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Executive summary 

1. This document comprises the Stage 1 baseline review for Homes and consists of three 

key elements:  

a. A review of existing evidence base of housing requirements including the 

revised Newcastle Gateshead Strategic Housing Market Assessment. 

b. Initial market testing to examine the appetite from residential developers to 

invest in MetroGreen, to inform the deliverability strategy. 

c. Understanding the impact of intermediate home ownership in terms of grant 

funding availability and market share. 

 

2. In reviewing the existing evidence base, we have considered the following key planning 

policy documents: 

• National Planning Policy Framework (NPPF) (July 2018). 

• Core Strategy and Urban Core Plan for Gateshead and Newcastle upon Tyne, 2010-

2030 (Adopted March 2015) 

• Making Spaces for Growing Places 

• Metrogreen Options Report (2015) 

• Gateshead Strategic Housing Market Assessment Update (2017) 

• Gateshead & Newcastle upon Tyne Strategic Housing Availability Assessment (2017) 

• MetroGreen Topic Paper (2014) 

 

3. Collectively these documents show strong policy support for new homes at MetroGreen 

and furthermore, a clear need for these homes; 

• The Full Objective Assessed Need for Housing in Gateshead over the plan period is 

7,848 dwellings, equivalent to an average of 523 dwellings per year. This includes a 

requirement for 218 affordable dwellings per year; 

• MetroGreen is allocated in the Local Plan and is identified as a strategic location for 

development, with proposals to deliver 850 within the plan period (2015-30); 

• A total of 8 sites were identified as being suitable and developable for development 

within MetroGreen; 

(Gateshead Local Plan 2010-2030).  

 

4. As well as evidence on planning policy we have also reviewed existing evidence in 

respect to the local housing market surrounding MetroGreen.  The MetroGreen area is 

located adjacent to an area of relatively modest values being Dunston however 

immediately adjacent is the stronger market area of Whickham.   A project the scale of 

MetroGreen should expect to set its own market value however to do so will require high 

quality placemaking and the ability to differentiate the development from its immediate 

surrounds. This will include emphasising the unique character that can be created within 

MetroGreen. Furthermore, new build stock should, in a rising market, be expected to 

achieve a premium over latent housing stock. 

 

5. In terms of initial market testing we have spoken with a wide variety of developers 

currently active in the North-East housing market. Key feedback was as follows: 

 

• MetroGreen was viewed favourably, with all but one respondent stating that they 

would be interested in development opportunities in this location. 
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• One developer expressed concern about pursuing development in this location at the 

current time due to a lack of community. 

• Most respondents had either historically or recently had discussions regarding 

development opportunities in the area. 

• There was no appetite to deliver an apartment led scheme in the area save as to 

riverside plots, with housebuilders stating they felt that the area would be most suited 

to mid-market family housing, dominated by a mix of 2, 3 and 4 bed houses. 

• Comment was also raised about the opportunities to deliver housing and apartments 

for rent as part of a mixed tenure approach and to boost build out rates. This would 

not necessarily change mix but may influence style and specification. 

• Residential use is likely to be best positioned on the eastern edges of MetroGreen 

and along the river front, with linkages to existing developments at Dunston Staiths; 

• There may be an opportunity for some higher density housing along the river 

frontage, and this is likely to be in the form of townhouses and apartments. 

• As a minimum, there would be a requirement to deliver at least 60 to 80 units as a 

single phase, with a general preference for 100- 150 units per phase. 

• A key concern of housebuilders was the commitment of landowners to bring forward 

development on a comprehensive scale. It was felt that residential development 

would only be successful in this location if brought forward on a large scale, to ensure 

that residential use didn’t become’ an island’ in amongst commercial uses. 

• Any residential development should include improvements to public realm and 

pedestrian links. The inclusion of some element of community use would also be 

beneficial and was generally seen as a ‘must’. 

• Consideration should also be given to provision of a new school. 

• Contamination and flooding were viewed as big risks to viability. 

 

6. Overall our analysis found that there is a requirement for the development of 7,848 new 

homes in Gateshead over the plan period (2015-30), including a requirement for 218 

affordable dwellings per year (Gateshead Local Plan 2015-2030). Within this, MetroGreen 

is allocated for housing and provides an opportunity to deliver large scale housing 

development in a sustainable urban location with the expectation that 850 homes will be 

delivered in the period 2015-2030. The area benefits from strong transport links and 

excellent amenities and services, although there is a need to address congestion, 

pedestrian links and public realm if residential development is to be successful. 

 

7. There is a clear appetite from developers to deliver new housing at MetroGreen, with the 

area being most suited to mid-market family housing. There is a reluctance from 

housebuilders to deliver high density housing, although it is likely that any river frontage 

sites will include an element of apartments or townhouses.  

 

8. Along the river frontage it is envisaged that a density of up to 50 dwellings per hectare 

(20 dwellings per acre) may be delivered, with a focus on 1 and 2 bed apartments and 3 

and 4 bed townhouses. There may be an opportunity to provide a small number of 3 bed 

apartments on upper floors benefitting from river views. Across the wider MetroGreen site 

it is envisaged that a density of between 30 and 40 dwellings per hectare (12 to 16 units 

per acre), with a focus on 2, 3 and 4 bed houses. 

  

9. A key concern for housebuilders is the ability to bring forward a comprehensive 

redevelopment scheme in the area, due to the number of freehold and leasehold interests 

in the area. Viability is also expected to be a key constraint for development, with flood 
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risk, contamination and highways being identified as issues in work undertaken to date. 

These constraints will need to be considered in detail and addressed through the AAP.      

 

10. The scope of the development at MetroGreen means that a range of differing tenures and 

housing products can be incorporated to provide a vibrant and balanced new community 

with a range of potential funding sources that may be considered to support the delivery 

of the new homes at MetroGreen. 
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1 Introduction  

1.1.1. Gateshead Council is preparing an Area Action Plan (AAP) to facilitate the 

regeneration of and investment in vacant and underused brownfield land around the 

Metrocentre on the south bank of the River Tyne. The area incorporates the 

Metrocentre, surrounding shops, office and industrial uses and is approximately 213 

hectares in size (526.3 acres).  

 

1.1.2. The MetroGreen AAP will be a Local Development Document that forms part of the 

Gateshead Local Plan. The 2015 adopted Planning for the Future Core Strategy and 

Urban Core Plan for Gateshead and Newcastle (CSUCP) set’s the strategic 

framework for this AAP. The AAP is a statutory document that will provide detailed 

planning and design policies and guidance for the area up to 2030 and beyond, setting 

out which land uses should go where, what infrastructure is required and how it will be 

delivered. 
 

1.1.3. This document will be used to inform the Stage 1 Baseline Report which will assess 

and compile the technical studies required for Stage 1 of the AAP and will provide a 

concise summary of the position at MetroGreen. The Baseline Report sets out the 

nature, extent, and impact of each site constraint (including the strategic and local 

highway network, utilities, flood, ecological, contamination, landscape, and 

archaeological aspects) and written analysis of the site opportunities illustrated by 

plans and photography.  Discussions with key landowners, statutory bodies, and utility 

and service providers will be an important part of the process.     
 

1.1.4. The baseline report provides the detail and analysis to inform the option development 

and testing which forms Stage 2 of the project. It will also be used to develop draft 

strategies based on the preferred development option at Stage 3 of the project.  
 

1.1.5. The project stages required to inform the production of the Area Action Plan are 

outlined below: 

 
 
 
 
 
 

Stage 1 

Baseline

Stage 2 

Option 

Development 

& Testing

Stage 3 

Draft 

strategies 

based on 

preferred 

option 

Stage 4 

AAP Draft Plan  

Stage 5 

Final strategies 

Stage 6 

AAP 

Submission 

Draft Plan 

Stage 7 

AAP Minor 

Modifications 

Stage 8 

Submission to 

Secreatary of 

State
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1.1.6. This document comprises the Stage 1 baseline review for Homes and consists of 

three key elements:  

 

1. A review of existing evidence base of housing requirements including the 

revised Newcastle Gateshead Strategic Housing Market Assessment. 

2. Initial market testing to examine the appetite from residential developers to 

invest in MetroGreen, to inform the deliverability strategy. 

3. Understanding the impact of intermediate home ownership in terms of 

grant funding availability and market share. 
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2 Legislation and Policy  

2.1.1 This section provides a summary of the existing evidence underpinning Gateshead’s 

Core Strategy and the Council’s vision for housing at MetroGreen.   This section is 

used, in part, to provide a review of the existing evidence base on housing 

requirements, including the revised Newcastle Gateshead Strategic Housing Market 

Assessment. 

National Planning Policy Framework (as Updated July 2018) 

 

2.1.2 The presumption in favour of sustainable development includes policies that provide for 

an objectively assessed need for housing (and other uses) in the plan area.  Policies 

should provide a clear strategy for bringing sufficient land forward over the plan period.  

The minimum number of homes needed, policy should be informed by local housing 

needs assessment, conducted using the standard method in national planning guidance 

unless exceptional circumstances justify an alternative approach.  Need in neighbouring 

areas should be taken into account in planning for housing. 

2.1.3 The revised NPPF requires that at least 10% of the homes provided as part of major 

residential developments are affordable, and that planning policies should specify the 

type of affordable housing needed.  Exceptions to this would apply if the site is solely for 

Build to Rent homes or similar entry level provision. 

2.1.4 Policy should identify residential allocations sufficient to deliver the identified housing 

need of years one to five of the plan period, and broad locations for years 6-10 and 

years 11-15 of the plan.  The allocations should include a 5%, 10%, or 20% buffer of 

additional sites to ensure competition in the market for land and/or account for previous 

undersupply in preceding years. 

2.1.5 Section 9 of the NPPF promotes consideration and integration of sustainable transport 

at the earliest stages of plan-making and development proposals and encourages the 

taking of opportunities afforded by larger sites to integrate sustainable transport 

infrastructure into development. 

2.1.6 Section 11 requires the effective use of land, including concepts such as the potential to 

use undevelopable land in schemes such as flood risk mitigation, wildlife support or 

carbon management.  The policy also requires the achieving of appropriate densities of 

development. 

2.1.7 The Framework also provides guidance on achieving well designed places and 

protecting heritage and environmental assets. 

 

Core Strategy and Urban Core Plan for Gateshead and Newcastle 

upon Tyne, 2010-2030 (Adopted March 2015) 

 

2.1.8 The housing land use allocation at MetroGreen, within the Local Plan is justified and 

evidenced through the work undertaken for the Adoption of the Core Strategy.  The 

MetroGreen area is identified as a strategic location for mixed use development, 

including residential as per Policy AOC2 of the Core Strategy, which states: 
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‘A mixed-use sustainable community will be delivered through a coordinated phased approach, 

providing new residential neighbourhoods, commercial, leisure and community facilities, a 

network of green spaces and routes for pedestrians and cyclists, and substantial improvements 

to public transport and flood and surface water management infrastructure.’ 

 

1. This location will deliver: 

I. 850 new homes at an overall average of 40 dwellings per hectare (16 

dwellings per acre), 

II. Complementary mixed-use development located close to sustainable 

transport links, including up to 15,000 square metres of B1a office 

accommodation, 

III. Community facilities to support those people living and/or working in the 

area, and  

IV. A transformed and outward facing Metrocentre which is integrated into the 

wider MetroGreen area.  

 

2. Development Requirements:  

I. Improved pedestrian and cycle accessibility to the Transport Interchange and 

improvements to public transport infrastructure and services to serve new 

development, 

II. Improvements to the highway network to mitigate the impact of additional 

traffic generated by the development on local and strategic roads,  

III. Integrated infrastructure to manage fluvial, tidal and surface water flooding in 

accordance with the Flood Management and Surface Water Management 

Plans, and to secure adequate water infrastructure through a water supply 

strategy and foul water strategy, and 

IV. A series of safe, usable and attractive spaces and routes for pedestrians and 

cyclists, forming a green infrastructure network across the area. This will 

include:  

•  A 10 to 30 metres wide continuous recreational riverside route within 

a landscaped setting on the Tyne riverbank, 

• A new public space including a pedestrian and cycle route 

connecting the river with the transport interchange, and 

• A new public green space to serve the new residential community. ‘ 

 

3. Development proposals shall be in accordance with the MetroGreen Area Action Plan 

(AAP), which will determine the appropriate mix, quantum and location of 

development in the area. Proposals made in advance of the AAP are required to 

demonstrate that they would not prejudice but complement, and integrate with, the 

wider development of the area, considering the requirements of relevant evidence. 

 

Making Spaces for Growing Places (draft October 2017) 

 

2.1.9 The Making Spaces for Growing Places (Site Allocations and Development 

Management Policies) Draft Plan (October 2017) sets out the borough wide policies for 

managing development together with site allocations and designations.  It is therefore a 

vital part of the policy base for MetroGreen.  
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2.1.10 Section 5 of the draft document focusses on Homes and the following policies will be 

relevant to how such development takes place in any future proposal for MetroGreen: 

 

• Draft MSGP10 Housing Sites Allocation: Provision is made for 123.59 hectares of 

housing land (305 Acres) in addition to that allocated in the Core Strategy at 

MetroGreen; 

• Draft MSGP11 Housing for Specific Groups: Encourages a broad range of housing 

options in new developments including bungalows, flats, specialist/supported housing 

and extra care; 

• Draft MSGP12 requires certain adaptability and accessibility standards on 25% of 

dwellings created within developments over 15 dwelling units. 

• Draft MSGP13 Housing Space Standards: New homes should be built in accordance 

with the Nationally Described Space Standards (NDSS), or equivalent successor 

standards, as a minimum; 

• Draft MSGP14 Housing Density: New housing developments will have a net density of 

at least 20 dwellings per hectare, unless there is evidence of a shortage of lower 

density housing to meeting demand or there are overriding townscape heritage or 

amenity considerations; and 

• Draft MSGP15 Student Housing Schemes: Student schemes will be acceptable only in 

identified areas (it is considered questionable if MetroGreen would be such a suitable 

location). 

Metrogreen Options Report (2015) 

 

2.1.11 The MetroGreen Options Report was prepared by the Council in 2015. It sets out a 

preferred policy approach to the AAP, identifying preferred locations for housing and 

commercial development, as well as key infrastructure.  

 

2.1.12 The options report sets out the following key objectives in relation to housing: 

• Provide a high quality contemporary and sustainable built form set within distinctive and 

walkable neighbourhoods with good views, vistas, focal points and gateways 

connecting to the river, local facilities and the surrounding area; 

• Provide residential neighbourhoods with a wide choice of housing types, sizes, 

densities and tenures to ensure a balanced and mixed population; 

• Maximise energy efficiency and sustainable use of resources and materials to 

encourage an ‘eco’ community and examine the potential for integrated site wide 

energy solutions. 

 

2.1.13 The options report outlines the preferred approach to housing delivery as follows: 

• Deliver 850 new homes up to 2030; 

• Deliver a further 1,300+ new homes in the period post 2030; 

• Provide a range and choice of housing, with a focus on homes with 3 or more 

bedrooms; 

• Include a minimum of 10% ‘lifetime’ homes; 

• A minimum of 2% of homes to be built to Wheelchair Housing Standards; 

• Subject to viability, 15% of homes should be allocated as affordable; 
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• An average density of 40 units per hectare (16 units per acre) should be delivered 

across the site, with higher densities close to the riverside and lower densities to the 

south; 

• Higher density housing focused around the transport interchange; 

• Inclusion of appropriate environmental mitigation measures and design approaches to 

mitigate potential conflicts of use between residential and existing uses. 

 

2.1.14 The options report recognises that MetroGreen is unlikely to come forward as a single 

phase, being developed instead as a series of phases over the short, medium and 

longer term. The challenge of phasing will be addressed through the AAP. 

 

Gateshead Strategic Housing Market Assessment Update (2017) 

2.1.15 Opinion Research Service (ORS) was commissioned by Gateshead Council and 

Newcastle upon Tyne City Council to undertake a Strategic Housing Market 

Assessment (SHMA) to establish the Objectively Assessed Need for housing. 

 

2.1.16 Looking specifically at Gateshead, the SHMA (2017) identified the following market 

trends: 

• The lower quartile house price as at 2015-16 was £92,000, below the national 

average of £142,000; 

• Average private sector rents in 2015-16 was below the national average; 

• In the last 5 years, growth in private sector rents was less than 1%, compared to 

growth of 18% in England; 

• Affordability ratio (ratio between lower quartile house prices and lower quartile 

earnings) is much lower in Gateshead than across England (5.0 compared to 7.0); 

• Affordability ratio has got marginally worse since 2010, increasing from 4.9 to 5.0; 

• Rates of development in Gateshead have been lower over the last 10 years than in 

England, with dwelling stock increasing by 5.7% compared to 8.3% in England; 

• 6.2% of households in Gateshead are assumed to be overcrowded, compared to 

8.3% in England; 

 

2.1.17 With regards to future demand for housing in Gateshead, the SHMA concludes as 

follows: 

• Over the 15-year plan period (2015-30) household numbers across Gateshead are 

expected to increase by an average of 490 per year; 

• In 2015 there was 1,599 households in Gateshead in need of affordable housing; 

• The number of people in need of affordable housing is expected to increase by 

2,596 households in Gateshead over the plan period; 

• Over the plan period there will be a need to provide an additional 3,277 affordable 

houses, equivalent to 218 per year; 

• Between 2015 and 2030 the population of those aged 65 and over is projected to 

increase by 9,750 persons. 

• An additional 540 households will require wheelchair adapted housing during the 

plan period; 

• The Full Objective Assessed Need for Housing in Gateshead over the plan period 

is 7,848 dwellings, equivalent to an average of 523 dwellings per year, inclusion of 

affordable housing. 
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Gateshead & Newcastle upon Tyne Strategic Housing Land 

Availability Assessment (2017) 

 

2.1.18 Gateshead & Newcastle’s Strategic Housing Land Availability Assessment (SHLAA) 

was prepared in 2013 and updated in 2017. The SHLAA seeks to: 

 

• Identify specific, deliverable sites which could be developed within the next five 

years; 

• Identify specific, developable sites for 6-10 years and hence if possible sites for 11 - 

15 years and later years; and 

• Indicate broad locations for future growth. 

 

2.1.19 A total of 9 sites were identified as part of MetroGreen. A summary of the sites is 

provided below: 

 

Number of Sites 9 

Key Constraints -Traffic congestion 
- Flood Zone 
- Contamination 
- Wildlife Corridor 
- Noise Exposure 
 

Suitable/Developable 8 

Suitable/Non-Developable 1 

 

2.1.20 As can be seen in the table above, 8 sites have been identified as being suitable and 

developable and 1 site has been identified as being suitable but not deliverable as the 

site is fully developed for employment uses.   These are intended to deliver 850 

dwellings within the plan period and a further 1,009 dwellings potentially developed after 

2030.  

 

2.1.21 It is clear from the SHLAA that there is potential to deliver new residential development 

at MetroGreen, however there are several constraints that must be overcome first. It is 

intended that the APP will address these constraints, enabling residential development 

to be brought forward. 

 

MetroGreen Topic Paper (2014) 

 

2.1.22 The MetroGreen Topic Paper was produced in 2014 as part of the evidence base to 

support the production of the Core Strategy and Urban Core Plan for Gateshead and 

Newcastle upon Tyne, 2010-2030, which was adopted in March 2015. 

 

2.1.23 The topic paper identifies the following development constraints: 

• Electricity pylons and substation; 

• Flooding; 

• Surface Water; 

• Utilities Infrastructure; Contamination & Ground conditions; 
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• Protected species and habitats/biodiversity; 

• Transport; 

• Multiple land ownerships; 

• Existing uses; 

• Poor pedestrian & cycle permeability and connectivity; 

• Poor public transport accessibility. 

 

2.1.24 The following opportunities are identified: 

• Develop green infrastructure links; 

• Improve public transport links; 

• Integrate the Metrocentre and adjacent retail park; 

• Potential bridge link to Newcastle; 

• Reuse of vacant/underused land; 

• Creation of public open space and improved pedestrian access; 

• Support regeneration of neighbouring area; 

• Junction improvements to the A1; 

 

2.1.25 Regarding housing, the topic paper identifies 25 net hectares (61 net acres) of land that 

could be developed for residential use up to 2030. Assuming a density of 40 dwellings 

per hectare, up to 1,002 new dwellings could be developed. A further 32 net hectares 

(79 net acres) of land is identified post 2030, with the potential to deliver a further 1,303 

dwellings. 

 

 Summary 

• The Full Objective Assessed Need for Housing in Gateshead over the plan period is 

7,848 dwellings, equivalent to an average of 523 dwellings per year. This includes a 

requirement for 218 affordable dwellings per year; 

 

• MetroGreen is allocated in the Local Plan and is identified as a strategic location for 

development, with proposals to deliver 850 units within the plan period (2015-30); 

 

• A total of 8 sites were identified as being suitable and developable within MetroGreen. 
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3 Existing Evidence Review 

3.1.1 To further understand the existing evidence base for housing requirements this 

section of the report provides a snapshot of the housing market at a national and local 

level, identifying current demand, developer appetite and achieved house prices within 

the vicinity of MetroGreen. 

UK Residential Market Overview 

3.1.2 During 2016 and early 2017 the UK housing market performed well, with relatively 

stable house prices, increasing enquires and growing confidence from buyers. 

Through the second half of 2017 and leading into 2018 there has however been 

growing signs that confidence in the residential market has faltered with house price 

growth slowing or in some areas falling. Nationwide reported that over the last 12 

months’ house price rose 2.2% against 3.2% the previous year.  Moving forward, it 

remains to be seen how the UK’s residential market will perform considering ongoing 

uncertainty in the underlying UK economy, stagnant wage inflation and Brexit 

negotiations. 

 

3.1.3 Brexit is intrinsically linked to current and future economic performance both now, and 

over the short to medium term.  Until our future relationship is known, regional 

economies such as the North East that is a net exporter to the EU will be most at risk 

over how trade will operate with the EU going forward. It is during this time businesses 

will naturally take a more cautious approach to investment. In turn, this will knock on to 

decisions about recruitment and wages.  The net effect of this could create uncertainty 

in regional job markets and thus consumers may take a cautious approach to major 

expenditure such as house buying. 

 

3.1.4 As well as Brexit, mortgage availability and cost continue to be important factors 

influencing the residential market. Latest data from the Council of Mortgage lending 

(CML) indicates that mortgage lending was higher in August 2017 than in both the 

preceding month and a year earlier. Borrowing by first-time buyers and movers 

increased by both value and volume, while there was a decline in the number of 

people mortgaging and the total value of lending. Gross mortgage lending for the 

second quarter of 2017 was an estimated £60.3 billion. This represents a 3% increase 

on the first quarter of this year and a 6% increase on the £57.1 billion lent in the 

second quarter of 2016. 

 

3.1.5 Over the coming months there will remain uncertainty over what, if any, affect Brexit 

will have on the residential market. Consumers are therefore starting to tighten their 

belts and this is likely to have a knock-on effect to the residential market. This may 

influence decisions regarding MetroGreen in the short term however the nature of this 

project is such that much of the new development should occur once the future trading 

relationship is known and economic conditions have stabilised.   
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UK Development Market 

3.1.6 The UK development market has continued to perform well over the last 12 months. 

Many national housebuilders continue to seek new development opportunities and 

there are some signs that they are beginning to return to more secondary areas, 

where development following the economic downturn declined rapidly.  We are also 

seeing a return to the market of small and medium sized developers which is helping 

to broaden demand for land. 

 

3.1.7 Land values and the level of offers received remain polarised however. Easier to 

develop sites that are situated within high-demand and high-value areas continue to 

attract multiple bids, with values being close to and sometimes more than former pre-

recession highs. While interest has grown in sites in secondary areas, the number of 

bids received is still typically low and values remain low. 

 

3.1.8 The greatest demand is found for easily developable sites that can deliver traditional 

family housing. In contrast, there remains less demand for dense apartment led 

schemes except in premium locations or where the target market is geared towards 

rent.  

 

3.1.9 Densities for new development are also beginning to increase and today planned 

schemes are now circa 34,000-37,000 sq ft per Hectare (14,000-15,000 sq. ft. per 

acre) for suburban housing development sites.  There are also much greater numbers 

of traditional 2 storey housing, focusing on semi-detached and detached family 

homes. 

 

3.1.10 House building starts in the England, while improved, remain below levels at the peak 

of the market. In Q2 2017, house building starts were estimated at 41,180, a 3% 

decrease compared to the previous 3 months and a 10% increase on a year earlier 

(DCLG 2017). Starts are now 141% above the trough in Q1 2009 but remain 16% 

below Q1 2007 (DCLG 2017). Completions were estimated at 40,310, 2% higher than 

the previous quarter and 15% higher than a year ago (DCLG 2017). Completions are 

60% above the trough in Q1 2013 and 17% below their peak in Q1 2007. 

 

3.1.11 Looking ahead, and despite underlying economic uncertainties we expect developer 

demand to remain strong thanks to the Government’s emphasis on increasing housing 

output and growing home ownership.  In addition, while economic uncertainties such 

as Brexit will influence demand, the long-term undersupply of new homes still means 

there is a shortage in supply that further encourages developers into new schemes. 

This should give confidence that when land can be made available at MetroGreen, 

there will be clear appetite from the development sector. 

 

3.1.12 In our discussions with developers over MetroGreen, the Government’s emphasis on 

house building has been highlighted as a key factor in market performance. The UK 

Government has already set out a desire to deliver an average of 300,000 new homes 

by the mid 2020’s and to help deliver this target has restructured the Homes & 

Communities Agency as Homes England.  This new national housing agency will work 

with local authorities, land owners and developers to secure new sites for 

development, support smaller and more innovative house builders and unlock the 

potential of brownfield land.  The emphasis of this new agency is therefore closely 
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aligned with the aims of MetroGreen and the expertise and funding from Homes 

England could be key in achieving a successful delivery of the project. 

Local Sales Market Overview 

3.1.13 Within this section of the report we have set out a brief overview of current second-

hand market activity in the immediate area to MetroGreen.  This is to act as a baseline 

for future viability analysis.  It is clearly acknowledged that any new development at 

MetroGreen should attract a premium over this pricing. 

 

3.1.14 MetroGreen is situated within the postcode area NE11 albeit its market influence will 

straddle several neighbouring areas including Dunston, Whickham and Blaydon.  

Gateshead Council has provided us with Hometrack data that tracks the performance 

of these submarkets. The map below shows the average property price, measured on 

a £ per sq ft basis across the postcodes surrounding MetroGreen: 

  

 
(Source: Hometrack, 2018). 

 

3.1.15 As the image above indicates, MetroGreen is in Dunston, an area of relatively modest 

values. Whickham, to the south west of Dunston, is characterized by stronger property 

values. Clearly, a project of the scale of MetroGreen should expect to set its own 

market value however analysis such the above indicates the importance of 

placemaking and the ability to differentiate the development from its immediate 

surrounds and emphasise the unique character that can be created within 

MetroGreen 
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MetroGreen. 
 
 
 

Property 
Type 

Whickham Dunston 

Minimum Average Maximu
m 

Minimum Average Maximu
m 

Flat/Maisonette £62,000 - £165,000 £53,500 £90,050 £142,000 

Detached £165,000 £349,182 £675,000 £189,995 - £240,195 

Semi-Detached £69,000 - £425,000 £31,250 £144,077 £215,195 

Terraced £65,000 £154,435 £525,000 £61,000 £138,000 £245,500 

 

3.1.16 Furthermore, most of evidence that underpins the above is taken from existing 

housing stock and this area, like many parts of the North-East region, is characterised 

by wide diversity in stock which will distort average pricing. In addition, new build stock 

should, in a rising market, be expected to achieve a premium over latent housing 

stock. 

 

3.1.17 What must also be considered is the premium that can be achieved for river fronting 

areas.  One of the major benefits for MetroGreen is its river frontage and proximity to 

water is one of the key factors that can inflate residential pricing and again achieve a 

premium over the above.   

New Build Evidence 

3.1.18 To consider further the pricing of new build residential stock in the study area this 

section provides a review of the following new build schemes currently underway or 

recently completed within the vicinity of the MetroGreen: 

 

1. The Gateway, Barratt Homes 

2. Stella Riverside, Barratt Homes/ Persimmon Homes 

3. The Rise, Barratt Homes/ Keepmoat Homes 

4. Staiths South Bank, Taylor Wimpey 
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A plan showing the location of these schemes is provided below: 

 

 
(Gateshead Council, 2018). 

 

3.1.19 The delivery of two of these schemes, namely the Rise and Staiths South Bank, were 

based upon successful regeneration initiatives in areas previously charactersied by 

housing market failure.  

 

The Gateway, Barratt Homes 

 

3.1.20 The Gateway is in the Teams area of Gateshead, around 1.6 kilometres (1 mile) to the 

east of the MetroGreen site. The scheme commenced in 2015 and largely comprises 

a mix of terraced, semi-detached and detached two storey houses and townhouses. 

The scheme is now complete, with just one property remaining unsold.  

 

3.1.21 Details of the scheme are provided in the following table: 

 
Unit Numbers 93 

Density 16 units per net developable acre/  
14,378 sq ft. per net developable acre  

Housing Mix 1 bed apt    
2 bed           
3 bed          
4 bed 

1% 
12% 
75% 
12%     

 

Average Unit Sizes 1 bed apt    
2 bed           

64.6 sq m (696 sq ft). 
63.3 sq m (682 sq ft). 
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3 bed          
4 bed 

83.1 sq m (894 sq ft). 
112.2 sq m (1,208 sq 
ft). 

Units Currently Available 1 

Average Quoting Price (£ per sq m /£ per sq ft.) £1668 per sq m / £155 per sq ft  

Average Quoting Price: 5% discount (£ per sq 
m/ £ per sq ft.) 

£1582 per sq m / £147 per sq ft 

Average Achieved Price across last 12 months 
(£ per sq m / £ per sq ft.) 

£2088 per sq m / £194 per sq ft  
 
* Values are taken from the Land Registry 
and therefore may not reflect incentives. 

 

Stella Riverside, Barratt Homes/Persimmon Homes 

 

3.1.22 Stella Riverside is a development undertaken by Barratt Homes and Persimmon 

Homes on the site of the former Stella South power station at Blaydon. The site, which 

extends to circa 14 hectares (35 acres), is located around 3.6 kilometres (2.2 miles) to 

the west of the MetroGreen site. The scheme commenced in 2007, providing a mix of 

2 bed apartments and 2, 3, 4 and 5 bed houses. In total, circa 500 new homes were 

built on the site, with the final new build property being sold at the beginning of 2017. 

 

3.1.23 Details of the scheme are provided below: 
 

Unit Numbers Circa 500 

Density 14 units per gross acre 

Housing Mix 1 bed apt    
2 bed           
3 bed          
4 bed 

Unknown 

Average Unit Sizes 1 bed apt    
2 bed           
3 bed          
4 bed 

Unknown 

Units Currently Available 0 

Average Quoting Price (£ per sq ft.) N/A 

Average Quoting Price: 5% discount (£ per sq 
ft.) 

N/A 

Average Achieved Price across last 12 months 
(£ per sq m / £ per sq ft.) 

New Build £1732 per sq m / £161per sq ft 
Second-hand £1754 per sq m / £163 per 
sq ft 
 
* Values are taken from the Land Registry 
and include a mix of new build and 
second-hand stock. New build values may 
not reflect incentives. 

 

The Rise, Barratt Homes/Keepmoat Homes 

 

3.1.24 The Rise is a large regeneration project being undertaken by Keepmoat and Barratt 

Homes through a Joint Venture Agreement with Newcastle City Council. The scheme, 

which is in the west end of Newcastle, extends to circa 60 hectares (148 acres) and 

once complete will provide up to 1,800 new homes, a new neighbourhood centre and 
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a park. It is situated around 1 kilometre (0.6 miles) to the north west of MetroGreen, on 

the opposite side of the River Tyne. 

 

3.1.25 Details of the current phase of the scheme are provided below: 
 

 

 
Unit Numbers 264 

Density 18 units per gross acre/1492 sq m (16,063 
sq ft.) per net developable acre 

Housing Mix Apartments 
2 bed           
3 bed          
4 bed 

4.5% 
28.8% 
56.8% 
9.9% 

Average Unit Sizes 1 bed apt  
2 bed apt   
2 bed           
3 bed          
4 bed 

45.6 sq m (491 sq ft). 
62.2 sq m (670 sq ft). 
69.8 sq m (752 sq ft). 
95.4 sq m (1,027 sq 
ft). 
108.8 (1,172 sq ft). 

Units Currently Available 10 

Average Quoting Price (£ per sq ft.) Barratt Homes- £174 
Keepmoat Homes- £164 

Average Quoting Price: 5% discount (£ per sq 
ft.) 

Barratt Homes- £165 
Keepmoat Homes- £156 

Average Achieved Price across last 12 months 
(£ per sq ft.) 

£160 
* Values are taken from the Land Registry 
and therefore may not reflect incentives. 

 

Staiths South Bank, Taylor Wimpey 

 

3.1.26 Staiths South Bank is situated on the southern banks of the River Tyne, around 1.8 

kilometres (1.1 miles) to the east of MetroGreen. The large-scale regeneration project, 

which was completed in 2016, comprises 635 properties, with a mix of apartments and 

2 and 3 storey houses.  

 

3.1.27 Details of the scheme are provided in the following table: 

 
Unit Numbers 635 

Density Circa 25 units per gross acre. This reflects 
that the scheme incorporates a proportion 
of apartments. 
 
Most recent phases, which have focused on 
the delivery of houses, have delivered a 
density of circa 14 units per acre. 
 

Housing Mix Apartments 
2 bed           
3 bed          
4 bed 

Unknown 

Average Unit Sizes 1 bed apt  
2 bed apt   
2 bed           
3 bed          
4 bed 

Unknown 
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Units Currently Available 0 

Average Quoting Price (£ per sq ft.) N/A 

Average Quoting Price: 5% discount (£ per sq 
ft.) 

N/A 

Average Achieved Price across last 12 
months (£ per sq m / £ per sq ft.) 

£1991 per sq m / £185 per sq ft 
* No new build sales achieved across the 
last 12 months. The above figure therefore 
reflects the average achieved value of 
second-hand stock on the scheme. 

 

 Summary 

• There is growing signs that the UK housing market is being affected by economic 

uncertainty caused by Brexit negotiations, with many estate agents reporting falls in the 

level of enquiries and house price growth slowing. 

• The most recent RICS Residential Market Survey, dated September 2017, indicated 

that key indicators in the sales market remains subdued, with the residential market 

lacking momentum at a national level.  

• Overall UK sales transactions in May were in-line with post 07/08 market downturn 

averages. In regional terms, there is a degree of variation to this with transactions in 

London and the South East continuing to fall, down 24% and 11% (respectively) from 

their post 07/08 May averages. From a transactional perspective, Northern regions are 

showing the greatest signs of recovery with May 2017 sales volumes above their recent 

average in all areas. 

• Mortgage lending was higher in August 2017 than in both the preceding month and a 

year earlier.  

• The residential development market continued to perform well over the last 12 months, 

although the level of interest and offers received on sites remain polarised.  

• Developers are most interested in small easy to develop sites, delivering 80 to 100 

units, with larger sites considered in strong family areas. Help to Buy remains of 

importance in the regional market with developers often stating that a significant 

proportion of new home sales being supported by the programme.  

• Housebuilding starts are now 141% above the trough in Q1 2009 but remain 16% below 

Q1 2007 but slowed with a 4% decrease on the year to June 2018. (DCLG 2018) 

• Completions are 60% above the trough in Q1 2013 and 17% below their peak in Q1 

2007 (DCLG 2017). 

• The Gateway, which is being constructed by Barratt Homes, has been the only new 

build scheme currently underway within the vicinity of MetroGreen until the recent 

launch of Keepmoat’s scheme off Ravensworth Road.  The average achieved value 

across the last 12 months at The Gateway, as recorded by the Land Registry, was 

£2088 per sq m (£194 per sq ft).; 

• Barratt and Keepmoat Homes are currently undertaking a large-scale regeneration 

scheme on the opposite side of the River Tyne. The scheme has been successful to 

date, with prices increasing as the scheme has matured. Once a 5% discount is allowed 

for negotiations, quoting prices reflect between £1668 and £1776 per sq m (£155 and 

£165 per sq ft).; 

• Staiths South Bank and Stella Riverside are both successful regeneration schemes 

completed on the southern bank of the River Tyne, within the vicinity of MetroGreen. 

Across the last 12 months, the average resale value on the Staiths South Bank scheme 

was £1991 per sq m (£185 per sq ft), while on the Stella Riverside scheme the average 

resale value was £1754 per sq m (£163 per sq ft.); 
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• 3 bed houses are the most common house types on schemes that are currently being 

completed; 

• Densities on schemes currently being completed reflect between 40-45 units per 

hectare (16 - 18 units per net developable acre) reflecting that most of the above 

schemes include an element of apartments and are situated in dense urban areas or 

riverfront locations. 
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4 New Evidence and Consultation 

New Evidence 

4.1.1 This report will cover in subsequent sections the baseline position regarding a review 

of potential sites and alternative housing tenures that may assist in the delivery of the 

new homes across MetroGreen. The specific considerations are;  

 

• Sites Review 

• Transport 

• Amenities 

• Services 

• Schools 

• Alternative Tenures 

• Private Rented Sector 

• Intermediate Tenures 

• Potential public funding sources 

 

Consultation 

4.1.2 This Section of the report focusses on direct engagement with the residential 

development industry to understand current views on MetroGreen and the appetite for 

future involvement in the project.  This will inform the deliverability strategy for 

MetroGreen. We have spoken to the following residential developers to assess 

demand for development opportunities at MetroGreen: 

 

• Persimmon Homes 

• Avant Homes 

• Bellway Homes 

• Miller Homes 

• Taylor Wimpey 

• Barratt Homes  

• Home Group 

• Thirteen 

• Gateshead Regeneration Partnership 

• Keepmoat Homes 

• Esh Homes 

 

4.1.3 Key feedback was as follows: 

 

• MetroGreen was viewed favourably, with all but one respondent stating that they 

would be interested in development opportunities in this location. 

• One developer expressed concern about pursuing development in this location at 

the current time due to a lack of community. 

• Most respondents had either historically or recently had discussions regarding 

development opportunities in the area. 
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• There was a cautious response when the appetite to deliver an apartment led 

scheme in the area was explored, save as to riverside plots, with housebuilders 

stating they felt that the area would be most suited to mid-market family housing, 

dominated a mix of 2, 3 and 4 bed houses. 

• Comment was also raised about the opportunities to deliver housing and 

apartments for rent as part of a mixed tenure approach and to boost build out rates. 

This would not necessarily change mix but may influence style and specification. 

• Residential use is likely to be best positioned on the eastern edges of MetroGreen 

and along the river front, with linkages to existing developments at Dunston Staiths; 

• There may be an opportunity for some higher density housing along the river 

frontage, and this is likely to be in the form of townhouses and apartments. 

• As a minimum, there would be a requirement to deliver at least 60 to 80 units as a 

single phase, with a general preference for 100- 150 units per phase for the larger 

developers. 

• There was a note of concern expressed by housebuilders regarding the 

commitment of landowners to bring forward development on a comprehensive 

scale. It was felt that residential development would be most successful in this 

location if brought forward on a large scale, to ensure that residential use didn’t 

become ‘an island’ in amongst commercial uses. 

• Any residential development should include improvements to public realm and 

pedestrian links.  

• In addition, the benefits of including community uses was affirmed together with the 

need to ensure infrastructure (such as a school) reflected the planned population 

growth in the immediate area.   

• Developers are keen to understand the technical constraints, such as potential 

contaminative previous uses and the ability to successfully mitigate flood risk to 

ensure viability. 

• Smaller developers would commit to a scheme of 35-40 units and consider an early 

phase of standard two storey family housing but only in the knowledge of a 

commitment to the overall larger scheme. 

• A potential joint venture between the council and developers would be considered 

well given the ability to share some of the risk (one developer specifically cited an 

example elsewhere in the region where the council is funder and JV partner). 

• Other JV models were also mentioned based upon a more typical model of base 

returns and sharing of any uplift.  

• Elsewhere, developers have funded any required CPO costs 

• Drawing in a partner to take PRS stock would increase the pace of delivery (supply 

chain permitting) with the potential to use modular construction techniques to also 

increase the pace of delivery.  

• The stock for private rent may well include family housing but also provides an 

opportunity to deliver some apartments with the most suitable sites likely to enjoy 

river frontage.  

 



 

 

23 
 

5 New Evidence: Site Review 

5.1.1 This section provides an analysis of the site in the context of transport links, amenities 

and services and schools. This will identify any opportunities/constraints that should 

be considered when planning residential development at MetroGreen. 

Transport Links 

5.1.2 MetroGreen benefits from excellent road communications, being situated adjacent to 

the A1. The A1114, which runs to the north of the Metrocentre, provides access to the 

A1 and the A184, which in turn provides direct access to Newcastle City Centre. 

 

5.1.3 Public transport links in the area are good, with a bus interchange situated at the 

Metrocentre. This provides regular bus services to destinations across the Tyne and 

Wear, Northumberland and Durham conurbation. There is also a railway station at the 

Metrocentre. It is located on the Tyne Valley line from Newcastle upon Tyne to 

Carlisle. There are regular services to Newcastle Central Station, which is situated on 

the East Coast Mainline, with regular services to Edinburgh and London.  

 

5.1.4 The excellent connectivity of the site, supplemented by cycle routes to the centres of 

Gateshead and Newcastle and to Team Valley Trading Estate, therefore clearly 

supports residential development. Consideration will however need to be given to how 

to minimise traffic generation from any new residential development, with the area 

already experiencing traffic congestion at peak travel times. There will be a need to 

maximise existing public transport links and improve pedestrian routes across the site. 

Amenities and Services 

5.1.5 MetroGreen surrounds intu Metrocentre, a major retail and leisure destination in the 

north east. The centre has circa 185,000 sq m (2,000,000 sq ft.) of retail, catering and 

leisure space, with 318 units and 4,250 free car parking spaces. The centre also 

includes several high-street banks (Intu, 2018). 

 

5.1.6 Adjacent to the Metrocentre is Metro Retail Park and Metro Oasis. Metro Retail Park is 

occupied by a range of furniture shops, B&M, Gala Bingo and Staples, while Metro 

Oasis includes a Harvester, Krispy Kreme, Starbucks and Toby Carvery (Intu, 2018). 

Other retail uses adjacent to the Metrocentre include an Ikea, Asda superstore, which 

is open 24 hours, Aldi and The Range.  
 

5.1.7 In terms of other facilities and services, there are three local surgeries, Blaydon, 

Dunston and Whickham but pedestrian access routes will require improvement if they 

are to serve the proposed development at MetroGreen. Similarly, sport facilities are 

within proximity, but ease of access will need to be addressed.  

 

5.1.8 The proximity of the Metrocentre and adjacent retail uses would likely be viewed 

positively by potential purchasers in this location and assist in attracting a wide 

demographic, from young professionals through to families and older persons. At the 

current time, however, pedestrian and cycle links to the centre are poor, with roads 

and the railway line creating a barrier. It will be important therefore for any residential 
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development to address this as once this is addressed, wider access to the 

countryside is readily available to the south west of the A1.  

Schools 

5.1.9 There are two primary schools within 1 kilometres (0.6 miles) of MetroGreen, with a 

further four primary schools within 2 kilometres (1.2 miles). Details of the schools are 

provided below: 

 

School Distance from 

MetroGreen 

Ofsted Rating Oversubscribed 

Riverside Primary 

Academy 

0.76 kilometres Outstanding No 

Dunston Hill Community 

Primary School 

0.78 kilometres Good No 

St Philip Neri Roman 

Catholic Primary School 

1.29 kilometres Good Yes 

St Mary’s Roman Catholic 

Primary School 

1.33 kilometres Good No 

Swalwell Primary School 1.49 kilometres Requires 

Improvement 

No 

Front Street Community 

Primary School 

1.89 kilometres Outstanding No 

 

5.1.10 As indicated above, primary school provision within the surrounding area is good, with 

all but one school achieving a ‘good’ or ‘outstanding’ Ofsted rating and just one school 

being oversubscribed. The quality of the surrounding schools would assist in 

marketing of any housing to families, however we would note that four of the schools 

are situated to the south of the A1 (M) and therefore accessibility may be an issue. 

Consideration should be given to how best to create pedestrian links between 

MetroGreen and the surrounding schools. 

 

5.1.11 There are three secondary schools in relative proximity to the study area, two of which 

are ’outstanding’. The nearest secondary school to MetroGreen is Kingsmeadow 

Community Comprehensive School, which is rated as ‘requires improvement’ by 

Ofsted. Emmanuel College, which is situated around 2.26 kilometres (1.40 miles) 

south east is rated ‘outstanding’ by Ofsted, but students must sit an entry exam. The 

next closest secondary school is St Thomas Moore Catholic School at Blaydon that is 

also outstanding (Ofsted, 2018).  

 Summary 

• MetroGreen benefits from excellent connectivity, with excellent road and public 

transport links. 

• Traffic congestion is an issue in the area at peak times and therefore there will be a 

need to minimise any traffic generation from new residential development. 

• MetroGreen surrounds intu Metrocentre, which provide a large range of retail, catering 

and leisure facilities. This is likely to appeal to a wide range of purchasers; however 

pedestrian and cycle links will need to be improved to make the most of the proximity of 

the Metrocentre. 

• Primary school provision in the area is strong, which will be attractive to families, 

however again pedestrian links to nearby schools are poor. 
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• Secondary school provision is weaker, with the nearest school being rated as ‘requires 

improvement’ by Ofsted.  

• Overall there are strong local area factors that will assist in attracting residential 

purchasers to the area. 
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6 New Evidence: Alternative Tenures 

6.1.1 In this section of the report we consider the opportunities for alternative tenures and 

residential products to support the delivery of homes at MetroGreen.  This includes 

consideration of grant funding for affordable/intermediate tenures. 

Private Rented Sector 

6.1.2 Despite the UK Government’s clear drive to move from Generation Rent to Generation 

Buy there remains a clear demand for good quality rental product from occupiers, 

developers and investors.  Homes for rent offer occupiers’ significant advantages in 

terms of flexibility in occupation and, for good modern stock, can also provide security 

in terms of outgoings.  These factors have always benefitted students and young 

adults but increasingly the benefits are also being realised by a far wider range of the 

population.  Further, the costs of securing the ‘first step’ on the housing ladder and the 

gap between incomes and house prices have meant that many cannot afford to move 

into ownership until far later in life than was historically the norm.  

 

6.1.3 Within Gateshead, the Private Rented Sector makes up a significant part of the overall 

stock of homes, with approximately 14,600 (16%) of all homes in the private rented 

sector. The Council’s own research shows that this sector grew by 70% between 2001 

and 2011 (much higher than the national rate of growth).  

 

6.1.4 Government policy in the first half of the decade was clearly driven towards 

addressing the affordability gap on new build housing and offsetting some of the 

financial barriers to first time homeownership.  This was on the hope that by getting 

people onto the bottom rung on the property ladder it would accelerate activity further 

up the chain.  Latterly, however, we have seen a softening of this rhetoric and there is 

now a clear recognition that to meet the number of new homes needed across the UK 

a mixed tenure approach is necessary and good quality rental accommodation must 

form a part of this mix.  The Housing White Paper, published in February 2017, made 

clear that Build to Rent is to be given a boost, and be encouraged through the 

planning process.   

 

6.1.5 Build to rent is the institutional investors response to growth in the residential rental 

sector.  In its simplest form Build to Rent refers to any homes built specifically for 

renters and funded then held by long term institutional investors (as opposed to buy to 

let landlords who currently own most of private rented accommodation in the UK). The 

build to rent model can combine market and discounted rental units into a single 

development under common control. This allows for management efficiency and 

boosts financial viability, providing the potential to deliver more affordable units and 

help to create mixed and well-integrated communities.  

 

6.1.6 In addition, as returns on Build to Rent stock are measured over longer timescales 

than stock built for sale homes can often be delivered at far higher rates than 

traditional delivery models.   
 

6.1.7 Over recent years we have seen a big boost in this sector as institutional investors 
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have sought to divert capital towards residential stock for rent and many 

housebuilders, housing associations and contractors have also been drawn to the 

sector.  The original focus has been on high-rise apartment schemes in urban centres 

and most commonly London but more recently this has begun to diversify to housing 

led schemes and other regional centres.  In terms of UK regions most activity has 

been focussed on Manchester however again there are increasing signs of activity in 

other areas including the North East.   

 

6.1.8 Research by Savills indicates that some 48,000 homes are now under construction or 

in planning. As the chart below shows, with a growing pipeline of schemes across the 

regions, build to rent is no longer just a London story: 
 

 

 
(Savills, 2018). 

 

6.1.9 Within the North East we have seen strong interest in Build to Rent schemes within 

Newcastle City Centre, the Gateshead/Newcastle Quayside area and increasingly in 

suburban locations around the region.  To date activity has commenced on two 

apartment led schemes but we are also aware of several developers and investors in 

details planning discussion on other opportunities.  This encourages future 

consideration of this sector and given the housing growth set out in the SHMA and key 

fundamentals of MetroGreen, as summarised in our site review, this would suggest 

the area would benefit from rental product, at least in part.  

 

6.1.10 For a project of the scale of MetroGreen and that places at its heart the need to create 

a sustainable urban community a mixed tenure approach is vital.  As government 

policy acknowledges a rental tenure should form a key part of this mix.  In addition, the 

capital that is now being invested in the sector provides a significant funding 

opportunity and how to support the deliverability of the scheme and the trajectory 
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envisaged within current planning policy. 
 

6.1.11 In addition, an important characteristic of the private rental model is the anticipated 

pace of take up. The inclusion of rental product as part of the mix across the delivery 

area will increase the rate at which homes are constructed and occupied; feedback 

from agents advising upon some of the live schemes closer to the urban core 

suggests that take up of rental product will be a multiple of the rate of sale of new 

homes being acquired.  

Affordable/Intermediate Tenures 

6.1.12 In addition to the Private Rented Sector, the delivery of affordable/intermediate 

tenures will also contribute to a sustainable mixed community at MetroGreen and 

continues to play a key component in meeting demand for new homes in Gateshead.  

The Gateshead and Newcastle SHMA (2017) identifies a need for approximately 218 

affordable housing units per year (subject to review) and of these, it recommended 

that 65% should be for subsidised rent and 35% for subsidised home ownership. 

 

6.1.13 Again, Government Policy has sought to encourage the delivery of such tenures with 

an emphasis on introducing a range of Intermediate Tenure products.  The NPPF 

defines Intermediate Tenures as: 

 

'...homes for sale and rent provided at a cost above social rent, but below market 

levels subject to the criteria in the Affordable Housing. These can include shared 

equity (shared ownership and equity loans), other low-cost homes for sale and 

intermediate rent, but not affordable rented housing.' 

 

6.1.14 This is a relatively broad definition but in general seeks to provide homes that are a 

‘stepping stone’ towards full home ownership and target individuals and families who 

would not normally qualify for Affordable Rented housing but cannot afford full market 

housing.   

 

6.1.15 Such a tenure is therefore vital where an affordability gap emerges in private housing 

and incomes.  The Council’s own research shows that while Gateshead has a 

relatively high supply of social and affordable rented properties, and benefits from 

lower house prices than many areas, it also suffers from a lower income-to-price ratio 

than the regional or national averages: 

 

• 42.4% of single income, 'concealed' households in Gateshead (that is a family 

living within a multi-family household e.g. a family living with parents/grandparents) 

earn below the income level (£15,200 p/a) required to purchase one of the lowest 

value 1 bed flats (£47,500 – £74,950). 

• 40.5% of single income, 'concealed' households in Gateshead earn below the 

income level (£14,400 p/a) required to rent one of the cheapest 1 bed flats (£300-

£450 p/m) and 

• 60% of tenants in Gateshead receive housing benefit. 

 

6.1.16 As such, there appears a clear market justification for the inclusion of affordable and 

intermediate tenure products as part of a mixed tenure approach at MetroGreen. 

 

6.1.17 The inclusion of these tenures therefore brings with it the opportunity of seeking 
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financial support to development from Government and more specifically Homes 

England. This is now considered in the following section. 

 

 

Public Funding for Alternative Tenures 

 

6.1.18 To support the delivery of new homes, and particularly affordable/intermediate tenure 

homes, the UK Government has several funding programmes many which are 

administered through Homes England; the primary aim being to increase the pace of 

delivery of new homes and so include packages aimed at providing support to all 

sectors of the residential development market.   Each could, at least in part, be 

considered by Gateshead Council and future delivery partners to support new homes 

at MetroGreen.  It should be noted however that in general, such programmes will 

target funding to pure affordable housing development and not homes delivered under 

S106 and will be available only to the council or Registered Providers. This reflects 

that these are limited pools of funds however the situation is fluid and should be 

monitored as proposals are advanced. 

 

6.1.19 The key current programmes are as follows: 

 

Affordable Housing Guarantees Programme (2013) 

 

The Government allocated £450million of direct funding to deliver up to a further 

15,000 new affordable homes between 2013 and 2018.  The programme expires in 

2018, before commencement of MetroGreen, however further announcements on an 

updated programme are expected as part of the next Budget. 

 

Estate Regeneration Fund (2016) 

 

In January 2016 the Government announced an ambitious plan to transform up to 100 

housing estates. A national strategy has been developed to spearhead this. 

 

The fund initially provides three types of funding: 

 

• £140 million of project finance to kick-start and accelerate the regeneration of 

estates. This will include costs associated with land assembly including 

leaseholder buy-outs, de-canting/re-housing costs, demolition, preparatory 

construction and other works necessary to enable development or accelerate 

delivery. 

• £30 million of enabling funding in 2016/17 to help the early stages of estate 

regeneration proposals including, feasibility studies, viability assessments, 

master planning, community engagement and partner or procurement advice. 

• £2m of capacity building funding in 2016/17 to help build commercial skills 

capacity in local authorities to deliver estate regeneration. 

 

Care & Support Specialist Housing Fund 

 

Homes England has allocated up to £120 million capital funding for specialist housing 
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providers, on behalf of the Department of Health, to bring forward proposals for the 

development of specialist housing to meet the needs of older people and adults with 

disabilities or mental health problems outside of London. 

 

Shared Ownership and Affordable Homes Programme (2016-2021) 

 

The government is making available £4.7bn of capital grant between 2016 and 2021 

to deliver starts on site for at least: 

 

• 135,000 homes for Help to Buy: Shared Ownership; 

• 10,000 homes for Rent to Buy; and 

• 8,000 homes for supported and older people’s rental accommodation. 

 Summary 

• The scope of the development at MetroGreen means that a range of differing tenures 

and housing products can be incorporated to provide a vibrant and balanced new 

community; 

• There is a range of potential funding sources that may be considered to support the 

delivery of the new homes at MetroGreen. 
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7 Interrelation with Other Topic Themes  

7.1 This Topic Theme is interrelated to the other Topic Themes as follows: 

Table 1: Interrelation with other Topic Themes 

Topic Theme Interrelation  Outline Details 

Flood Risk and Water Management Yes Consideration to implications of quantum and location of 
residential development for flood risk and water 
management 

Transport and Accessibility  Yes  Consideration to implications of quantum of residential 
development for transport and accessibility 

Green infrastructure and Natural Environment Yes Consideration to implications of quantum of residential 
development regarding the need for green infrastructure to 
enhance the lifestyle of residents and the impact upon the 
Natural Environment  

Homes Yes This will form the baseline for further analysis of market 
opportunity 

Office, Retain and Leisure No  

Energy Utilities and Social Infrastructure Yes  Consideration to implications of quantum of residential 
development upon capacity of existing energy, utilities and 
social infrastructure 

Contamination Yes Consideration of implications of remediating to a standard 
for residential development 

Viability and Delivery Yes Analysis of market evidence will influence viability analysis. 

Spatial Framework Yes Feedback from developers will influence design and mix of 
new dwellings. 

Consultation Yes Consideration to implications of quantum of residential 
development on local residents and businesses and 
developers appetite for the sites. 

Noise Desk Top Assessment Yes Ensure sites are suitable for residential development 

Air Quality Desktop Assessment Yes Ensure sites are suitable for residential development 

Archaeology Desktop Assessment Yes  Ensure sites are suitable for residential development 
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8 Conclusion 

8.1.1 There is a requirement for the development of 7,848 new homes in Gateshead over the 

plan period (2015-30), including a requirement for 218 affordable dwellings per year. 

Within this MetroGreen is allocated for housing and provides an opportunity to deliver 

large scale housing development in a sustainable urban location. The area benefits from 

strong transport links and excellent amenities and services, although there is a need to 

address congestion, pedestrian links and public realm if residential development is to be 

successful. 

 

8.1.2  There is a clear appetite from developers to deliver new housing at MetroGreen, with 

much of the area being most suited to mid-market family housing.  However, it is likely 

that any river frontage sites will include an element of apartments or townhouses.  

 

8.1.3 Along the river frontage it is envisaged that a density of up to 50 dwellings per hectare 

(20 dwellings per acre) may be delivered, with a focus on 1 and 2 bed apartments and 3 

and 4 bed townhouses. There may be an opportunity to provide a small number of 3 

bed apartments on upper floors benefitting from river views. Apartments are likely to 

extend from 46 to 74 sq m (500 to 800 sq ft.), while townhouses are likely to extend 

from 102 to 130 sq m (1,100 to 1,400 sq ft.). 

 

8.1.4 Across the wider MetroGreen site it is envisaged that a density of between 30 and 40 

dwellings per hectare (12 to 16 units per acre), with a focus on 2, 3 and 4 bed houses. 

Units are likely to extend from 60 to 111 sq m (650 to 1,200 sq ft.). 

 

8.1.5  Our review of new build schemes and house prices in the surrounding area and 

feedback from developers indicate that values reflecting in the region of £180 to £200 

per sq ft. could be achievable once significant development of the Metrogreen area is 

undertaken. 

 

8.1.6  The common themes expressed by developers, in terms of potential constraints, were 

the fragmented nature of land ownership and the risks associated with ground 

conditions, highways infrastructure and the mitigation of flood risk. These constraints 

will need to be considered in detail and addressed through the AAP. However, the 

general tenor of the feedback was of a desire to engage positively and deliver new 

homes across the study area in due course. 

 

8.1.7 The scope of the development at MetroGreen means that a range of differing tenures 

and housing products can be incorporated to provide a vibrant and balanced new 

community. 

 

8.1.8 There a range of potential funding sources that may be considered to support the 

delivery of the new homes at MetroGreen. 

 

 

 


