, unless the 

housing offer is improved to meet needs. 

4.9 In order to assess the future demand for property by tenure and type further 

modelling has been undertaken.  This involved modelling how the socio-economic 

mix changes under each scenario using the Mosaic Classification.  The model then 

estimates the propensity of each Mosaic group to accommodate property by tenure 

and type.  The results for the whole of Newcastle and Gateshead, are shown within 

the table below:  This excludes the impact of right to buys which could increase the 

percentage of owner occupation by 5%. 

Table 3: Projected Change in Demand for Housing, by Tenure and Type 

 1991 2001 2016 2016 2016 

 Actual Actual Baseline Silver/Bronze Slowdown 

Tenure (%) (%) (000s) (%) (000s) (%) (000s) (%) (000s) 

Owner occupier 51 55.4 108 56.9 119 57.8 121 56.6 117 

RSH 40 33.8 66 32.5 68 32 67 32.8 68 

Private Rented 9 9.6 19 9.4 20 9 19 9.4 19 

Other 0 1.2 2 1.2 2 1.2 2 1.2 2 

Type   

Detached 6 8.6 17 9.6 20 10 21 9 19 

Semi detached 35.5 38.1 17 38.8 81 39.1 82 38.3 79 

Terraced 31.3 27.9 54 26.8 56 26.3 55 27.5 57 

Purpose built flat 25.6 20.4 40 19.9 42 19.6 41 20.3 42 

Converted or shared 
house 1.5 5 10 5 10 5 11 5 10 

Note: 1991 census data shows that the BNG areas had 38% owner-occupation, significantly 
lower than NG as a whole and the NE regional average of 65% 

4.10 The Experian Report suggests that a large proportion of the expected growth is likely 

to come from smaller households within the Mosaic ‘Urban Intelligence’ sector.  The 

quality and type of smaller housing and flats required will be different to that supplied 

for previous populations when the structure of the economy was different.  However, 

a note of caution is given against assuming that smaller households require small 
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houses.  As the summary of ‘Room to Move?’ by the Home Builders Federation 

shows, there is no direct correlation between household size and property size.   

4.11 In order to ensure that higher levels of economic growth result in an increase in 

population and reverse current migration patterns, BNG need to work with Local 

Planning Authorities to influence the quality, type and size of housing developed in 

the Pathfinder area. 

Summary 

4.12 If the aspirations of existing and new households predicted to move into the region as 

a result of higher economic growth are to be realised then the supply of housing in 

Newcastle and Gateshead will need to change.  If the supply continues to differ from 

aspirations then the existing trend of population loss and in – commuting are likely to 

continue. 
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5.0 DEFINING HOUSING MARKET AREAS 

Introduction 

5.1 Recent research carried out by the Centre of Urban and Regional Studies (CURDS) 

used migration data to help define housing market areas (HMAs) for Tyne and Wear.  

The need to identify housing market boundaries was identified as housing market 

areas are not confined to Local Authority boundaries.  These HMA boundaries are 

particularly relevant when considering the amount, type and size of new homes to be 

built. 

Travel to Work Analysis 

5.2 Census travel to work data provides a useful tool to help understand migration flows 

of the working population.  Travel to work areas are seen as an effective tool for 

gauging Housing Market Areas compared to solely using census migration data, 

primarily because this only covers people who have moved, not those in the housing 

market who are ‘inactive’.  For the purposes of the new build buyers survey, the travel 

to work patterns for Newcastle and Gateshead have been examined.  

5.3 A large number of Newcastle’s working population live and work in Newcastle, as well 

as working in Gateshead, North Tyneside, Sunderland, Castle Morpeth, South 

Tyneside and Blyth Valley.  There are also large numbers of people who travel in 

from North Tyneside, Gateshead, Blyth Valley, Sunderland, South Tyneside, Castle 

Morpeth, Tynedale, Derwentside and Wansbeck to work in Newcastle.  A smaller 

number of people travel in from Chester-le-Street, Durham and Alnwick. 
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     Table 4: Origin Destination Commuting Analysis 
Number of 
People Living Place 

 
Net Inflow/Outflow Work Place 

70017 Newcastle upon Tyne 57359 

24899 North Tyneside -16676 

18245 Gateshead 5976 

7918 Blyth Valley -11713 

6625 Sunderland 2894 

6384 South Tyneside -12815 

4433 Castle Morpeth 1068 

4184 Tynedale -5385 

3191 Derwentside -11434 

3096 Wansbeck -7843 

2445 Chester-le-Street -12476 

1438 Durham 10144 

1028 Alnwick 1914 

575 Easington -6133 

426 Stockton-on-Tees 371 

370 Sedgefield -4393 

352 Darlington 2507 

261 Wear Valley -4546 

237 Hartlepool -1641 

177 Middlesbrough 8103 

173 Berwick-upon-Tweed -1625 

140 Redcar and Cleveland -8691 

Newcastle upon Tyne 

 

Number of 
People Living Place 

 
Net Inflow/Outflow Work Place 

43271 Gateshead 5976 

9213 Newcastle upon Tyne 57359 

6876 Sunderland 2894 

4544 South Tyneside -12815 

4339 North Tyneside -16676 

3890 Chester-le-Street  -12476 

3611 Derwentside -11434 

1649 Tynedale -5385 

1469 Blyth Valley -11713 

1170 Durham  10144 

914 Castle Morpeth 1068 

803 Wansbeck -7843 

478 Easington -6133 

340 Sedgefield -4939 

276 Stockton-on-Tees  371 

258 Wear Valley -4546 

218 Alnwick 1914 

182 Darlington 2507 

130 Middlesbrough 8103 

117 Hartlepool -1641 

101 Redcar and Cleveland -8691 

43271 Gateshead 5976 

Gateshead 
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5.4 A large proportion of Gateshead’s population live and work in Gateshead.  There are 

also high numbers of people who travel to Newcastle to work and a smaller proportion 

who work in North Tyneside, South Tyneside, Derwentside, Durham, Chester-le 

Street and Castle Morpeth.   

5.5 A large number of people come from Newcastle, Sunderland, North Tyneside, South 

Tyneside and Chester-le-Street to work in Gateshead.  There are also significant 

numbers that come from Tynedale, Blyth Valley, Durham, Castle Morpeth and 

Wansbeck. 

5.6 The patterns and the extent of the travel to work areas for both Newcastle and 

Gateshead are unsurprising.  This is partly due to the proximity of the Local 

Authorities and Newcastle and Gateshead’s importance as major generators of jobs. 

One of the explanations for the extent of the travel to work areas is the good road and 

rail networks that link neighbouring areas to Newcastle and Gateshead.  This makes 

distances to commute to work relatively short and accessible by working age people 

(16-74 Census 2001 definition). 

5.7 One of the most significant patterns is the number of people who cross the Tyne 

between Newcastle and Gateshead to reach their place of work.  This shows the 

flexibility of living either side of the Tyne to access employment and meet housing 

needs.  This is highlighted in recent research which shows a decoupling between the 

place of work and where people live.   

5.8 The TTWAs suggest that more people are willing to travel further to work to meet their 

housing needs and that housebuilding in the North East has influenced this.  Areas 

with high new build rates have also experienced significant population growth, 

therefore contributing to housing led-migration and current travel to work patterns.  

This is particularly true for Derwentside, North Tyneside and Stockton. 

5.9 The new build buyers survey will provide new information on travel to work areas and 

will help illustrate any patterns highlighted initially through the travel to work data. 

Development of Housing Market Areas 

5.10 Tyne and Wear HMAs have been defined by CURDs to take account of: 

• TTWAs where 70% of people live and work within the same area 
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• Housing Market Areas – where at least 90% of the population lived in that area 
in the last year 

5.11 The TTWAs show: 

• Newcastle and North Tyneside are part of an integrated HMA 

• Gateshead’s HMA extended to include the Prudhoe area 

5.12 Combining the TTWAs and HMA analysis has produced the following housing market 

areas which are smaller than previous travel to work areas. 

5.13 Applying a 97% containment ratio shows a similar HMA to the TTWA; 

• The majority of Gateshead joins a Newcastle centred HMA 

5.14 Applying 96.5% self containment divides the large Newcastle centred HMA into four : 

• Gateshead (apart from Ryton and Crawcrook with Greenside) 

• Newcastle and North Tyneside (plus Ryton and all of Tynedale apart from 
Haltwhistle) 

• Blyth Valley  

• Morpeth, Wansbeck and Alnwick areas 

5.15 Depending upon the level of containment applied there are between 4 and 8 HMAs 

identified.  The HMAs show strong links between North Tyneside and Newcastle, 

evident in the current trend of out-migration from Newcastle to North Tyneside. 

5.16 The housing markets within Tyne and Wear and adjacent areas are relatively self 

contained with the rivers dividing the housing markets.  With the exception of 

Tynedale which is connected to the Newcastle/North Tyneside HMA, 

Northumberland’s HMA is relatively distinct.  These boundaries need to be 

considered when developing new housing in the Pathfinder, and when monitoring the 

impact of displacement. 

Bridging NewcastleGateshead Housing Market Areas 

5.17 In order to further define BNG’s housing market areas, BNG commissioned CURDS 

to identify the ‘catchment area’ of BNG’s housing market.  A 75% containment ratio 

was used to define the housing market areas. 
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5.18 One of the key findings is the net out-migration of owner-occupiers from the BNG 

area for 2000/01 particularly from the Inner West area of Newcastle.  A strong trend 

of the in-migration of private renters was identified.  These two features confirm the 

dysfunctional nature of the housing market within the Pathfinder area. 

5.19 The analysis highlighted different housing market areas exist for different tenure 

types.  The research identified housing market areas for the whole of BNG and its 

four constituent Area Development Frameworks (ADF). 

5.20 There are key areas from which there is migration to and from BNG and the ADF 

areas.  The main areas which showed clear connections to the BNG area were: 

• Non-BNG parts of Gateshead and Newcastle 

• Chester-le-Street and some adjacent areas including Derwentside, Washington, 
Jarrow and Hebburn 

• Western and central parts of North Tyneside 

• Southern parts of Castle Morpeth 

5.21 It is within these areas where new housing may cause the biggest displacement affect 

for the BNG area. 

5.22 The 75% catchment analysis identified that there were 9 out of 39 zones in the city-

region which were predominantly experiencing migration to and from BNG.  These 

areas are: 

• High Gateshead 

• Newburn and Westerhope 

• Jesmond and Heaton 

• Gosforth and Dinnington 

• Birtley and Whickham 

• Blaydon and Chopwell 

• Wallsend 

• Longbenton and Killingworth 

• Ponteland 
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5.23 The main movement characteristics base on tenure, which are slightly different to the 

above for the whole of the BNG area were: 

• Owner-occupied – very similar to overall picture but included; Prudhoe and 
Wylam, Cramlington and Jarrow and Hebburn 

• Social Renting – three additional areas identified; Wylam and Prudhoe and 
Castle Morpeth (extending towards Druridge Bay) 

• Private Renting – many students are moving into BNG, this group reaches its 
75% catchment without Longbenton and Killingworth 

Area Development Framework (ADF) Analysis 

5.24 The analysis was also undertaken for the 4 Area Development Frameworks 

(intervention areas) which cover the Pathfinder area (shown in the map below).  The 

analysis again highlights that different tenures exhibit different patterns. 

 

Gateshead 

5.25 The HMA characteristics of the Gateshead ADF are: 
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• All tenures - movement to/from Jarrow ,Washington, Chester-le-Street and 
Stanley; none of Newcastle included in catchment 

• Owner-occupiers – flows to and from Jesmond and Heaton and also 
Washington and Stanley and Consett areas 

• Socially rented – concentrated in fewer zones compared to the general 
movement analysis 

• Movement of private renters stretch across a number of areas from Blyth in the 
north to Hetton-le-Hole in the south and Wylam to Whitburn 

Outer East 

5.26 The Outer East area has a large proportion of socially rented properties.  The 

principle links highlighted are north of the River Tyne.  The key findings are: 

• Social renters - linkage with Blaydon and Chopwell and also the north and 
eastern parts of Castle Morpeth 

• People privately renting - the main difference was that there was no exchange 
of population between the Outer East area with Newburn and Westerhope  

Inner West 

5.27 This area has stronger links to Cramlington and areas beyond Hexham and Morpeth.  

The research recognises that it is difficult to know whether this is linked to the more 

affluent parts of the commuter hinterland and the higher house prices within these 

areas.  The private rented movement is affected by the student population in this area 

and its catchment area includes three non-BNG areas of Newcastle; Jesmond and 

Heaton, Gosforth and Dinnington, Newburn and Westerhope. 

North Central  

5.28 The ‘best fit’ to wards incorporates a significant area outside BNG which includes 

some highly priced properties and therefore some caution has to be given to the 

results. 

5.29 The feature of this ADF are: 

• Its localised migration.  

• The non-Newcastle zones are Blaydon and Chopwell. Ponteland, parts of North 
Tyneside and Cramlington. 
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• Movement of owner-occupiers is to Whickham and the southern parts of 
Gateshead rather than Blaydon or Chopwell 

• For social renting there are only BNG areas in the movements.  However there 
are significant links with Longbenton and Killingworth and Cramlington 

• Private rented accommodation, very small proportion in this area and therefore 
difficult to analyse 

5.30 The findings of this research highlight: 

• The movement out of the pathfinder area by owner occupiers and an increase 
in the number of private renters – confirming the area’s housing market fragility. 

• Differences in movement depending on tenure – owner occupiers and private 
renters identified as more mobile and social renters have a smaller catchment 
area. 

• Students impacting on the movement patterns in some areas; particularly in 
relation to private renters. 

• The inter-relationship between BNG and surrounding Local Authorities and the 
need to offset the decoupling of home and the workplace through the provision 
of a range of house types and sizes with accompanying services and high 
quality environment etc. 
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6.0 STOCK PROFILE AND FUTURE HOUSING ASPIRATIONS 

6.1 Both this survey and the Regional Aspirations Study have examined and identified 

resident aspirations for housing.  Aspirations are important as current occupation 

patterns can prove a poor indicator for actual and future demand.  The results 

highlight that across all household types and socio-economic groups people generally 

aspire to larger detached and semi-detached houses.  Both studies have also 

identified the preference towards new urban development near to good quality parks 

or open space.  The housing needs studies undertaken by Gateshead and Newcastle 

have also highlighted the need for larger detached and semi-detached houses in the 

future. 

6.2 The current stock profile of the North East, is shown below.  

North East House Type Profile
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6.3 The graph highlights the dominance of semi-detached and terraced property and a 

significantly lower proportion of detached houses and maisonettes/apartments in the 

North East.  Analysis of the stock profile in Tyne and Wear compared to aspirations 

highlights an undersupply of detached houses and an oversupply of all other house 

types. 

6.4 In order to ensure that the population in the Pathfinder is maintained and grows to 

support economic growth, it is important that the right type of houses in the right 

environment are provided. 
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New Build Housing Stock Profile 

6.5 The supply of new build housing has been influenced by the location of development 

sites.  In the city centre or near city centre locations, particularly in Newcastle new 

build housing has included a large proportion of flats/apartments.  In the Pathfinder 

there has been a wider mix of new house types built, compared to new build 

developments in surrounding areas.  This has included a large proportion of flats 

(particularly in the Newcastle part of BNG) but also a larger number of town houses. 

6.6 For developments in more suburban locations across the North East; semi-detached 

and detached housing are the predominant house types to have been built.  This is 

also the case for the surrounding areas of Newcastle and Gateshead where a large 

proportion of the new build housing has been larger family houses. 

6.7 A breakdown of the house types of respondents used in the study is shown below 

(sites used in the household survey are attached in Appendix 3). 
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6.8 The stock profile correlates with the defined HMAs and illustrates the differences 

between the housing profile of Newcastle and the surrounding areas suggesting that 

the provision of housing on offer is impacting on household composition in the HMAs.  

It is also interesting to note that Gateshead has a similar profile of house types to the 

surrounding areas which again fits with the identified HMA. 

A Summary of Findings to Date 

6.9 Existing studies have highlighted: 

• Housing aspirations are not met by the current housing stock 
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• JRF and other research challenges the ‘location, location, location’ theory of 
house buying 

• Flats are growing as a proportion of BNG stock but demand is not mirroring the 
increase in supply 

• Creation of the right environment – availability of private and public open space 
– is important in terms of creating a sustainable community 

• Evidence suggests that mixed tenure developments can be worthwhile and 
viable but does not facilitate exchange of values between different households 
and different tenures in terms of behaviour 

6.10 This research aims to build upon existing knowledge and find out more about the 

types of new homes BNG need to provide within its area to help create ‘great places 

to live’ as well as sustainable communities. 
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7.0 A SUMMARY OF SURVEY FINDINGS 

Introduction 

7.1 This section of the report summarises the main findings from the survey. 

7.2 The areas which were included in the survey and referred to throughout this section 

and the rest of the report are: 

• Gateshead Pathfinder 

• Newcastle Pathfinder 

• Gateshead – describes the area outside the Pathfinder but in Gateshead 

• Newcastle – describes the area outside the Pathfinder but in Newcastle 

• Surrounding areas – These areas were chosen as they are part of the 
Newcastle and Gateshead housing market area and TTWAs, identified by 
earlier research carried out for BNG.  This comprises the neighbouring Local 
Authorities of; Chester-le-Street, Derwentside, Tynedale, Blyth Valley, Castle 
Morpeth, South Tyneside, North Tyneside and Sunderland.   

Respondents 

7.3 The table below sets out a breakdown of the respondents from the different areas 

which were included within the survey. 

           Table 5 
Survey Area Sample Size Achieved Sample Size Initially 

Identified 
Overall 1,406 1,560 

Gateshead Pathfinder 264 300 

Newcastle Pathfinder 267 210 
Total Pathfinder 531 510 

Gateshead  277 340 

Newcastle  209 340 

Surrounding areas of Newcastle 
and Gateshead  

389 370 

7.4 The initial sample sizes identified at the beginning of the survey have altered slightly 

in some parts of the survey area.  This will not impact upon the reliability of the data.  

This was due to two factors; the quality of the sample (higher refusal rates) and 

problems encountered locating some of the smaller developments and achieving the 

desired response rates/sample sizes. 

7.5 Of those people who answered the survey, 42% were male and 53% were female. 
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Key Survey Findings 

7.6 The results highlight the different functions of the housing markets, market segments 

and the house buying choices people make within the different areas. 

7.7 The survey results show that 53% of respondents prefer new build housing; the 

main reasons identified were low modernisation costs and low maintenance.  

However more detailed analysis showed this varied by area and is linked to 

household type and age.  There is a higher preference for new build properties from 

singles (60%), couples (47%) and families with younger dependent children (51%).  

This is linked to issues about future maintenance costs, which is more of a 

consideration for younger people who may have large monthly mortgage payments 

and lower incomes. 

7.8 A large part of the survey focused on factors considered when moving house, 

predominantly in relation to property and neighbourhood.  The key factors considered 

when moving house are; house size and type, services and environmental 

factors.  There is a clear link between affordability and the type and size of house 

that respondents are looking for. 

7.9 For all households looking to buy a house, apart from singles, the right size of 

house for life stage/family (around 60% for all household types apart from singles) 

was dominant when property factors were considered.  For single households, 

important factors were modern facilities (40%), proximity to work (41%), proximity to 

shops and leisure (24%) and affordability of future maintenance (20%). 

7.10 When moving house the following neighbourhood factors have been highlighted by 

the survey.  This differed for couples compared to singles, in that there was more 

consideration given to the right size for life stage (44%), although not as high as 

families (61%).  Being close to work (30%), close to friends and family (28%) and 

affordability of future maintenance (13%) were also considered by couples when 

buying a house. 

7.11 For families at all stages the key property factor identified was the right size of house 

for family or life stage.  Neighbourhood considerations given by families were; being 

close to good schools (on average 32%), availability of private open space (around a 

quarter), general lay out of the house and roads (20%) and the cleanliness of streets 

and open space. 
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7.12 These findings suggest that as households change at different life stages, 

different factors, particularly in relation to neighbourhood become more 

important in influencing house buying choices. 

7.13 The survey identified that mixed tenure developments across all areas are not 

considered a popular type of development to live in.  Further analysis has shown 

that people from households with lower monthly incomes who require more affordable 

properties, are more likely to consider living in mixed tenure developments compared 

to other households.  This suggests that there is the potential for this type of 

development to be successful within the Pathfinder, depending on how they are 

marketed. 

7.14 The main reason why mixed tenure developments were not favoured was the feeling 

that people residing in these types of developments do not look after their property.  

This indicates that there is a perception/stereotype about people living in mixed 

tenure developments.  The Pathfinder will need to tackle these perceptions by 

making sure that mixed tenure developments are marketed positively in the future to 

create successful mixed developments.  There are a number of successful examples 

that can be promoted such as the Haslam/Nomad development at Teams in 

Gateshead and the case studies used within the recent JRF research, particularly 

Coulby Newham in Middlesbrough4. 

7.15 Negative perceptions of the Pathfinder area were also highlighted when people were 

asked what would make the Pathfinder a more attractive place to live.  The survey 

results identified crime and improving the general environment.  For families ensuring 

that there are good schools in the area would make it a more attractive place to live.   

7.16 The focus groups confirmed the negative perceptions of the Pathfinder area and 

highlighted that without truly transformational change, some people would be 

reluctant to buy in the area.  BNG will need to monitor this over time to assess the 

impact of their work, particularly in bringing forward new developments to alter 

perceptions.  This study will provide a baseline for any future research. 

7.17 The Pathfinder may need to address this through a marketing campaign and related 

initiatives to promote the area now and as it changes in the future.  It will also be 

important to consider incorporating environmental factors and secure by design 

principles in new developments to tackle some of these issues. 

                                                
4
 Mixed Tenure 20 Years On: Nothing Out of the Ordinary (2005) Joseph Rowntree Foundation 
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7.18 In terms of the type of houses considered in past and future house moves, the overall 

preference was for 3 bedroom semi-detached houses and 3 and 4 (or more) 

bedroom detached houses.  The survey showed limited demand for flats and 

apartments.  The focus groups reiterated the demand for semi-detached and 

detached properties.  However there was some interest in a 3 bedroom flat, 

depending upon the location and the private space which could be incorporated into a 

development. 

7.19 There was some variation in responses in terms of the house type preferred within 

the different survey areas.  These differences illustrate the types of property currently 

being built; flats in urban areas and detached houses in more suburban areas, are 

affecting house buying choices within particular areas.  In this instance supply is 

dictating demand; however this needs to be viewed with caution as the aspirations 

study highlight a range of adverse affects when supply does not meet demand. 

7.20 The analysis has shown that couples and singles live in detached houses as well as 

families.  This corresponds to the recent research by the Home Builders Federation 

which identifies that as people move up the property ladder, space consumption 

increases. 

7.21 There is a correlation between household incomes, where people live and the 

neighbourhoods that people want to live in.  The survey indicates that currently there 

is a trend for more affluent people to move into more suburban areas. 

7.22 In terms of compromises made when buying a house, two main reasons were 

identified; not being able to afford a property and not finding the right size of 

property in their preferred location.  More people in town houses felt they had 

compromised on their house type when buying a house compared to all other house 

types.   

Key Findings Summary 

7.23 A summary of the main findings are set out below. 

• Higher preference for new build properties from singles, couples and younger 
families 

• Right size of house for lifestage/family a key factor considered when moving 
house 

• Different types of households consider different factors when moving 
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• Mixed tenure developments not considered popular, currently there are 
negative perceptions from respondents towards this type of development 

• There are negative perceptions of the Pathfinder area and the neighbourhoods 
in it, particularly in relation to crime and the environment 

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

• More affluent people tend to move away from urban areas to suburban 
locations 

• 2 main compromises are made when moving house; not being able to afford a 
property in their preferred location and not finding the right size of property in 
their preferred location 

• Services and the environment are important neighbourhood factors considered 
when choosing a property 

Pathfinder 

 Household Composition 

7.24 One of the key findings within the Pathfinder is that there are fewer professionals 

living in these areas compared to other areas. There is however, a broader range of 

professions within the Pathfinder area, as illustrated in the table below: 

                Table 6: Professions of Respondents 

  
Gateshead 
Pathfinder 

Newcastle 
Pathfinder Gateshead  Newcastle 

Surrounding 
Areas 

Managers & 
Administrators 21.3% 19.6% 44.6% 24.6% 21.5% 

Professional 
Occupations 27.8% 22.3% 20.7% 29.4% 34.5% 
Associate 
Professional & 
Technical 
Occupations 3.7% 5.6% 2.7% 5.6% 6.9% 

Clerical & 
Secretarial 
Occupations 7.4% 14.0% 13.1% 11.9% 9.8% 

Craft & Related 
Occupations 4.6% 3.4% 1.8% 3.2% 3.6% 

Personal & 
Protective Service 
Occupations 0.5% 1.1% 0.5%  0% 0.7% 

Sales Occupations 13.4% 16.2% 3.6% 11.9% 6.5% 

Plant & Machine 
Operatives  0% 1.1% 0.5% 1.6% 0.7% 

Other Occupations 21.3% 16.8% 12.6% 11.9% 15.6% 

7.25 The household composition and professions of those living in the Pathfinder reflect 

the monthly household incomes identified in the survey which are between £1,000 

and £3,000.  The majority of properties have been bought for between £80,000 and 
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£101,000, highlighting the relationship between income and affordability.  Within the 

Gateshead Pathfinder there are a larger number of households with incomes higher 

than £5,000 per month.  This is likely to be linked to the Quayside developments 

within the study boundary where the property values are considerably higher.  

Feedback from the field interviewers has identified that this development had a 

number of properties owned by companies for employees; therefore affecting the 

results in this area. 

7.26 In terms of household composition, the Newcastle Pathfinder is currently dominated 

by singles and couples. The Gateshead Pathfinder more closely fits with the 

household profiles of the other areas, where the majority are couples or families 

with younger dependent children. 

7.27 First time buyers are concentrated within the Pathfinder area: 

• 35% in Gateshead Pathfinder 

• 41% in Newcastle Pathfinder 

• 20% average for all other areas 

7.28 This concentration links to the high proportion of households who had bought their 

property through 100% mortgage, which is more dominant in the Pathfinder.  The 

high proportion of first time buyers in these areas also reflects the prevalence of more 

affordable properties, value for money and the other factors which younger 

households consider as important when buying a house.  Crucially BNG will need to 

provide attractive homes for these households as they move up the housing 

ladder to encourage them to stay in the area, if not the urban drift to the 

suburbs will continue. 

7.29 One of the main characteristics of the Newcastle Pathfinder area highlighted by the 

survey is the high number of private rented households in new build accommodation 

(26%) nearly double the amount in the Gateshead Pathfinder (13%) The number of 

private rented properties is also high in Newcastle (30%) compared to 5% in both 

Gateshead and the surrounding areas.  This is likely to be linked to the housing 

supply in this area, primarily flats/apartments which have been bought as buy-to-let 

and are particularly popular for young professionals who are the main type of people 

living in these areas.  Around 80% of people in privately rented accommodation live in 

flats/apartments and studio flats, the rest are evenly split between detached, semi-

detached and town houses.  Of those privately renting, 41% are single households, 
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32% are couples, 20% families with younger dependent children and 3% families with 

older dependent children. 

7.30 The survey results indicate that around a quarter of those people currently 

privately renting would look to buy in the future (anywhere not just in the 

Pathfinder area), the remainder are not currently looking to buy.  When asked what 

types of property they would consider; around a third identified flats and apartments 

but a larger proportion identified semi-detached and detached houses as their 

preferred choice.  In terms of location, a wide area would be considered, although 

there were a significant number (32% in the Gateshead Pathfinder and 29% in the 

Newcastle Pathfinder) who would consider buying in the Pathfinder.  There is the 

potential for BNG to retain these people as they move from rented accommodation 

into home ownership but only if a more varied housing offer is available. 

7.31 All of the factors around household composition, profession, income and cost of 

properties highlights that the Pathfinder is currently an area which is popular with 

young people, who have limited finances to potentially enter the housing market 

elsewhere. 

Factors Influencing House Moves 

7.32 Respondents living in the Pathfinder predominantly work locally and live closer to 

work than people living in other areas.  This closely links with neighbourhood factors 

identified by singles and couples as important considerations. 

7.33 For people living in BNG the main factors influencing house moves were: 

• Right size 

• Better/modern facilities 

• Reputation 

• Proximity to work 

• Value for money 

7.34 Interestingly a large proportion of respondents in this area highlighted general 

reputation.  The focus groups confirmed that this is a negative influence; in that 

people consider this because they are looking in areas that they perceive to have a 

bad reputation.  Focus group participants did suggest that their perceptions were 

fuelled by the media and the reputation of neighbourhoods from the past.  They did 
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feel that it would be possible through positive media promotion to change perceptions 

to reflect the reality of the neighbourhoods today and the positive change which is to 

occur. 

7.35 Affordability was the main issue highlighted by those people in the Pathfinder who 

had not achieved their preferred house type or area.  This suggests that people may 

have decided to buy in this area because they could not afford the property of their 

choice in their preferred area.  It is therefore important for BNG to keep this 

advantage and ensure that a proportion of future new build is still considered value for 

money. 

7.36 Value for money was also highlighted for people currently living in the Gateshead 

Pathfinder who had not achieved their preferred house type.  This illustrates that 

the Pathfinder area is perceived to offer value for money and is a positive 

reason for moving to the area. 

7.37 Further analysis of the factors considered in relation to different house types has 

shown that people living in town houses and terraces, highlighted value for money.  

Maybe people thought they were getting a larger property for their money within the 

Pathfinder compared to elsewhere. 

7.38 Focus group participants highlighted that town houses were investment properties 

with the potential to make money when the house was sold.  Unlike semi-detached 

and detached houses where people would consider living in for longer periods of time 

at certain stages of their lives, town houses are viewed as being a transitional house 

type. 

Satisfaction Levels 

7.39 General satisfaction of respondents living in the Gateshead Pathfinder area was 

high (61%) in comparison to the other areas of the survey (54%), this was due to the 

general reputation of the area. This may be because people’s perceptions of the area 

had changed once they had lived there.  The number of bedrooms respondents had 

and access to services (being close to shops and public transport) were also 

identified as factors increasing satisfaction in the Newcastle area.  For the Newcastle 

Pathfinder, there was dissatisfaction in relation to a number of issues suggesting 

people are less satisfied in the Newcastle Pathfinder compared to the 
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Gateshead Pathfinder.  This was based around environmental issues affecting 

satisfaction rather than property factors. 

Displacement 

7.40 The survey findings enabled an understanding to be developed of the potential 

displacement effects arising from new build housing.  Caution must be applied to the 

results due to the broad postcode sectors given in response to this question.  They 

only provide a very general picture of previous residence.  1,035 respondents 

answered this question out of 1,406 total respondents (73% response rate). 

7.41 In order to improve this in the future, neighbourhood boundaries should be defined 

and referenced to enable respondents to choose the appropriate reference area.  The 

analysis only represents movement of the new build housing sub-market, which again 

is only a proportion of the wider housing market. 

7.42 The findings show where people lived before moving into the Pathfinder area.  They 

highlight the local nature of the Pathfinder market.  For the Gateshead Pathfinder the 

findings show the market is focused south of the river and that there is a flow of 

people moving within the Pathfinder as well as in from adjacent areas.  However the 

survey indicates that this is unlikely to be a significant enough flow to cause 

displacement. 

7.43 The trend of past house moves for people now living in the Gateshead Pathfinder is 

shown on the plan below.  The darker colouring shows higher numbers of people 

moving from an area. 
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7.44 The trend of past house moves for people now living in the Pathfinder show: 

• The majority of people moving in from within Gateshead and adjacent areas to 
the Gateshead Pathfinder area, particularly from NE10: 

� Leam Lane 

� Wardley 

� Windy Nook 

� Felling 

� Pelaw 

� Bill Quay 

� Low Fell 

� Wrekenton 

� Sheriff Hill 

� Harlow Green 

� Springwell 
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• Some migration from Newcastle south to Gateshead Pathfinder 

• A number of people moving within the Pathfinder boundary 

7.45 The Pathfinder will need to continue to monitor any potential displacement issues in 

the future as new developments come forward particularly in relation to the 

Gateshead Pathfinder.  Obviously any consideration of household movement and 

displacement effects need to be set against the positive population projections 

assumed by CEBR and Experian.  These projections underpin the Regional Spatial 

Strategy for the region and show that population growth will be focussed in urban 

areas. 

7.46 The Newcastle Pathfinder shows the primary movement is an eastward migration to 

the area, with movement particularly from High Heaton into the Newcastle Pathfinder 

area. 
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7.47 The plan shows: 

• A flow of people moving to the Newcastle Pathfinder area from High Heaton 
(NE7)  

• High number of people also moving in from (NE5): 

 Lemington 

 Denton Burn 

 Newburn 

 Westerhope 

 North Wallbottle 

 Newbiggin Estate 
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• Small number of people moving from North Tyneside into Newcastle - Wallsend 

• Small number of people moving from Gateshead into the Newcastle Pathfinder 

• Dominance of migration to the area from the west of the Pathfinder area, 
particularly Wallbottle 

• Less movement within the eastern area of the Newcastle Pathfinder 

7.48 The movement in Newcastle Pathfinder is likely to be linked to concealed 

households moving in and setting up independently in areas that are more and 

attractive for independent living.  This assumption is based on the dominance of 

single households in the Pathfinder area.  There is some movement taking place 

within and just outside of the pathfinder.  However the numbers are smaller than in 

Gateshead and suggest that less displacement is likely to occur within the Newcastle 

Pathfinder and adjacent areas. 

Future House Moves 

7.49 In terms of future house moves, a larger proportion of people currently living in the 

Newcastle Pathfinder have indicated that they would like to stay in the area, 

compared to other areas.  BNG need to promote this in their newsletters and other 

media opportunities. 

7.50 The reasons identified for future house moves in the Newcastle Pathfinder are: 

• Growth in family size 

• Moving up the property ladder 

• Career 

• Improve quality of life 

• Move to a better area 

7.51 The preferred house choice for future house moves was, like most areas, is detached 

and semi-detached houses.  However, there were a significant proportion of people 

who showed a preference towards flats/apartments.  This may be due to flats being 

built in the areas they would consider living in but could also relate to household 

composition and monthly income.  Generally respondents indicating a preference 

towards flats/apartments have lower monthly household incomes and preferences for 

neighbourhood/locational factors predominant in central locations such as the BNG 

area.  This suggests that compromises are made between property size and location. 
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Pathfinder Summary 

7.52 A summary of the Pathfinder findings are set out below: 

• Broader range of occupations in Pathfinder compared to other areas 

• Newcastle Pathfinder new build dominated by singles and couples 

• Gateshead Pathfinder new build predominately occupied by couples and young 
families 

• First time buyers concentrated in the Pathfinder – links to affordability, value for 
money and the central location 

• High proportion of privately rented properties in Newcastle 

• Reputation of the area a key consideration when buying 

• People moving locally from adjacent areas into the Gateshead Pathfinder or 
from within the area 

• Eastward migration to the Newcastle Pathfinder –  largely concealed 
households 

• People currently living in the area, likely to consider the area in future house 
moves 

• Affordability and value for money identified as a positive attribute for the 
Pathfinder, particularly the Gateshead Pathfinder 

• Some demand for flats but greater preference towards semi-detached and 
detached properties 

• The main reasons identified for future house moves were; growth in family size, 
career and moving up the property ladder 

Gateshead 

Household Composition 

7.53 The survey results show that the majority of households in the Gateshead area are 

couples and families with younger dependent children, with the majority aged 

between 25 and 39 years old.  A significant proportion are professionals, managers 

and administrators.  A small minority travel slightly further to work compared to the 

Pathfinder areas. 

7.54 The majority of respondents have a monthly household income of between £1,000 

and £3,000.  However, there is a larger but not signification proportion earning 

between £3,000 and £5,000 a month compared to the Pathfinder area. 
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7.55 Detached housing dominates the new build areas (used in the study) in Gateshead, 

along with a number of semi-detached properties.  The dominance of certain types of 

housing is linked closely to the reasons why people have chosen to move to and live 

in these areas. 

7.56 House prices are concentrated at the top end of the price bands (£181,000 to 

£250,000).  This is due to the higher proportion of professionals and couples and 

implies that there are frequently two household incomes. 

Factors Influencing House Moves 

7.57 For Gateshead the factors influencing house moves are: 

• Size of house 

• House type 

• Private car parking 

• Proximity to work 

• Proximity to main roads 

• Proximity to good schools 

• Private open space 

• Investment purposes 

7.58 Analysis has also highlighted that people in Gateshead particularly value access to 

services whether proximity to main road links, proximity to good schools or 

proximity/ease of travel to work. 

7.59 A number of these factors are interlinked to the type of people living in these areas 

and detached housing being their preferred house type.  It illustrates the different 

needs of people in these areas, compared to those living in more central/city centre 

locations of the Pathfinder.  A number of factors were identified when deciding to buy 

a house, rather than just one determining factor. 

7.60 In terms of neighbourhood; the proximity to main road links and the out of town 

location were the two main factors considered.  When looking at the households 

living in the area, this explains a number of other key neighbourhood considerations; 

the reputation of the area, being close to good schools and the availability of private 

open space. 
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7.61 For respondents in this area, affordability was cited as a reason why people had not 

achieved their preferred property type, in that they felt nothing was available at an 

affordable price in their ideal location.  Although caution has to be given, due to the 

small numbers involved, the survey indicates that properties were sought in suburban 

areas of Chester-le-Street and outer areas of Gateshead. 

Satisfaction Levels 

7.62 Respondents in Gateshead were more satisfied about their current area compared 

to where they used to live.  This may be one of the underlying reasons why there are 

a lower proportion of people in this area looking to move in the next 5 years, 

compared to other areas in the study.  Another factor may be that respondents tend 

to be at a later life stage and are therefore more settled.  Reasons for being less 

satisfied were mainly linked to proximity to various services and is likely to arise from 

the choice to live in an out of town location. 

Displacement 

7.63 The map below highlights the previous location of where people live who now live in 

the Gateshead area. 
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7.64 The findings highlight the local nature of Gateshead’s housing market with the 

majority of people moving within the Gateshead Local Authority boundary.  Several of 

the new build housing estates have been on the periphery of the Gateshead Local 

Authority area.  Arising from this, the analysis has highlighted a flow of people moving 

from Durham and Washington to Gateshead.  There has been limited movement from 

Newcastle into Gateshead. 

7.65 Of those that would consider moving in the future the preference is towards 

detached 3 and 4 bedroom houses.  In terms of location, people in Gateshead 

(outside BNG) are more prepared to move anywhere within the Tyne and Wear 

locality. 

Gateshead Summary Findings 

7.66 Key findings from Gateshead: 

• Predominantly couples and families 

• Higher incomes – links to two incomes and to higher house prices  
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• Preferred house type is detached, which is the dominant property type being 
build in the area 

• House size – number of bedrooms a key factor with 3 bedrooms being a 
minimum 

• Quality of services valued - positively impacting on satisfaction levels 

• Access to main roads is important, highlighting the trade off between finding the 
right house and proximity to work 

• Indication of a trade-off between house size and access to services 

• Very low proportion looking to move in next 5 years 

Newcastle 

Household Composition 

7.67 This area has a similar household composition to other areas, with the majority of 

households being couples and families with younger dependant children.  A 

significant proportion of households are aged between 25 and 39.  There are a 

proportion of older people within this area; this reflects some of the retirement 

accommodation included in the survey. 

7.68 This area has a slightly higher proportion of professionals compared to the 

Pathfinder area.  Household incomes in the area vary, but the majority are between 

£1,000 and £3,000 per month.  There was a higher rate of refusal to answer this 

question (43%); this is usually associated with people on higher incomes being 

unwilling to provide this information.  There are also a higher proportion of students in 

Newcastle compared to other areas, as a result of the two universities. 

7.69 Approximately a quarter of properties included in the Newcastle sample were priced 

between £101,000 and £120,000 with a similar amount of properties priced between 

£121,000 and £160,000 at the time of purchase.  The rest were mainly between 

£161,000 and £300,000 with a small proportion below £100,000.  The survey 

highlights that more people in this area have used equity from previous homes to 

purchase their homes, increasing the choice of properties that can be considered. 

This also corresponds with the lower number of first time buyers in this area. 

7.70 The proportion of private rented properties in this area is far higher than elsewhere, 

apart from the Newcastle Pathfinder area.  Rents are significant, with the majority 
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between £600 and £800 a month.  This may be due to students and young 

professionals who want to live in these areas but cannot afford to buy a property. 

Factors Influencing House Moves 

7.71 The reasons influencing past house moves were; property type, location (being near 

the city centre), reputation, proximity to shops/work/leisure and access to public 

transport.  This highlights that the central location and the advantages this brings in 

terms of being close to services influences the decision to move to these areas. 

7.72 In terms of factors influencing the choice of neighbourhood, proximity to shops and 

leisure, reputation, private open space and being near family and friends were 

the main ones identified.  Property and neighbourhood factors are closely linked with 

a degree of cross over illustrating that these are difficult to separate. 

7.73 For people living in Newcastle the main compromise made when buying a house 

was identified as not being able to afford a property in their preferred area.  

Compromises made regarding the area were focussed on the property type, living 

in an area with a worse reputation and paying more than they originally envisaged.  

This suggests that those who had compromised did not achieve their area of 

preference as a result of affordability.  Caution must be exercised as a result of the 

low response to this question.  However, the survey suggests people considered 

properties in Kenton, Gosforth and other central areas of Newcastle. 

Satisfaction Levels 

7.74 Satisfaction levels in Newcastle are lower than elsewhere due to the quality of the 

services provided, and the poor cleanliness of streets.  This illustrates the importance 

of neighbourhood management as well as house types and locational factors in 

creating the right living environment. 

Future House Moves 

7.75 A large proportion of respondents (the largest of all the areas) are looking to move 

within the next 5 years.  Career reasons were highlighted as the factor influencing 

house moves in the future.  This is not surprising due to the large numbers of young 

professionals and students who are likely to have high career aspirations and will be 

willing to move to fulfil them.  It also corresponds to the largest age group in the area, 

25-39 year olds who identified that they would look to move in the future. 
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7.76 Moving up the property ladder was also highlighted as a factor for moving in the 

future, illustrating the potential link to private rented accommodation and the 

preference for home ownership. 

7.77 Interestingly, in this area the survey highlighted that more people would 

consider flats/apartments in their next move, which may suggest that this is the 

more dominant house type in their preferred neighbourhood and therefore influencing 

their choice of house type.  Also influential will be a proportion of private rented flat 

dwellers who will be seeking to buy a flat in the near future.  However, there are a 

large proportion of people considering moving who prefer semi-detached and 

detached housing. 

Displacement 

7.78 The survey findings highlight that Newcastle has the widest housing market areas 

identified through the analysis of past house moves.  This reflects Newcastle’s role as 

the regional capital.  Newcastle’s market stretches north and south of the River Tyne, 

most of the other area’s housing markets show that the River Tyne is a significant 

boundary.  However, the main movement is still predominantly north of the River 

Tyne. 

7.79 The plan below illustrates past house moves. 
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7.80 The plan shows: 

• A large proportion of respondents have moved from properties within Newcastle 

• Eastward movement into Newcastle, particularly from Newburn, Wallbottle, 
Lemington, Denton Burn, north of the City Centre and towards Jesmond 
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• A number of people who have moved across from Gateshead, particularly from 
the Teams and Bensham area 

• Small proportion of people moving in from North Tyneside 

• Some movement from areas to the south towards Durham 

7.81 In terms of where people will consider moving to, respondents generally would look 

within the surrounding areas of Newcastle, confirming the wider housing market area 

for Newcastle. 

Newcastle Key Findings Summary 

7.82 The main findings from the analysis for Newcastle are: 

• Higher proportion of older people – some retirement properties included as part 
of the sample 

• High number of private renters – rents are relatively high also, it links to 
affordability of graduates/young professionals 

• Property type, location, proximity to shops/leisure/work are important factors 
considered when buying a house 

• Compromises focussed on affordability issues – some people were not able to 
afford a property in their preferred area 

• Satisfaction levels are lower than other areas, primarily focussed on 
neighbourhood management 

• Career reasons are highlighted for future house moves – links to young 
professionals and students living in the area 

• Flats/apartments are considered as a next house move compared to other 
areas 

Surrounding Areas 

 Household Composition 

7.83 This area has more families (at all stages) and less single households and 

compared to other areas, is dominated by professional households.  This is closely 

linked to the higher monthly incomes and higher property prices (above £200,000). 
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Factors Influencing House Moves 

7.84 People have the propensity to travel further to work, which correlates to the 

factors influencing house moves. This shows it is not so important to live near work as 

long as main road access is good. 

7.85 Detached houses are clearly the main house type in these areas and the supply of 

this property type influences people’s decisions when moving.  This corresponds to 

the factors considered important in relation to property type.  For people living in 

detached houses, the right size for life stage/family was a key consideration, along 

with the number of bedrooms and bathrooms.  Other factors which were also 

important to people in detached houses were; 

• Being close to good schools 

• Close to mains road links 

• Availability of private open space. 

7.86 The main factors influencing house moves in this area are; private parking 

correlating with the reliance on the car to get to work.  The type and size of property 

available (especially the number of bedrooms and bathrooms) were also highly 

influential.  Illustrating the need for household space which is potentially due to the 

larger numbers of families in these areas, especially families with older dependent 

children.  Environmental factors, including private open space, access to open space 

and general cleanliness, were also important.  Compared to elsewhere, the survey 

has shown that these environmental factors are more important to people in the 

surrounding areas. 

7.87 Neighbourhood factors considered important were identified as;  

• Location 

• Close to good schools 

• Access to open space 

• Proximity to main roads   

7.88 Proximity to main roads was much more of a factor in the surrounding areas 

compared to other areas included in the survey. 
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7.89 Unlike other parts of the survey sample, the results showed that the main 

compromise made by households was not being able to get the right size/type of 

property in the area that they wanted to live.  Due to higher household incomes, 

people did not compromise on affordability or location but the availability of their 

preferred house type in their preferred location.  In terms of location, people in 

these areas considered properties in similar areas to where they live now. 

7.90 Compared with other areas satisfaction levels were average but lower than the 

Gateshead Pathfinder area. 

Future House Moves 

7.91 Only a very small proportion of respondents in this area, identified that they will 

consider moving in the next 5 years.  Of those who would consider moving reasons 

behind house moves were linked to career and improving quality of life, suggesting 

that the size of their current house was adequate to meet their needs.  In terms of 

location, the survey showed that people in this area would consider a number of 

locations throughout the North East.  This suggests that this group would move as a 

result of their careers but would not necessarily move close to the location of 

their work and that property factors would dominate the decision making process.  

This may also be as a result of two income households and the need to locate 

somewhere convenient to both places of work.  Quality of life and environmental 

factors are also important in order to achieve their desired home. 

Surrounding Area Summary 

7.92 The key findings from the analysis of the surrounding areas are set out below: 

• More families, less singles and couples 

• More professionals - higher household incomes & house prices 

• Distance travelled to work is further – require good access to main roads 

• Property size is a key factor considered in the house buying decision, especially 
the number of bedrooms and bathrooms 

• Environmental factors and close to good schools are also considered as 
important 

• Detached houses dominate and are the main preference for any future house 
move 
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• Compromises are made – households are not able to find the right size/type of 
house in preferred area 

• Reasons for future house moves include career and improving their quality of 
life 

• People would consider moving within the whole of the North East and not just 
locally 
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8.0 SUMMARY OF FINDINGS 

Introduction 

8.1 This section summarises the key findings from the study.  Overall, and unsurprisingly, 

it has confirmed that the different types of household consider different factors when 

choosing a new home.  The differences relate both to property type and location.  The 

table below brings together the findings in terms of who currently lives where. 

Similarly it is important to recognise that the survey is a 2005 snapshot - results can 

and hopefully will change over time as BNG and its partners successfully transform 

the area. 

Table 7: Housing Sub-Market Classification 

Submarket Location Household Type House Type 

First Time Buyers Pathfinder 
Singles & Couples 
Professionals 

Flats/Apartments/Semi-
detached 

Private Renters 
Newcastle Pathfinder, 
Newcastle 

Singles Professionals, 
Students Flats/Apartments 

Couples Newcastle Professionals Flats/Apartment 

Couples Pathfinder&Gateshead 
Administrators & 
Managers 

Semi-detached/town 
houses 

Couples Gateshead  Professionals Semi-detached/detached 

Families with 
younger dependent 
children Gateshead Pathfinder  

Administrators & 
Managers 

Semi-
detached/detached/town 
houses 

Families with 
younger dependent 
children Gateshead  Professionals Semi-detached/detached  

Families with older 
dependent children 

Gateshead & 
Surrounding Areas Professionals Semi-detached/detached 

Key Findings 

8.2 The other key findings of the study are summarised as follows: 

• The overall most important factor when buying a new house, greater than 
location is the house size and number of bedrooms – a new house must fit 
the current life stage of the household.  Households will compromise on 
location to get the house type that they prefer; 

• The Pathfinder is currently attractive to lower occupational groups and first 
time buyers; 

• In the Newcastle Pathfinder area there is a greater proportion of private 
renters, influenced both by the Universities and a market driven upsurge in the 
number of new buy-to-let flats; 
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• The reputation of the Pathfinder area is critical.  People living outside the area 
tend to have either limited or negative perceptions of the BNG area; 

• The availability of leisure activities, public transport and other services is a 
key market advantage for the Pathfinder area which should be maximised; 

• Mixed tenure is however not a popular prospect for those who currently live 
in owner-occupied areas.  Recent JRF research findings can help make mixed 
tenure/income developments in BNG popular and successful; 

• Already new mixed tenure developments in the Pathfinder have demonstrated 
that they can be successful.  Effective marketing and community 
engagement is critical to promote such developments; 

• In the short-term, new housing in the Pathfinder needs to focus on the key 
target market – mid to lower income younger families and couples with ties to 
the area or emerging households living in areas which are not affordable for the 
house types they want.  Retaining these households in the longer term requires 
a supply of larger housing for households in later life-stages; 

• Larger family housing, especially on strategic sites, will also be key to 
meeting demand from people in professional occupations finding in work in 
the area who otherwise commute and the BME community who tend to have 
larger households; 

• Good environments and open space is critical.  The potential of existing 
assets need to be maximised (Saltwell Park, Leazes Park etc) and linked to 
high quality additional open space; 

• Shared equity has potential but greater take-up relies on better marketing and 
education.  Developers are willing to provide shared equity and given recent 
house price rises more purchasers are willing to consider it; 

• Neighbourhood factors, in particular crime, environment and services, need to 
be addressed.  With recent house price rises some households are being forced 
to consider neighbourhoods they might not have previously.  This creates a 
major market potential for Pathfinder provided important neighbourhood factors 
are improved; 

• Density is important.  The focus group attendees considered new housing 
estates to be cramped, lacking space and frequently of poor design.  Lack of 
private parking is a particular issue; 

• Quality of design is important.  The Focus Groups confirmed that whilst 
different households liked different design styles, good design quality is 
important and influential; 

• Value for money is critical.  If homes in Pathfinder demonstrably offer more for 
your money than properties elsewhere this maximises the prospects of creating 
mixed thriving communities in the area; 

• PPG3 has not assisted Pathfinder.  Its emphasis on high-density has 
contributed to an over-supply of new flatted accommodation (and outstanding 
permissions mean many more are still to be built) in central Newcastle and 
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Gateshead.  In the context of the “capped” levels of new housing provision 
imposed by RSS this is causing concerns, in relation to the amount of new 
family homes which may be allowed to be built in the Pathfinder area; 

• New housing in Pathfinder could potentially displace households from other 
parts of the conurbation.  The precise extent and location has not been revealed 
by the study but the indications are that potential displacement effects could be 
greater in Gateshead than Newcastle.  However any displacement analysis 
must be considered against the overall household growth projections of 
CEBR and Experian which underpin RSS.  The challenge for Pathfinder is to 
capture its fair share of the projected household growth.  Research 5 has proved 
that high levels of new build will be critical. 

8.3 Overall the new build housing market is complex and differs greatly between 

households and locations.  The next section of the report draws upon the key findings 

and makes recommendations aimed at assisting BNG to deliver larger numbers of the 

right type of new housing needed to deliver vibrant sustainable communities. 

                                                
5
 North East Housing Aspirations Study 
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9.0 RECOMMENDATIONS  

9.1 This section is presented under the following headings: 

• Shifting Perceptions 

• Hitting the Target Market 

• Value for Money 

• Space Inside and Out 

• Working with Service Providers 

• Delivering Mixed Tenure Neighbourhoods 

• Working with Local and Regional Planners 

• Design and Density 

• Flagship Sites 

• Influencing Demand by Supply 

• Next Steps 

Shifting Perceptions 

9.2 This study has reinforced the wealth of previous research and analysis on the need to 

change perceptions of the Pathfinder as a place to live.  What is new is the 

confirmation that housebuilders see major market potential in the area (provided sites 

can be brought forward) and that developing significant numbers of high quality new 

houses can itself help transform perceptions.  This is evident already from the Haslam 

/ Nomad development at Teams and Wimpey’s Staithes Southbank.  The area needs 

to move to a series of “quarters” or “urban villages” where the perception is of change 

and where purchasers are getting better quality houses at better prices then 

elsewhere.  A major re-branding and marketing push, harnessing the marketing skills 

of the housebuilders and other creative professionals is needed.  In particular this 

marketing effort should focus on its key target market (see below). 

Recommendation 1:  
 
BNG should continue and increase its marketing and re-
branding work to shift perceptions of the area.  Greater liaison 
and joint working with developers (and others) should be 
undertaken to add-value and ensure alignment with BNG work. 
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Hitting the Target Market 

9.3 The survey findings have pointed to the Pathfinder’s key target market for new build 

properties as being: 

• 25-44 year old households 

• mid-lower incomes households – generally earning less than £3,000 per month 

• young professional singles (especially Newcastle); 

• couples; 

• families with younger children; and 

• households with existing ties to the area. 

9.4 Marketing activity and the supply of new housing should initially be specifically 

targeted to this market(s).  The aim should be to play strongly to the housing needs 

and aspirations of these particular groups – they offer greatest prospects of early 

success. 

9.5 The study highlighted that housing choices change with life stages.  In simple terms 

more space is required as families grow.  Growing families represent a key household 

type likely to leave the Pathfinder area.  Therefore, whilst BNG needs to focus on its 

key target market in the short-term it needs also to ensure, in the medium term, a 

good supply of larger follow-on housing to retain households as they become larger 

and more affluent. 

Recommendation 2: 
 
BNG to develop strategies to ensure both the marketing and re-
branding activity and the new housing supply is focussed 
towards its key target market.  However it cannot neglect the 
need to also provide larger follow-on housing for growing 
households. 
 

Value for Money 

9.6 Rising house prices have created a market opportunity for Pathfinder.  Mid-income 

households are increasingly being priced-out of Low Fell, Dunston, Heaton, Benton 

and other traditional middle income areas.  Some of these households could be 

attracted to the Pathfinder, if it is demonstrated that properties in Pathfinder offer 

more value for money with the right environment.  The study team consider that BNG 

should work with the Home Builders Federation to develop innovative ways of “gap-
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funding” new housing development in the Pathfinder and capturing the land value of 

sites. The aim would be to use public sector resources to change the standard 

economics of site development in Pathfinder.  The public sector resources could be 

used to capture from developers more investment in: 

• external environment and landscaping; 

• design quality; 

• internal specifications; 

• energy efficiency levels. 

9.7 If this can be achieved then it could enable BNG to replicate the success of 

developments such as Royal Quays where public funding to promote high design 

quality and landscaping which helped attract large numbers of mid-upper income 

households to a previously blighted area.  At the housebuilders workshop a clear 

willingness to work within BNG to explore such potential was expressed.  It may be 

that further research on how such funding mechanisms might be constructed is 

required. 

Recommendation 3: 
 
BNG to use their Developer Panel to help to define ways of utilising 
public sector resources to add value to the design and specification 
of new homes in the area 

Space Inside and Out 

9.8 Planning policy in PPG3 has encouraged the provision of higher density urban 

housing development and contributed to housebuilders constructing large numbers of 

flats in central Gateshead and Newcastle.  In direct contrast the focus groups and the 

Housebuilders Workshop confirmed: 

• lower density housing would be more popular and attractive to the consumers; 

• the housebuilders would prefer, in market terms, to develop lower density 
housing if economically viable. 

9.9 The consequence is that many people moving up the housing ladder have moved out 

of the Pathfinder to source new or second hand housing in lower density locations.  

Where new lower density housing has been provided in the Pathfinder, such as at 

Teams, it has been successful. 

9.10 The focus groups also highlighted: 



 

R20106-006 Final Report March 66 

• the importance of private gardens and spaces; 

• the importance of private parking; 

• the unpopularity of “cramped” estates; 

• the unpopularity of insufficient public parking; 

• the dislike for small cramped rooms within new houses. 

9.11 Alongside this the JRF Housing Choices 6 work confirmed that an overriding choice 

factor is the number of bedrooms.  In other words for a given budget house buyers 

tend to compromise on room sizes before bedroom numbers, i.e. for a family, 3 small 

bedrooms is generally perceived to be better than 2 larger ones. 

9.12 Drawing upon the above the challenge for BNG is to work with housebuilders and 

local town planners to develop protocols and innovative financial models to deliver: 

• more external space – lower density layouts; 

• more parking – public and private; 

• more internal spaces – bigger room sizes. 

9.13 If this can be achieved it will enhance the commercial prospects of new housing 

developments in the Pathfinder in a way which minimises the risks of non-viability to 

the developer. 

Recommendation 4: 
 
The BNG Developer Panel should consider how BNG can work together with the 
Pathfinder to achieve viable lower density estates and larger houses within the 
Pathfinder area. 

Working with Service Providers 

9.14 The focus groups indicated that owner occupier’s outside Pathfinder have either a 

limited or negative perception of the Pathfinder area.  This represents both an 

opportunity and a challenge for BNG.  The opportunity is to positively influence the 

perception of those with limited knowledge whilst the challenge is to change the 

perceptions of those who view the area negatively.  There is already a wealth of 

previous research on how to do this, with the following local services always regarded 

as being important: 

                                                
6
 Joseph Rowntree Foundation Research Report ‘Preference’s, Quality and Choice in New-Build 

Housing’ 
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• good schools; 

• access to services; 

• community safety; 

• good community facilities; 

• cleanliness – regular efficient waste disposal and street cleaning 

• effective neighbourhood and housing management. 

9.15 This study has served to reinforce the importance of these issues but, importantly, 

has also highlighted a number of factors about which the Pathfinder is viewed 

positively including: 

• good public transport; 

• wide range of shops, services and jobs. 

9.16 The aim must be to capture and maximise the potential of these positive elements 

when marketing the area to existing and potential residents.  They provide a strong 

platform for influencing and shifting perceptions of the area.  In particular it is 

recommended that BNG work more closely with property owners and businesses to 

develop joint public/private funding mechanisms or grant schemes aimed at 

delivering: 

• shopfront and business security improvements; 

• public realm improvements. 

9.17 By improving the appearance of the key shopping areas and services and public 

spaces this will have a positive effect of the perceptions of potential new build 

purchasers. 

Recommendation 5: 
 
BNG to continue and increase its work with service providers and neighbourhood 
management organisations to deliver better schools, lower crime, a cleaner greener 
environment and better services. 

 
Recommendation 6: 
 
BNG to continue to influence the 2 Local Authorities and other parties to work with 
tenants, property owners and businesses to develop innovative ways of public / 
private funding for improvements to the appearance and security of business 
premises in the area. 
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Delivering Mixed Tenure Neighbourhoods 

9.18 The study encountered mixed feelings towards the prospect of new mixed-tenure 

housing schemes: 

• Much of the Pathfinder area is already mixed tenure – resident satisfaction 
levels in such areas are generally high, albeit lower than some other areas; 

• Where new mixed tenure has been developed it has been popular, in particular 
the Nomad/Haslam scheme at Teams; 

• Recent JRF research7 indicates that mixed income new urban communities can 
be a “place of choice for families” but it is challenging and requires “clean 
friendly neighbourhoods, good schools and open spaces”. 

• Recent price rises have led to more people willing to consider mixed tenure 
estates and shared equity properties; 

• The housebuilders workshop confirmed a willingness of developers to work with 
BNG and Housing Associations to deliver mixed-tenure schemes, subject to 
viability; 

• The focus groups revealed that residents currently in owner occupation do not 
regard living on a new mixed tenure as an attractive prospect; 

9.19 Having identified younger mid-lower income families as part of BNG’s key target 

market it is important that new schemes incorporate family-friendly components from 

the outset and encompass mixed tenure to reflect and facilitate aspirations to change 

tenure as circumstances change.  Families in social rented properties will always be a 

bedrock of housing demand in Pathfinder.  The challenge is to ensure both: 

• a continuing supply of good quality rented properties; 

• follow-on owner-occupied properties immediately available for those who wish 
to take up change or change tenure; 

9.20 BNG is working with housing associations and developers to ensure attractive high 

quality shared equity properties are available.  The amount of provision should reflect 

realistic demand levels. 

Recommendation 7: 
 
The Developer Working Group identified at Recommendation 3 should include a 
number of local housing associations to maximise the knowledge base and hence 
prospects for the delivery of new successful mixed income tenure neighbourhoods 
including attractive shared equity housing where demand exists. 

                                                
7
 Attracting and Retaining Families in New Urban Mixed Income Communities JRF (2005) 
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Working with Local and Regional Planners 

9.21 A key theme which ran throughout the study was the perceived oversupply of new-

build flats in central Newcastle and Gateshead.  65% of recent planning permissions 

in Newcastle have been for flats and at present some 1000 remain unbuilt.  Anecdotal 

representations at the Homebuilders workshop suggested that up to half of newly built 

flats are unoccupied, either bought by speculator investors or by landlords unable to 

attract tenants.  BNG’s own research has found two apartment developments (one 

remodelled and one new build) to be 25-35% empty. Both the Study Steering Group 

and the Housebuilders considered it deeply concerning that new housing supply 

which should play a key role in meeting housing needs, is being wasted on empty 

flats.  The Steering Group was also concerned that excessive new supply outside 

Pathfinder, both now and in the future, could exacerbate the displacement of 

households from Pathfinder to more peripheral areas. 

9.22 Recent studies on housing aspirations and the market intelligence received in this 

study has clearly pointed to the need for more lower density housing in the area.  The 

challenge for BNG is to: 

• do what it can in terms of changing current unbuilt planning permission for flats; 

• ensure a far greater proportion of new supply is lower density; 

• work with Partners to ensure, as far as possible, the supply of new housing 
outside Pathfinder does not exacerbate the displacement of Pathfinder 
households. 

9.23 Each of these challenges will now be considered in turn. 

9.24 It is not feasible to revoke or amend existing unbuilt permissions.  However, 

under the 2004 Planning and Compulsory Purchase Act planning permission now 

only last 3 years.  BNG should continue to work alongside planners in Gateshead and 

Newcastle to develop robust policies to ensure that when planning applications for the 

renewal of permissions on unbuilt sites are submitted, they can be refused if it is clear 

that the housing mix does not reflect local housing needs at the time. 

9.25 In terms of influencing future supply the role of local housing assessments will be 

critical.  Forthcoming changes to PPG3 will emphasise the important of these 

documents in allowing a greater role for Planners in influencing the size and type of 

new housing.  BNG needs to continue to work with the Gateshead / Newcastle 
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Planners in the preparation of Local Housing Assessments (and the resultant 

planning policies) to ensure new housing is of the right type and location. 

9.26 In terms of the displacement effects of new housing the study has considered how 

new housing in Pathfinder could displace households from adjacent areas.  Although 

it has not been possible to precisely quantify or measure any potential displacement 

effects, the following conclusions can be drawn: 

• New housing for mid-lower income households close to Pathfinder could 
compete with Pathfinder for households.  Particularly in the non-Pathfinder parts 
of Gateshead, in Newcastle and in North Tyneside although the CURDS work 
for BNG has also highlighted important migration flows between Pathfinder and 
parts of Durham and Northumberland. 

• Larger new houses in those areas could also provide alternative “follow-on” 
which could be attractive to larger or growing family households in Pathfinder if 
the housing supply in the Pathfinder does not reflect needs. 

• New housing in Pathfinder has the potential to displace households from other 
areas, although, more so in Gateshead than Newcastle. 

• Any consideration of displacement must be set against the household growth 
projections which underpin RSS. They show significant urban population growth 
in contrast to recent trends characterised by population loss. 

9.27 BNG needs to continue its work in: 

• Liaising with Planners in both Gateshead and Newcastle and other relevant 
Local Authorities to develop housing land release policies, (in terms of the 
scale, type, location and phasing) which both meet local needs but do not 
exacerbate any potential movement of households from the BNG area. Recent 
draft changes to PPG3 provide encouragement to develop such policies; 

• Lobbying and supporting the Partners and Stakeholders for the early completion 
of the required Local Housing Assessments necessary to formulate robust, 
evidence based housing release policies.  BNG will also contribute intelligence 
to assist the preparation of such studies; 

• Engaging positively in the process of preparing the Local Development 
Frameworks for Gateshead and Newcastle; 

• Influencing RSS to ensure it provides for appropriate rates of demolition and 
new build both in Newcastle Gateshead and elsewhere which do not undermine 
the housing market renewal objectives of BNG. 

9.28 The importance of engaging positively with the planning process needs to be 

emphasised.  The existing level of unbuilt supply is a potential threat to BNG in terms 

of restricting the ability to bring forward new housing and increasing the potential for 

displacing households from the area.  If the positive population and household growth 
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envisaged in RSS does not materialise then the significance of these potential 

impacts will increase. 

Recommendation 8: 
 
BNG to continue to work with local and regional planners to: 

• develop policies to influence the consideration of applications to renew 
unbuilt planning permissions for flats; 

• develop policies on the type, scale, location and phasing of new 
housing which supports their housing market objectives; 

• work with partners to complete the Local Housing Assessments and 
ensure such assessments properly consider the displacement effects of 
new housing. 

Design and Density 

9.29 The issue of design was explored in the focus groups where it became clear that: 

• Younger households tended to prefer more modern design whilst older 
households preferred more traditional; 

• Design quality was recognised and considered important. 

9.30 These findings mirrored the recent Housing Design Audit by CABE which: 

• found that much new housing in the North East is of either average or poor 
design quality; 

• argued a systematic approach (or checklist) can be applied to both help 
developers ensure better design and help measure design quality. 

9.31 The aim for BNG must be to ensure high design quality of new housing in the area 

and that the design style will appeal to the key target market.  This means: 

• Liaising with the Gateshead and Newcastle planners to ensure site design 
briefs are produced where appropriate and that design policies in planning 
documents are effective and rigorously applied. 

• Appropriate investment in urban design skills and that these skills are available 
to assist developers, whether through skill development or buying these skills 
in. 

• Design competitions are utilised where appropriate on sites controlled by BNG 
or the Local Authorities. 

• Innovative funding mechanisms are developed to help "gap” fund additional 
expenditure on design quality on sites where viability considerations may 
preclude additional investment in design quality (see Recommendation 3). 
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• Liaising with housebuilders to better understand the housing design 
requirements of the key target market. 

Recommendation 9: 
 
BNG to work with planners, urban designers and developers to ensure: 
 

• the development and application of robust design policies; 

• appropriate resources to help developers to invest in design quality; 
a clearer understanding of the housing design requirements of the key BNG 
target market. 

 

Flagship Sites 

9.32 The majority of new housing sites coming forward in the Pathfinder are likely to be 

fairly small yielding 100 dwellings or less.  On such sites the housing product will 

need to reflect prevailing market conditions as described earlier.  However there will 

be a number of larger “flagship” opportunities including, but not exclusively, 

Scotswood and Discovery Quarter where there will be potential to create a “new 

market” by virtue of the scale and critical mass, or location of the opportunity.  These 

are the locations where the potential exists to create a suburban feel with larger, 

higher value properties set within a desirable environment. 

9.33 Such sites are therefore crucial in providing the larger “follow-on” housing which will 

be crucial to encouraging growing households to stay within the Pathfinder rather 

than moving away in search of a lower density suburban style environment.  Also, 

such sites will be key to attracting and retaining professional households migrating to 

BNG for employment who may otherwise seen to live in the hinterland of Newcastle 

and Gateshead.  They will also be crucial in setting design and landscape standards 

which will help raise the quality of design on the smaller sites. 

Recommendation 10: 
 
BNG should ensure that the larger flagship sites, including Scotswood and the 
Discovery Quarter include a proportion of higher value properties where a broader 
socio-economic mix could be provided. 

Influencing Demand by Supply 

9.34 The recent North East Housing Aspirations Study considered the relationship 

between levels of housebuilding and population change.  Unsurprisingly it showed a 

correlation between the two: - areas which have built more houses tend to have more 

positive population growth (Stockton, North Tyneside and Darlington). Areas with 



 

R20106-006 Final Report March 73 

lower levels of new build tend to have lower or negative population growth.  

(Gateshead, Middlesbrough, Newcastle and South Tyneside). 

9.35 This study has confirmed the importance of providing the right type of housing.  

Increasing the supply of high density flats in the Pathfinder is likely to undermine 

potential population growth given evidence that many are remaining unoccupied after 

completion.  In contrast more 3 and 4 bedroom detached and semi-detached houses 

with private gardens and parking will be attractive to the BNG target market (see 

paragraphs 9.3 to 9.5) and thereby contribute to population growth by attracting and 

retaining households in the area.  Achieving population growth is essential to 

maintaining neighbourhood services and facilities. 

9.36 As seen in paragraphs 9.19 – 9.25 the challenge now is for BNG to work with 

partners to: 

• complete the Local Housing Assessments which will help define more precisely 
the scale, type and location of new housing required; 

• ensure that the quantitative and qualitative housing needs are reflected in 
planning policy at both regional and local levels. 

Recommendation 11: 
 
BNG should continue to work with partners to secure the early completion of the Local 
Housing Assessments and planning policy documents.  These should help ensure the 
appropriate amount and type of new housing to meet demand and improve population 
levels. 

Next Steps 

9.37 This study has helped define the type of new housing required to help BNG deliver 

sustainable communities within Pathfinder.  It has also identified some of the key 

challenges and opportunities related to providing such housing.  The task now is to: 

• Consider the report findings and identify where BNG may need to consider 
operational change or additional resources to address the key 
recommendations 

• Liaise with local and regional planners to develop policies which will help deliver 
the type and scale of housing required.  Such policies will include a mix of 
incentive and control for developers 

• Work with developers and others to develop innovative means of funding the 
delivery of housing which is of the right type, design, size, tenure, density and, 
above all, is demonstrably good value for money. 
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• Consider updating the study in 3-5 years time, once BNG’s interventions are 
helping to change the physical nature and reputation of the area. 


