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Disclaimer  
 

This report should not be relied upon as a basis for entering into transactions without seeking specific, 

qualified, professional advice. Whilst facts have been rigorously checked, Cushman and Wakefield can take 

no responsibility for any damage or loss suffered as a result of any inadvertent inaccuracy within this report. 

Information contained herein should not, in whole or part, be published, reproduced or referred to without 

prior approval. Any such reproduction should be credited to Cushman and Wakefield. 

In light of the recent Referendum concerning the UK’s membership of the EU, we are now in a period of 

uncertainty in relation to many factors that impact the property investment and letting markets.  At this time 

organisations involved in the industry are reflecting on the potential implications of the UK leaving the EU. 

Since the Referendum date it has not been possible to gauge the effect of the impact on rental and capital 

values, along with other elements affecting property appraisal.  Cushman & Wakefield continues to closely 

monitor market developments and trends in order that we can provide clients with the most up to date 

advice.  The views contained in this document are provided in the context of this market uncertainty and as 

such our estimates and opinions are susceptible to change.  Development appraisal results are particularly 

sensitive to changes in key variables such as cost and values.   Accordingly we advise that clients have regard 

to this risk and may need to commission further advice before acting on the opinions expressed. 
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Executive Summary 

Cushman and Wakefield has produced a demand assessment for the Newcastle and Gateshead 

administrative areas to inform the joint Core Strategy and Urban Core Plan for Gateshead upon Tyne 

2010-2030.  The report provides an assessment of the office and industrial market sectors to inform 

the development of policies and allocations as part of the evolving Local Plan process. 

Policy drivers 

There are a number of relatively recent developments in policy at both the national and local level 

which require consideration in planning for future employment needs in Newcastle and Gateshead: 

 Changes in national planning policy as reflected in both the National Planning Policy Framework 

and National Planning Practice Guidance 

 The increased emphasis on promoting housing growth with viability and market pressures 

becoming increasingly relevant material planning considerations which puts employment land 

portfolios under increased pressures for change of use 

 The extension of permitted development rights to allow changes of use for vacant office buildings 

to residential use 

 The Northern Powerhouse agenda and the creation of a new series of incentives targeted at 

strategic employment sites such as the new Enterprise Zones 

 The importance of alignment of the land and property requirements with the Strategic Economic 

Plan and the sector objectives and priorities. 

Economic Drivers 

Analysis of Oxford Economics data indicates that the combined population of the two local authority 

areas is going to grow marginally over the 2015-2030 period, but that the working age population is 

going to actually fall.  Whilst this indicates no growth in labour supply based demand for jobs, it should 

be noted that changes in commuting patterns and increased housing growth locally could influence 

demographic changes within the study area. 

 

Employment forecasts indicate overall a small increase in employment over the period within the two 

areas.  However, this relatively small change masks significant variation between employment sectors 

with growth in professional and business services anticipated in contrast with a continuation of the 

long term decline of manufacturing employment predicted.  These changes indicate the need for a 

gradual rebalancing of the employment land portfolio away from B2 manufacturing land towards office 

and logistics.  With the changes anticipated there are also significant structural shifts in economic 

activity such as the off-shore sector which has the potential to drive demand for employment land and 

floor space and could create something of a resurgence in demand for B2 land. 

 

Commercial drivers 

The commercial property market is the main driver of land and floor space demand, generating a 

regular churn of occupier requirements generated by occupiers within the study area.  In recent years 

the combined area has generated an average annual quantum of lettings in the order of 33,400 sq m 

(360,000 sq ft).  The industrial market has delivered an annual average of 78,038 sq m (840,000 sq 

ft) of take up.  Therefore, the churn of requirements driven by a variety of changing occupier needs is 

a key determinant of the demand for new floor space and land.  It will be important that both areas are 
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able to meet the rolling demand for new sites and premises to ensure retention of existing occupiers 

as well as attraction of new investment. 

Summary of quantitative analysis 

Three sources of data were assessed to review and update evidence on future floor space 

requirements: 

 

 Leasehold transaction data across the office and industrial sectors in the Newcastle and 

Gateshead local authority areas over the past 5 years  

 Annual floorspace completions based on Annual Monitoring Report (AMR) data  

 Econometric projections of likely employment land needs based on Oxford Economics’ data on 

employment change and translating this into floorspace requirements and associated employment 

land needs. 

 

Employment land requirement scenarios 

 

Employment land requirement changes to 2030 in hectares (excluding existing supply) 

 Historical lease 

transactions (based on 

Co-Star data over 5 

years) – Gross 

requirement 

Annual Monitoring 

Reports – 5 year 

floorspace 

completions – Gross 

requirement 

Oxford 

Economics’ 

Econometric 

Forecasts – 

Net 

requirement 

Newcastle    

Office floorspace – City Centre 14.2 31.4 6 

Office floorspace – Out of town 14.8 

Industrial floorspace 53 28.3 -12 

TOTAL 82 59.7 -6 

    

Gateshead    

Office floorspace – Town Centre 1.5 8.5 4 

Office floorspace – Out of town 9.4 

Industrial floorspace 239 42 -24 

TOTAL 250 50.5 -20 

 

On the basis of the above, we consider the focus of employment land projections should be on the 

evidence of historical take-up/completions. The most accurate form of evidence relates to the AMR 

data on the basis that this accounts for average annual actual floorspace completions over the past 

10 years. Whilst the leasehold transaction data is a valid perspective of floor space demand, the 

emphasis on future land requirement projections should be on the AMR data as the leasehold 

transaction data also includes data relating to occupier flows/churn which will distort the data. This is 

particularly pertinent in relation to the industrial floorspace data, where the respective employment 

land requirement is much higher than under the AMR based requirement. This reflects the high levels 

of tenant/occupier churn in the industrial sector and the shorter lease terms that are often apparent. 

Limited weighting should therefore be given to the industrial floorspace requirements informed through 

the lease transaction data approach. The projected office-based employment land requirements for 

both local authorities are relatively consistent across both the leasehold transaction and AMR data 

approaches and this provides confidence over the validity of these projections.  
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In addition to the above indicated quantum, both councils may wish to consider increasing the overall 

supply to take account of key policy or strategic investments such as the North East Enterprise Zone 

sites. These sites benefit from special incentives which could act as a catalyst for additional demand 

not reflected in historical based take up levels recorded over the last decade.  In the case of Newcastle 

International Airport there is understood to be restrictions over air related activities which also provides 

a justification for a special case to be made within which this site is supplementary to the above figures 

of need. 

 

We would also recommend that each authority keeps a minimum at any one time of five years’ supply 

or deliverable employment land to ensure that it is able to provide the margin of choice to meet 

requirements.  As the end of the existing Local Plan period approaches this may necessitate bringing 

forward further land at that point in time. 

 

Taking into account the Enterprise Zone sites in addition to the projection of take up, the overall land 

requirement would be as follow: 

 

Recommended maximum employment land requirements 

 

 Newcastle Gateshead Combined 

Office based employment 

land 

31 ha 9 ha 40 ha 

Industrial based 

employment land 

28 ha 42 ha 70 ha 

Enterprise Zone sites* 69.29 ha 28 ha 97.29 ha 

TOTAL 128.29 ha 79 ha 207.29 ha 

*note this is the total allocated EZ site area and does not account for already developed floorspace 

 

Policy recommendations and action plan 

Planning for future office land and floor space needs 

 

Based on the analysis summarised above, we recommend the allocation of the following land to meet 

office floor space requirements over the period 2015 to 2030: 

 

 40 ha of land for the core area overall 

 31 ha within Newcastle 

 9 ha in Gateshead 

In respect of the share of these requirements between in and out of town, there is some flexibility 

based on policy preferences albeit based on lettings data the market is skewed towards the in town 

market in both locations. 

 

Planning for future industrial land and floor space needs 

 

Based on the analysis summarised above, we would recommend the allocation of the following land 

to meet industrial land and floor space requirements over the period 2015 to 2030: 

 

 70 ha of land for the core area overall comprising: 

 28 ha within Newcastle 
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 42 ha in Gateshead 

These allocations are in addition to the Enterprise Zone sites which are proposed for industrial 

development. 

 

Approach to reviewing the portfolio of sites 

 

It will be essential that all employment land is deliverable and viable in order to meet requirements. 

The above estimates of employment land requirements should be assessed in conjunction with an 

assessment of the current supply which should not be wholly quantitative but also focus on the quality 

and type of existing employment land and premises, to ensure that a sufficient pipeline of supply is 

planned for which meets likely future needs. With continuing economic change it is inevitable that 

some sites will no longer be suitable or marketable for employment purposes and it will be essential 

that there is a robust evaluation of the portfolio to ensure the right quality sites are retained within the 

portfolio.  In accordance with National Planning Practice Guidance all prospective sites should be 

evaluated in terms of suitability, availability and deliverability.  

 

Safeguarding employment sites 

 

Within the Local Plan we consider it important that certainty is provided to land owners and developers 

regarding the need to retain the best sites for employment use.  Whilst the viability requirements of 

the National Planning Policy Framework indicate the need for a flexible approach, we consider it 

sensible that there is a clear provision within the Local Plan that outlines the conditions that would 

have to be met before a change of use of an employment site could be considered.  This should 

include a requirement to demonstrate that the site has no realistic prospect of employment use within 

the Local Plan period. 

 

Planning for employment uses in rural areas 

 

Whilst the majority of both councils’ employment land need should correctly be focused in urban 

locations and those with good accessibility, there are circumstances in which retaining a healthy 

supply of accommodation for jobs in more remote locations will have benefits to meeting needs.  We 

consider that a specific policy could be put in place to enable flexibility for changes of use to encourage 

the retention of employment spaces and the redevelopment of disused premises for employment 

uses. 

 

Investment strategy 

 

Alongside developing the portfolio of employment land through the planning system we consider it 

essential that this is aligned with a programme of public sector investment to help facilitate the 

preparation of the sites and delivery of accommodation.  Many sites require infrastructure and other 

enabling works to facilitate delivery.  Public sector investment can help to unlock sites, accelerate 

delivery of development and thus lead to benefits in terms of job creation and also local business rate 

incomes.  The use of Local Growth Fund and direct investment by the respective councils should be 

considered to support such a strategy. 
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1.0 Introduction 

Purpose  

Newcastle City Council and Gateshead Council have commissioned Cushman & Wakefield (C&W) to 

prepare a joint Employment Land and Property Demand Assessment for both the Newcastle and 

Gateshead Local Authority areas. The purpose of this is to inform the site allocations as part of the 

joint Core Strategy and Urban Core Plan for Gateshead and Newcastle upon Tyne 2010-2030 and to 

assist with plan monitoring. C&W (as DTZ) previously prepared an Employment Land Demand 

Assessment for Newcastle in 2012 and this report represents a refresh of that document incorporating 

a review of the Gateshead market. This report reflects the changes in economic and market conditions 

since 2012 and based on the available evidence, provides updated projections of employment 

floorspace demand.  

 

Scope and methodology 

The review has been prepared in accordance with National Planning Practice Guidance in respect of 

Housing and Economic Development Needs Assessments (HEDNA).  However its focus is on the use 

classes which conform to the traditional definition of employment land, i.e. B1, B2 and B8. 

 

In accordance with best practice we have assessed three key drivers of demand for employment land 

and floor space: 

 

 Policy 

 Economic 

 Commercial 

We have drawn on the full range of standard statistical data sources to assess these drivers including 

Co-star, ONS and Oxford Economics, the latter of which provides the basis for employment forecasts 

contained within the report. 

 

Taking into consideration the assessment of the above drivers we have then produced a quantitative 

projection of land and floor space requirements, set out by each local authority area, broken down by 

use class, and disaggregated into five yearly tranches from 2015 to 2030.   

 

Functional Economic Market Area 

The study area for this assessment is the joint administrative areas of Newcastle City Council and 

Gateshead Council.  However, in accordance with the requirements of NPPG we consider it 

appropriate to comment on the ‘Functional Economic Market Area’ and its significance for future 

planning of economic development needs within the study area. 

 

In our experience functional economic areas vary according to sectors and are impossible to pin down 

with absolute precision due to the heterogeneous nature of the local economy.  In general, we consider 

that broad travel to work areas represent the most appropriate fit in terms of planning for future 

economic needs.  In the case of Newcastle and Gateshead travel to work patterns span significantly 

beyond the administrative boundaries and whilst the predominant flow is in-commuting for Newcastle 

there is also out commuting from both areas to other employment centres. This underlines the 

importance of cross border collaboration and coordination in planning for future economic 
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development needs and we have considered this wider geographic area in our assessment of the 

drivers below. 

 

Within the study area, it is worth noting that there are also distinctive sub market areas at play.  Within 

the office market Newcastle City Centre, Gateshead town centre and the out of town markets on both 

sides of the river have distinctive market characteristics.  Where appropriate and possible we have 

commented on the implications of these distinction sub-markets on future employment land planning. 

However, because of limitations on data availability at the local level we have not produced a 

quantitative breakdown of needs within the study area apart from for Newcastle and Gateshead in 

accordance with our brief. 

Structure of report 

This report is structured as follows: 

 

 Policy Drivers 

 Economic Drivers 

 Commercial Drivers 

 Quantitative projection of requirements 

 Summary and policy recommendations. 
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2.0 Policy Drivers 

National Planning Policy 

Relevant Existing Planning Policy 

The National Planning Policy Framework (NPPF) identifies the following national guidance of 

relevance in relation to planning for future employment land needs: 

 

 To help achieve economic growth, local planning authorities should plan proactively to meet the 

development needs of business and support an economy fit for the 21st century (paragraph 20). 

 In drawing up Local Plans, local authorities should: support existing business sectors, taking 

account of whether they are expanding or contracting; where possible, identify and plan for new 

or emerging sectors likely to locate in their area; allow for a rapid response to changes in economic 

circumstances; plan positively for the location, promotion and expansion of clusters or networks 

of knowledge driven, creative or high technology industries (paragraph 21).  

 Planning policies should avoid the long term protection of sites allocated for employment use 

where there is no reasonable prospect of a site being used for that purpose (paragraph 22).  

 Local planning authorities should ensure that the Local Plan is based on adequate, up-to-date 

and relevant evidence about the economic, social and environmental characteristics and 

prospects of the area; and should ensure that their assessment of and strategies for housing, 

employment and other uses are integrated, and that they take full account of relevant market and 

economic signals (paragraph 158).   

 

National Planning Practice Guidance (NPPG) also includes guidance on housing and economic 

development needs and land assessments: 

 

 The primary objective of the assessment from an economic perspective is to ‘identify the future 

quantity of land or floorspace required for economic development uses including both the 

quantitative and qualitative needs for new development’; and to ‘provide a breakdown of that 

analysis in terms of quality and location, and to provide an indication of gaps in current land supply’ 

(needs assessments, paragraph 002). 

 The ‘need for all land uses should address both the total number of homes or quantity of economic 

development floorspace needed based on quantitative assessments, but also on an 

understanding of the qualitative requirements of each market segment’ (needs assessments, 

paragraph 003). 

 ‘Assessing development needs should be proportionate and does not require local councils to 

consider purely hypothetical future scenarios, only future scenarios that could be reasonably 

expected to occur’ (needs assessments, paragraph 003). 

 An assessment should: identify sites and broad locations with potential for development; assess 

their development potential; and assess their suitability for development and the likelihood of 

development coming forward (the availability and achievability) (land assessments, paragraph 

001). 

 

There have been a number of recent and relevant changes to the General Permitted Development 

Order (England) which have implications for planning for employment land needs and allocations: 

 

 Permitted change from Storage and Distribution (use class B8) to Residential (use class C3), for 

buildings with a gross existing floorspace of 500 square metres or less, subject to prior approval. 



 

 

9 

 

 Permitted change from Office (use class B1a) to Residential (use class C3) subject to prior 

approval.  This right was made permanent through amendments to the GPDO came into force on 

6th April 2016, although there is an additional consideration for prior approval applications which 

allows councils to assess noise impact from adjoining uses upon prospective occupants. 

 It has been announced through regulations which were laid before Parliament on 11th March 2016 

that a new three year permitted development right will be created, allowing a change of use from 

light industrial use (use class B1c) to residential (use class C3) up to a maximum floorspace of 

500 sq m (538 sq ft) This right is to be introduced in October 2017 to allow councils time to issue 

an Article 4 direction removing the PD rights within an area where appropriate.  This permitted 

change is subject to prior approval, which includes assessment of whether the introduction of the 

residential use would undermine the function of the employment area in question. 

 Permitted change from Retail use (use class A1) or Financial and Professional Services (use class 

A2) to residential (use class C3), up to 150 square metres and subject to prior approval. 

 

Emerging changes to the Planning system 

 

In December 2015, Government launched a consultation on proposed changes to the NPPF. These 

include: 

 

 Increasing residential density around commuter hubs 

 Supporting new settlements and development on brownfield land 

 Supporting delivery of starter homes – unviable and underused commercial and employment land; 

encouraging starter homes within mixed use commercial developments. 

 

There is also technical consultation on the implementation of planning changes through the Housing 

and Planning Act: 

 

 Brownfield register – local authorities required to produce register of brownfield sites, with a target 

of 90% of suitable brownfield sites having planning permission for housing by 2020. 

 Small sites register – to be included in the wider register, for sites of between 1 and 4 plots, 

identified for small scale housing or commercial schemes. 

 Additional temporary permitted development rights for Free Schools. 

 Intervention at a national level if Local Authorities do not have a Local Plan in place by early 2017. 

 

Local Plan 

Core Strategy and Urban Core Plan for Gateshead and Newcastle Upon Tyne 2010-2030 

(adopted 2015) 

 

Key policies of relevance:  

 

CS2 – Spatial Strategy for the Urban Core: seeks to expand the role of the Urban Core as an office 

location through the provision of at least 380,000 sq m (4,090,419 sq ft) of new office space.  

Supporting text to this policy clarifies that around 80% of this floorspace will be located within 

Newcastle, and 20% within Gateshead. 

 

CS4 – Spatial Strategy for Rural and Village Area: allocating additional employment land at Key 

Employment Areas of Follingsby (KEA2 – Distribution and Logistics) and Newcastle Airport (KEA 1 – 

airport related and general employment)  



10 

 

 

Policy CS5 – Employment and Economic Growth Priorities - states that Gateshead and Newcastle 

will play a major role in the economic growth of the North East, and will continue to develop a diverse 

economy. The policy adds that this will be achieved by factors which include the following:  

 

 Ensuring a range of high quality economic development locations are available and attractive to 

the market;  

 Strengthening and clustering economic assets, and promoting growth sectors;  

 Supporting Newcastle International Airport as a key economic growth driver for the knowledge 

based economy and principle international gateway and focus of regional transport; 

 Significantly enhancing digital infrastructure  

 Supporting entrepreneurship through the supply of a range and choice of premises;  

 Diversifying and expanding the rural economy by supporting local businesses and growth in 

leisure, culture and tourism, and; 

 Attracting and supporting a skilled labour force and improving skills and access for local people 

to job opportunities including through targeted recruitment and training. 

 

Policy CS5 identifies the following sectors as key growth opportunities: 

 

 Financial, business and professional services in the Urban Core;  

 Retail, leisure, health and tourism in the Urban Core; 

 The knowledge based economy at Science Central, universities and further education institutes 

in the Urban Core; 

 Marine and offshore engineering including renewables at Walker Riverside; 

 Advanced manufacturing and engineering at Team Valley; 

 Creative media and digital at Ouseburn, Gateshead Quays and Baltic Business Quarter; and 

 Distribution and logistics at Follingsby. 

 

Policy CS6 Employment Land 

 

 A minimum of 150 ha of net developable employment land will be allocated to meet gross 

employment land requirements 

 Providing a minimum of 512,000 sq m (5,511,302 sq ft) (gross internal area) of office floor space 

including the urban core as the focus for the majority of office development and a limited amount 

of office development at Team Valley, Newcastle International Airport and Metrogreen 

 In other locations proposals for office developments over 200 sq m (2,152 sq ft) NIA to be subject 

to an impact and sequential assessment. 

Policy UC1 offices and business development  

 

 Provision of at least 380,000 sq m (4,090,419 sq ft) (GIA) of new office space 

 Prioritising large scale office development in the several mixed use sites: East Pilgrim Street, 

Gateshead Quays, Baltic Business Quarter, Stephenson’s Quarter, Science Central.  

The Core Strategy document also provides policies for employment land delivery on the following 

strategic sites: 

 

 Newcastle International Airport (policy KEA1), including a total of 46 ha for ‘airport related 

development’ 

 

 South of Follingsby Lane (policy KEA2), including approximately 22ha for B8 uses. 
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Economic Growth Strategy – the Strategic Economic Plan (SEP) for the North East 
2014 

The Strategic Economic Plan (SEP) was developed by the North East Local Enterprise Partnership in 

2014 and sets out a vision for the North East economy to provide over 1 million jobs by 2024, an 

increase of 100,000 new additional jobs. Clearly, the market will ultimately determine the scale and 

type of employment land and floorspace requirements but it is useful nonetheless to review the future 

opportunity sectors for the North East economy as these have been agreed as areas of focus for key 

public sector policy and associated public sector funding support. The SEP identifies a number of 

major growth sectors for the LEP area which include: 

 

 Business services: focus on Newcastle and Durham as competitive locations as well as out of 

town locations such as Cobalt Business Park which already accommodate a broad range of 

medium and large business service companies. Newcastle is seen as the financial centre of the 

north east, with a good reputation within banking, corporate finance, investment management and 

insurance sectors.  

 Professional services: Newcastle is a strong centre for professional service companies, and there 

is scope to extend the base in a number of other centres such as Durham and Sunderland. 

 New economy: the North East has a very strong cultural and creative base and technology, media 

and telecoms companies are well represented. This includes a strong software base around 

Sunderland and growing creative and digital industries sectors in Newcastle, Gateshead and 

Durham 

 Low carbon, including renewable technologies: this sector has the potential to deliver significant 

new investment and jobs. 

 Healthcare and healthcare technologies: with an ageing population and strong research centres, 

the North East has the company base to lead new innovations in a fast growing and global market 

 Tourism: The coast and rural areas underpin a strong local tourism offer, with a number of heritage 

assets of national and international significance. These opportunities are complemented by a growing 

city tourism market and increasing business tourism. 

 Logistics - The move to internet shopping and increasing international trade are changing the nature 

of distribution and logistics. Many new logistics opportunities need to be close to the local population, 

offering further opportunities for North East companies. 

 

The SEP identifies a target for at least 60% of the employment growth to be in higher paid and higher 

skilled jobs, increasing average productivity in the economy and providing employment for an 

increasingly better qualified young workforce. It suggests that growth opportunities will be supported 

by a comprehensive business support service, an increasingly well qualified and skilled workforce and 

competitive locations both for new investment and housing choices. It also identifies an ambition that 

successor investment by major and foreign owned companies, along with new Foreign Direct 

Investment (FDI) successes, will complement growth in the area’s Small and Medium sized Enterprise 

(SME) base. 

 

The SEP refers to a need to establish a varied portfolio of potential development sites with the right 

infrastructure to leverage private sector investment in key existing and new employment sites and 

ensure the area can compete for investment, support the growth of existing businesses and 

accommodate the ambition for 100,000 more jobs. It suggests that in order to maximise growth in the 

North East’s economy, strategies, plans and programmes will focus appropriate enabling investment 

towards the key employment locations including along the A1 and A19, the River Tyne, and the coast.  

These locations include: 
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 The urban cores of Newcastle and Gateshead; 

 The North East Enterprise Zone; 

 The International Advanced Manufacturing Park in Sunderland and South Tyneside; 

 The two largest industrial estates in the area (Team Valley Trading Estate and Aycliffe Business 

Park, business and industrial estates near the northern entrance to the Tyne Tunnel, and key 

employment locations along our main transport corridors; and 

 Newcastle International Airport Business Park. 

 

North East LEP Enterprise Zone 
 

The North East Enterprise Zone (EZ) was designated as an EZ under the Coalition Government’s first 

phase of new 24 Enterprise Zones in 2013, since expanded as part of the second phase.  The round 

1 EZ provides 115 hectares of employment land with a focus on businesses within the offshore, 

renewables and automotive sectors, with sites clustered across the following 3 areas:   

 Low Carbon Vehicle Corridor (A19 corridor) 

 North Bank of the River Tyne  

 Port of Blyth renewables 

 

A successful bid was made in 2015 to secure Round 2 EZ designation for a number of new sites as 

well as extensions to existing sites. This resulted in an additional 175 ha of EZ designation, bring the 

total EZ area to 290 ha across both rounds of EZ designation. The sites offer a combination of 

incentives designed to attract occupiers including business rate discounts, Enhanced Capital 

Allowances (ECAs), superfast broadband and simplified planning.  Within the study area, the following 

sites form part of the Round 1 and 2 EZs: 

 

 North Bank of the River Tyne (21.19 ha Newcastle) (Neptune, Swan Hunter and Port of Tyne 

sites) 

 Newcastle International Airport (48.1 ha Newcastle) 

 Follingsby South (28 ha Gateshead) 

 

The sector focus of these sites offers an opportunity to attract new investment into the area with the 

potential for spin off demand for supply chain activities.    
 
Summary 

 

It is considered that the planning/economic policy and context for the region has a number of broad 

implications for the forward planning of employment land: 

 

 Increased provision/allocation for commercial land and floorspace. 

 Allocating land to allow for the provision of viable premises within competitive locations to suit the 

relevant commercial sector. 

 A proactive review of existing commercial and economic land and floorspace, to identify any 

unviable/underused supply; 

 Allocating land to provide a varied portfolio of development sites and premises, with the right 

infrastructure and at a range of scales, in order to attract and retain businesses of various sizes. 

 Promoting a diverse range of uses within the town centre, including viable format office stock 

through new build where possible and also through the refurbishment of existing buildings. 

http://nelep.co.uk/location/low-carbon-vehicle-corridor/
http://nelep.co.uk/location/port-tyne-north-bank-tyne/
http://nelep.co.uk/location/port-blyth/
http://nelep.co.uk/location/port-tyne-north-bank-tyne/
http://nelep.co.uk/location/port-blyth/
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 The promotion of clusters which facilitate crossover between R&D and business, with a mixture 

of unit sizes within the sites to accommodate businesses as they start-up, and as they expand 

 Supporting the delivery of area based employment sites in particular the Enterprise Zone. 

 

The current planning and economic context creates the need for forward planning in the Newcastle 

and Gateshead area to be proactive, identifying a range of sites for commercial use, and identifying 

which existing sites are viable and which are not.  Overall, additional floorspace over and above that 

required to address natural churn is likely to be required in order to offset the risk of loss of employment 

land to housing and other uses, and to respond to the evolving economic climate. 

 

The additional permitted development rights, along with the proposed measures to allow housing 

development on unviable employment land, and the demand for city centre living, increase the threat 

of commercial premises being lost to housing.  Therefore, consideration of this should be taken 

account of in the allocation of sites.  

 

The government’s requirements relating to brownfield land, homes, and the re-use of unviable 

employment land for housing, places emphasis on the need to take a proactive approach to the 

provision of commercial floorspace.  The provisions within the Housing and Planning Act to require 

local authorities to produce a register of brownfield sites which are suitable for housing, and to allow 

housing development which includes provision of starter homes on unviable employment sites, 

requires an evaluation of the viability of existing commercial land and floorspace, and the provision of 

viable commercial floorspace which is in the most attractive locations for the sectors which Newcastle 

and Gateshead hope to attract.     

 

The sectors for growth within the SEP should be planned for within the Newcastle and Gateshead 

area in a manner which quantitatively and qualitatively accounts for opportunities and provision arising 

from neighbouring local authorities.  The sectors for growth identified for the wider region indicate a 

need for floorspace within the following use classes: B8; B1; A2; B2; and those associated with the 

tourism industry.  Provision of a range of viable floorspace specifications within a range of locations 

should be provided in order to provide the flexibility and attractiveness to ensure that employment 

sites for these uses are, and remain viable.  Therefore Local Plan policy should avoid segregating 

uses such as advanced manufacturing and logistics to different locations, in order to allow for 

clustering of compatible businesses and provision of a variety of jobs in a variety of locations. 

 

The town centre environment should continue to be improved, with provision made for a range of uses 

which are conductive to a healthy town centre within the current economic context, with flexibility to 

allow for changes in economic circumstances.  The continued development of  healthy and attractive 

town centres within both Newcastle and Gateshead will assist in promoting the Tourism sector for 

growth, and in attracting and embedding a highly skilled workforce within the area.  Uses within the 

new economy are acknowledged to be important to creating an attractive place in which to live and to 

visit, and therefore such uses should be actively promoted and retained in the urban core.  In order to 

expand the financial and professional sector for growth, opportunities should be sought within the 

urban core to retrofit buildings so that they are attractive for office use. 

 

It is identified that Newcastle is already an international centre for science and innovation, and that 

this position will assist in developing the low carbon and renewable technologies sectors for growth 

within the SEP, as well as the advanced manufacturing and engineering sectors for growth with the 

Core Strategy and Urban Core Plan.  Provision of floorspace for uses within the B1 use class should 

therefore continue to be expanded, and opportunities for clustering between educational uses, 
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businesses specialising in science and innovation, and businesses operating within the advanced 

manufacturing sector should be actively promoted.  The sites at Science Central and the Baltic 

Business Quarter, and the Neptune Energy Park are already identified for such clusters, and further 

clusters should be promoted where appropriate, with the variety of floorspace required in order to 

cater for businesses as they start up and as they expand.  As identified in the 1Plan and the adopted 

Core Strategy and Urban Core Plan, promoting partnerships between science and innovation and 

business, will help to make Newcastle and Gateshead an attractive location for mobile labour and 

investment.  
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3.0 Economic Drivers 

UK Economy  

Following the economic downturn, the performance of the UK economy had – until the country’s 

decision to leave the European Union and associated Brexit uncertainty – improved and the UK was 

one of the fastest growing of the developed nations. According to Cushman & Wakefield research, 

the ONS noted that the fourth quarter of 2015 was the 12th consecutive quarter of growth, compared 

with the erratic pattern of behaviour between 2009 and 2012. However, despite the recent economic 

performance, there are concerns around future economic growth prospects as a result of a number of 

factors, ranging from slowing global economic growth to volatile stock markets and the continuing 

slump in oil prices, as well as the Brexit judgement. All of this creates future risk and uncertainty and 

the UK economy has lost some momentum recently, mainly due to weaker manufacturing output. 

Business confidence has been knocked by global economic uncertainty and financial market volatility. 

Retail sales are robust, however, with volumes up 6.5% year-on-year in September 2015, the 

strongest performance for two years. GDP growth is estimated to have been 0.5% quarter-on-quarter 

in Q3 2015, following growth of 0.7% in Q2 2015.  

 

The consumer sector remains very strong, with confidence at the highest level since the late 1990’s. 

Household budgets are being boosted by steady wage growth and renewed deflationary pressures 

on the back of further declines in oil prices and heavy discounting by retailers. Furthermore, the rate 

of employment reached a new record high in Q3 2015. According to the ONS, the UK employment 

rate reached 73.7% in the third quarter, which is the highest level since comparable records began in 

1971. Meanwhile, the unemployment rate fell to 5.3% in Q3 2015 – down from 5.6% in Q2 – and the 

lowest level since April 2008.  

Figure 3.1 GDP Growth  

 

Source: Office National Statistics 



16 

 

The recent slowdown in the services sector is likely to be an indication of a moderation in the economy, 

following two years of above-trend GDP growth. This is, however, merely a return to more sustainable 

growth rates rather than a deterioration in economic fundamentals and the outlook for investment is 

strong. Profitability is close to previous peaks, companies’ cash holdings are near record levels, credit 

availability is much improved and many companies are still showing a healthy appetite for capital 

spending and hiring staff. Business investment is forecast to grow by 5.1% in 2016. 

 

The export sector is the weakest performing sector of the economy, with the sector being weighed 

down by the strength of the pound and weakening global demand. Stronger activity is forecast for 

2016, as growth strengthens in the US and in the Eurozone, although the contribution of the sector to 

UK GDP growth is still expected to be relatively modest in the medium term. 

 

With the risks to global growth skewed to the downside and UK inflation having turned negative in 

September, there is uncertainty as to when the Bank of England will start to raise interest rates. Many 

commentators believe that the first hike will come in 2016, although much will depend on the strength 

of domestic and global economic indicators over the coming months. 

Local Growth Context 

The Newcastle/Gateshead area has a long heritage and reputation for manufacturing, founded upon 

industries such as shipbuilding and other manufacturing activity. The area was once a global player 

in the manufacturing sector until the decline of many of its more traditional core industries in the mid-

late 20th Century. However, there is recognition of the significant growth opportunities that exist within 

the LEP economy to build upon its assets and strengths to capitalise upon changing global and 

national market opportunities. 

 

The area is home to locations such as Team Valley, the largest industrial estate in the North East, 

employing approximately 20,000 people, with around 700 companies in the estate, including 

established major businesses such as De La Rue, Worthington Armstrong, and Turbo Armstrong. The 

nature of manufacturing activity is changing and with the drive towards more of a focus on advanced 

manufacturing, there are increasing opportunities around the marine and offshore industries, given 

the proximity to the North Sea and the strategic port/dock assets that can support these industries.  

 

The offshore and marine industry is a key sector within the area, having a strong mix of industrial 

occupiers, research and innovation assets, academic excellence, infrastructure and skills. There are 

major opportunities in global subsea technology, oil and gas and renewable energy industries. Key 

riverside sites are designated within the North East’s Enterprise Zone which will provide land and 

infrastructure for manufacturing, these include; Shepherd Offshore, Offshore Technology Park and 

Neptune Energy Park. The North East is designated as one of only six centres for offshore, wind and 

renewable engineering areas (CORE). This will be split between three sites; a coastal hub at the Port 

of Tyne, renewables at the Port of Blyth and a low carbon vehicle corridor at Sunderland. The site 

located within Newcastle refers to the coastal hub at the Port of Tyne which comprises 70 ha of land 

spread across three sites.  

 

Low carbon technologies and the move towards increased sustainability is driving change and 

opportunity. The North East is home to the Nissan plant in Sunderland, which is establishing itself as 

a world leader in the development of electric vehicle technology at the forefront of the region’s 

automotive sector. The supply chain impacts of this are already filtering through across the wider 

Newcastle/Gateshead economies.  
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Life science and healthcare is another key sector growth opportunity. The Government’s 2013 life 

sciences paper, ‘Strength and Opportunity’, notes that overall turnover in the life sciences industry 

remains high, and that the sector’s contribution to UK employment levels remains strong – making the 

UK one of the best places in the world for life sciences. The North East is home to businesses such 

as Siemens, Procter & Gamble and GSK and Newcastle itself to two world-leading universities with 

distinct research and innovation strengths in sectors such as life sciences. Newcastle City Council 

recognises the opportunity and is progressing developments such as a Life Science Lab facility on 

the Science Central site (building on the success of the Centre for Life facility) and Central 

Government also sees the opportunity through recent announcements such as the National Campus 

for Ageing and Vitality which is to be located in the City. The former Sanofi manufacturing Centre in 

Fawdon also presents opportunities for growth in this sector.  

 

The Newcastle/Gateshead area has a rapidly expanding digital and creative sector, boasting an 

impressive tech cluster with a range of innovative and start-up businesses. Gaming software 

companies have carved out a base in the area, with companies including Ubisoft, Bede Gaming, 

Eutechnyx and CCP Games all located in Newcastle/Gateshead. There has also been a recent growth 

in virtual/augmented reality based businesses in the Gateshead area and this is another area of 

identified growth potential. Newcastle and Gateshead are home to specialist SME workspace facilities 

such as the Core, Toffee Factory and the Northern Design Centre which all appear to be well occupied, 

with the potential need for additional facilities of this nature to support the sector growth prospects, 

including ‘grow on’ facilities to enable growth and churn.   

 

With the growth of online retail, at the national scale, online retailers, major supermarket chains and 

third party logistics providers (3PLs) are all actively seeking modern, big box logistics space to 

optimise their distribution networks, while there is also good appetite for mid-box space. Much of the 

locational focus of the large distribution centres is around the South East and the main motorway 

corridors (M1/M6) given the ease of access to markets this provides. Given the location of Newcastle 

and Gateshead, the market for large scale retail distribution centres is likely to be more limited. 

However, there has recently been significant growth in the last mile delivery concept which drives a 

requirement for smaller logistics hubs closer to urban areas. This could drive demand for medium 

sized logistics units to serve as customer delivery hubs around the Newcastle and Gateshead areas. 

In addition to this, plans to drive the growth of Newcastle Airport and the Port of Tyne from a 

cargo/freight perspective could also drive a requirement for additional logistics/distributions based 

floorspace although this will be most likely based adjacent to these transport hubs.  

 

Labour Supply 

An analysis of the future labour supply is important to understand the likely future scale of the available 

workforce and how this is projected to change from the current position to inform how much 

employment space would be needed to broadly match forecast growth of the resident workforce. An 

analysis of the labour supply position is presented below based upon data from Oxford Economics. 

This is based on Oxford Economics’ (OE) based projections of population change which are just one 

set of projections which need to be considered in the context of other projections and forecasts. There 

are differences in the sources of data that exist and this needs to be taken in to account as ultimately 

these are all 15 year projections and there will inevitably be a degree of unknown and uncertainty 

within such long term forecasts.  
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Table 3.1 – Labour Supply 

 
 United Kingdom Newcastle Gateshead 

Total population - 2015  
65,097,100 

291,900 200,300 

Projected total 
population – 2030 

 
71,076,600 

308,000 203,900 

Total population 
change (%) 

+9.2% +5.5% +1.8% 

Working age population 
– 2015 

41,252,200 199,100 126,700 

Projected working age 
population – 2030 

42,273,100 194,500 119,100 

Working age population 
change (%) 

+2.5% -2.3% -6.0% 

 

This identifies that there is moderate population growth projected across the Newcastle and 

Gateshead area, albeit this is less than the rate of growth projected for the UK as a whole, particularly 

in Gateshead. At a national level, the rate of growth of the working age population (i.e. 16-64) is much 

less at around 2.5% and at the Newcastle and Gateshead levels there is a forecast decline in the 

working age population of -2.3% in Newcastle and -6.0% in Gateshead. Based on this data alone, this 

projected decline in the working age population across Newcastle and Gateshead implies that there 

is no additional labour supply based demand for additional employment floor space, although this 

needs to be considered in the context of other potential drivers of employment land need and should 

not be viewed in isolation.  

 

This data has also been cross-checked against the latest ONS sub-national population projection 

data, based on 2014 projections). This identifies a 2015 working age population (based on ages 15-

64 in accordance with the way the data is presented) of 129,000 for Gateshead and 203,000 for 

Newcastle. These are projected to change by 2030 to 127,000 for Gateshead and 210,000 for 

Newcastle, representing a projected 1.6% decrease in Gateshead and a 3.4% increase in Newcastle. 

This clearly presents different projections to that in the OE data and this reinforces the need to caveat 

data based projections as a means to estimate employment land need. The previous 20212 ELR was 

based on projections from Cambridge Econometrics and St Chad’s College and these again 

presented different data projections.  

 

Labour Demand 

As well as assessing the labour supply forecasts as a potential driver of employment land and 

floorspace needs, it is also important to assess forecasts of job growth by sector. This study is focused 

on the B use classes and the implications of forecast changes within relevant industrial sectors that 

could drive employment land needs within these use classes. The table below is derived from Oxford 

Economics data and illustrates the forecast changes in employment between 2015 and 2030 by 

industry sectors across the whole economy for both Newcastle and Gateshead.  

 

Table 3.2 – Forecast employment change by Industrial Sector 2015-2030 (Oxford Economics) 
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This illustrates that overall, across all industry sectors, there is modest employment growth of c.2% 

projected for Newcastle and slight decline in employment projected for Gateshead of -0.5% to 2030. 

Key growth sectors for both in employment terms include construction, real estate, professional 

services and administration and support. Sectors forecast to decline across both authorities include 

agriculture, forestry and fishing, mining/quarrying, manufacturing and public administration. This 

mirrors national forecasts which generally point to a growth in the service sector and declines in land 

based and traditional manufacturing activity. This data does not disaggregate the industry sectors in 

sufficient detail to draw distinctions between different types of specific activity within these sectors. It 

is evident that, for example, whilst manufacturing employment in Newcastle and Gateshead is 

projected to decline in real employment terms, this is partly a reflection of higher value added 

automated based processes and technologies and there are clearly significant sub-sector growth 

opportunities within the broader manufacturing sector, particularly around advanced manufacturing 

and the off-shore sector.  

 

Further, more detailed analysis of this which draws specifically upon the industry sectors relevant to 

B use classes and estimates the employment floorspace and land implications is presented later in 

this report in the quantitative assessment section.  

 

Summary 

A summary of the key points from this section is presented below: 

 

 Since the economic downturn, the performance of the UK economy has undoubtedly improved 

and we have witnessed a number of recent sustained periods of economic growth. However, there 

remains concern/risks around future growth and stability as a result of a number of external/global 

factors.  

 There are a number of recognised opportunities for the North East economy to build upon its 

existing assets and strengths to capitalise upon changing global and national market 

circumstances. It has key national and possibly global sector strengths and growth opportunities 

in a number of sectors, including offshore activity, low carbon/renewables, advanced 

manufacturing, life sciences and digital/creative activity. The Newcastle and Gateshead area is a 

key driver of much of this activity and opportunity in conjunction with assets in surrounding areas 

such as the Port of Blyth and the Sunderland/South Tyneside IAMP, as two relevant examples of 

locations of significant opportunity within the offshore/low carbon and automotive sectors.  
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 The recent designation of Enterprise Zone status to a number of strategic employment sites 

across the North East, of which a number are located within Newcastle and Gateshead, will enable 

the two authorities to drive focused investment and economic benefits in key growth sectors 

 From a labour supply perspective, whilst there is moderate population growth projected across 

both the Newcastle and Gateshead local authority areas to 2030, there is a forecast decline in the 

working age population of -2.3% in Newcastle and -6.0% in Gateshead. 

 From a labour demand perspective, across all industry sectors, there is modest employment 

growth of c.2% projected for Newcastle and slight decline in employment projected for Gateshead 

of -0.5% to 2030. Key growth sectors for both in employment terms include construction, real 

estate, professional services and administration and support. Sectors forecast to decline across 

both authorities include agriculture, forestry and fishing, mining/quarrying, manufacturing and 

public administration 
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4.0 Commercial Drivers  

National Market Context 

Investment  

The investment market has stabilised over recent months, with performance in many of the strongest 

segments increasingly driven by rental growth and less so by yield compression, with occupier 

sentiment positive and underpinned by healthy consumer and business confidence and the positive 

outlook for the economy. The low interest rate environment, combined with the relatively high and 

stable income yields of UK commercial property, is still proving attractive to new investors, although 

some buyers are more cautious in light of the strong run in values seen over the last few years, as 

well as the increases seen in global volatility. 

 

According to the RICS UK Commercial Market Survey, occupational demand rose for the 12th 

consecutive quarter in Q3 2015, with demand strengthening across all three main property sectors, 

although the improvements in retail are more modest in comparison to the office and industrial sectors. 

This is maintaining upward pressure on prime rents across all sectors, led by offices, which saw 

average rents increase 7.1% in the year to September 2015, while retail rents rose 7.0% and industrial 

rents were up 3.8% during the same period. 

 

Figure 4.1 – UK Property Performance across All Sectors  

 

Prime yields have been relatively stable in recent months and there are some signs that investors may 

be re-evaluating their views on pricing and risk, amid heightened global uncertainty and volatility. This 

is especially true in the retail sector, where average yields have been unchanged at 5.00% since June. 

The C&W All Property headline average prime yield hardened by 10 basis points to 4.73% in Q3, 

which is substantially below historic averages although still above pre-crisis levels by 25 basis points. 

Furthermore, the prime yield premium to 10 year government bonds is nearly double the long-term 

average (292 basis points versus 155 basis points over the last 20 years). Yield compression is 

therefore unlikely to be over and strong demand and high pricing is expected to persist into 2016. 

 

Offices are still the most popular asset class amongst investors and the strongest performing sector 

overall. Central London continues to lead the way, with investors moving up the risk curve to seek 
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returns by looking outside the core markets for opportunities to add income and value. Short term 

income is also highly prized by many investors. The poor availability of good quality stock remains a 

key feature of the market however, and many core investors are struggling to deploy capital. 

Consequently, investors continue to look beyond London for higher yielding opportunities and many 

regional markets have seen an increase in institutional demand, while property companies and 

opportunity funds are also actively targeting stock with asset management/redevelopment potential. 

The office sector continues to see sustained downward pressure on yields across all sub-sectors. 

 

Investment appetite for industrial assets, and in particular logistics assets, is as strong as ever, with 

investors attracted to the sector due to strong underlying fundamentals linked primarily to the e-

commerce industry and stronger potential for rental growth than has historically been the case. The 

prime market has seen significant yield compression over the past 2 years, while yields in second-tier 

and the best secondary markets are also under sustained downward pressure, with local and 

overseas buyers increasingly targeting these markets to access greater opportunities and to achieve 

their required returns. UK institutions and property companies are still dominating activity, although 

there is rising competition from overseas investors. 

Industrial & Logistics  

The industrial sector is seeing high demand across most UK occupational and investment markets. 

Despite a steady pick up in speculative development, the supply constraints in the big box and multi-

let sectors show little signs of easing, which is forcing occupiers and investors to broaden their search 

criteria and target good quality stock in well-located second tier and secondary markets. This is 

maintaining upward pressure on rents across all regions, but most notably in the Thames Valley and 

South East. 

 

Online retailers, major supermarket chains and third party logistics providers (3PLs) are all actively 

looking for modern, big box logistics space to optimise their distribution networks, while there is also 

good appetite for mid-box space. Some parts of the manufacturing sector are generating healthy 

demand for large warehousing space, particularly in the Midlands region. Existing supply remains very 

tight, however, and take-up volumes were relatively modest at 501,660 sq.m (5.4m sq.ft) in Q3. The 

number of build-to-suit deals has been diminishing in recent quarters and accounted for just 43% of 

total grade A take-up in Q3, compared with 90% in Q1 2015. Occupiers have been holding back from 

build-to-suit schemes in areas where preferable speculative development has picked up, especially in 

the South East, albeit many of these new units are being snapped up quickly for occupation. 

 

The prime investment market continues to see strong demand from UK institutions and property 

companies, although some funds have been less competitive in recent months. Overseas investors 

are very active at the prime end of the market. Risk appetites are improving, with investors buoyed by 

the strength of the economy and occupier markets, attractive income returns and opportunities for 

asset management and this is driving demand for good quality secondary product and shorter income 

stock. Prime supply remains very tight, with only a limited number of larger deals available. This has 

triggered an increase in the number of portfolios of smaller assets being brought to the market, with 

landlords encouraged by the weight of demand and high prices being achieved. Prime distribution 

warehouse yields are 4.25%, while prime industrial estates are 4.50%. Secondary yields are currently 

at 6.25% and are under pressure to fall further for the best stock. 

Office  

Business activity is steadily improving across the UK, with demand for prime office space in key 

regional business hubs strengthening, driven primarily by the professional services sector. Recent 
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business surveys have been weaker than expected, however, and suggest that the pace of expansion 

may be slowing, amid growing concerns over global economic uncertainty. Markit Ltd’s headline 

services Purchasing Managers’ Index (PMI) in September was at its lowest level since April 2013, 

while Deloitte’s third quarter Chief Financial Officers  (CFO) survey indicated that risk aversion is 

slowly rising among UK firms, with future activity likely to be driven more by cost consolidation rather 

than expansion. 

 

Manchester is the strongest performing regional office market, with several large transactions recently 

completed, but a number of other cities, such as Bristol, are also in hot demand. In the South East, 

the Thames Valley is also performing well, with healthy demand from a broad range of sectors. Two 

recent key deals include SSE taking 17,279 sq m (186,000 sq.ft) at 1 Forbury Place in Reading, while 

Maersk took 3,716 sq m (40,000 sq.ft) at The Point in Maidenhead. 

 

Take up volumes have been boosted by pre-let activity in a number of core markets, but overall take 

up is being constrained, to a certain extent, by the lack of prime stock. Development activity is picking 

up as a result, but it still some way below what is required to meet demand levels and cities such as 

Glasgow, Manchester and Birmingham have all seen reductions in availability rates. 

 

Most UK regions continue to see upward pressure on rents and incentives are starting to fall. The 

Thames Valley, South East and West Midlands have been the strongest performing regions in 2015, 

and prime headline rents in the top office locations have reached new highs, with further growth 

forecast. 

 

The investment market has stabilised, with yields for prime regional tier 1 and tier 2 cities ending Q3 

unchanged at 5.00% and 5.75%, while regional out of town office yields are static at 6.25%. Demand 

from both local and overseas investors was at unprecedented levels in 2015, but there has been a 

moderation in demand recently, mainly at the prime end of the market. This is largely a reflection of 

the poor availability of Grade A stock in key locations, with many core investors struggling to deploy 

capital and deciding to look elsewhere for higher yielding opportunities. This is benefitting second tier 

and secondary locations, which have seen an increase in institutional demand, while property 

companies and opportunity funds are also actively targeting stock with asset 

management/redevelopment potential in this segment of the market. 

 

Latest figures (Oct – Dec 2015) from the ONS indicate Quarter 4 2015 has shown continued strength 

with GDP growing by 0.5% compared with the previous quarter, by 1.9% between Quarter 4 2014 and 

Quarter 4 2015, and by 2.2% between 2014 and 2015. GDP has now increased for 12 consecutive 

quarters, breaking a pattern of slow and erratic growth from 2009.  

 

Take up across the ten regional cities amounted to 124,486 sq m (1.34m sq ft) in Q3 2015, 36% less 

than the previous year quarter, despite the fall, the combined take-up total for year (up to end of Q3) 

has risen to 445,920 sq m (4.8m sq ft), the highest it has been for five years. During Q3, only three 

city markets recorded an increase in growth in take up; Manchester, Glasgow and Newcastle. 

Manchester accounted for the largest proportion of take-up with 35,299 sq m (379,976 sq ft) 

transacted, 28% of the combined total. The Q3 total for the city represented an increase of 6% over 

the quarter and notably was 40% above the five year quarterly average. The largest increase in 

occupier activity, however, was Newcastle where take-up more than doubled on the previous quarter 

with 9,940 sq m (107,000 sq ft) transacted. This Q3 total represents the highest amount of quarterly 

take-up recorded in the city. It also has served to increase year-to-date total to 19,334 sq m (208,120 

sq ft), 34% ahead of the same period last year.  
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Figure 4.2 – Regional office take up  

 

The level of active requirements across the ten regional cities increased to 418,050 sq m (4.5m sq ft) 

in Q3 a rise of 4.5% over the last quarter, most notably the total at Q3 was 22% above the 5 year 

average. Birmingham had the largest, with 87,790 sq m (945,000 sq ft) recorded, 21% of the combined 

total, followed by Newcastle at 58,634 sq m (631,150 sq ft), with Q3 total in Newcastle representing a 

three-fold increase from the previous quarter.  

 

Overall availability of grade A space increased by 8% in Q3 2015 to 222,960 sq m (2.4m sq ft), 

however the total remained 19.7% below the 5 year average of 280,000 sq m (3m sq ft.) Prime 

headline rents remained stable across all regional centres, with forecasts indicating that at the end of 

Q4 2015, eight of the ten centres will have recorded rental growth throughout 2015.  

Figure 4.3 – Regional Office Prime Rents Q3 – Comparison and Historical Change  
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Newcastle Office Market – supply and demand analysis 

Newcastle City Centre – demand analysis 

Newcastle City Centre has an established City Centre office market and based on available research, 

in Q3 2015, it experienced the largest increase in occupier activity of the 10 largest regional cities in 

the UK with take-up more than doubling over the quarter to 102,000 sq ft, the highest amount of 

quarterly take-up recorded in the City. Q4 2015 also saw a large number of enquiries turn into deals 

that led to an annual take-up of 24,248 sq m (261,000 sq ft), a 47% increase on 2014, as depicted in 

Figure 4.4 below. This resulted in take-up in 2015 approximately matching what it was in 2013, which 

was the highest level of annual take-up since 2007.  

 

Prime City Centre office rents increased to £237 sq m (£22 per sq ft), evidenced by lettings at the 

Liveworks scheme in Q4 2015 and prime yields held at 5.75% throughout the year, not expecting to 

move considerably in 2016 with investment activity easing somewhat. 

 

In terms of occupier lettings, the largest deal of the year came in Q4 2015 when Ernst & Young took 

2,137 sq m (23,000 sq ft) of Grade A space at One Citygate East. Other significant deals in 2015 

included iParadigms taking 1,858 sq m (20,000 sq ft) at Gallowgate in Q1, Gainford Group taking 

1,672 sq m (18,000 sq ft) at Grainger House in Q2 and Ubisoft taking 1,486 sq m (16,000 sq ft) of 

grade A space at Haymarket Hub in Q3.  

Figure 4.4 – Annual floorspace take up/lettings 2007-2015 Newcastle City Centre 

 

Source: Cushman & Wakefield 

Occupier sentiment gathered momentum throughout the year in 2015, with the second half of the year 

(H2) representing 61% of total take-up indicating a stronger end to the year with a higher percentage 

of transaction deals than H1. Q3 2015 saw the most take-up of the year with 9,476 sq m (102,000 sq 

ft), more than double than any other quarter, as illustrated in Figure 4.5 below. Demand in the City 

Centre remains high and there are currently understood to be c. 9,300 sq m (100,000 sq ft) of active 

occupier requirements in the market.  

 

In June 2016, Legal & General announced that it is to become a long term investment partner in the 

Science Central site alongside the City Council and Newcastle University. This represents the largest 

investment deal in the City for decades and its initial commitment to provide £65m to deliver over 

200,000 sqft of Grade A office space will assist to unlock the wider commercial potential of the site.  
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Figure 4.5 – Quarterly floorspace lettings/take up 2015  

 

A more detailed floorspace take-up analysis at the Newcastle urban core level is presented below 

based on C&W market data collated across all major property agents across the City. We have 

reviewed take-up over the past five years at the Newcastle urban centre levels based on leasehold 

transactions of office floorspace. The table below identifies the total take-up by quarter across 

Newcastle City Centre over this 5 year period. 

 

Table 4.1 – Office floor take-up/lettings Newcastle City Centre 2011- 2015 (sq ft) 

 

 

 

 

Office floor take-up 

Year Quarter Grade A Grade B Total 

2011 Q1 9,429          14,500         23,929       

Q2 8,500          47,684         56,184       

Q3 44,538       36,398         80,936       

Q4 1,911          19,451         21,362       

2012 Q1 8,025          32,258         40,283       

Q2 -              50,570         50,570       

Q3 18,387       34,342         52,729       

Q4 -              13,332         13,332       

2013 Q1 -              36,533         36,533       

Q2 11,079       42,800         53,879       

Q3 61,014       41,733         102,747     

Q4 38,845       19,123         57,968       

2014 Q1 28,300       21,774         50,074       

Q2 -              18,820         18,820       

Q3 31,596       55,342         86,938       

Q4 8,171          19,778         27,949       

2015 Q1 22,404       25,834         48,238       

Q2 13,835       37,610         51,445       

Q3 42,468       59,851         102,319     

Q4 24,609       27,485         52,094

373,111     655,218       1,028,329 

Newcastle City Centre

2011 -2015 Total 
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This illustrates that annual take-up rates in Newcastle City Centre fluctuated between 14,493 sq m 

(156,000 sq ft) and 23,597 sq m (254,000 sq ft) per annum over this 5 year period, with an average 

annual take up rate across the five years of 19,045 sq m (205,000 sq ft).  

 

Figure 4.6 below illustrates the take-up trends for Newcastle City Centre by grade since 2011 up to 

Q4 2015. This shows the quarterly and annual fluctuations over this period.  

 

Figure 4.6 - Quarterly floorspace take up/lettings by grade 2011-2015 (sqft) 

 

 

 

The table below illustrates this in more detail: 

 

Table 4.2 - Total yearly floorspace take up/lettings by grade 2011-2015 (sqft) 

 

 

 

This illustrates that there has been a higher take up of Grade B floorspace each year than Grade A 

floorspace which is not surprising given that there is more of this type of floorspace available and the 

fact that it is likely to be a lower cost option from an occupancy perspective. It shows that on average, 

over a third of annual take-up has been in relation to Grade A floorspace and just under two-thirds in 

relation to Grade B space. In 2015, 9,569 sq m (103,000 sq ft) of Grade A floorspace was taken up, 

an increase of 3,252 sq m (35,000 sq ft) over the previous year.  

 

It is also important to assess the size of the units being taken up to inform a view on likely future 

needs. In Newcastle City Centre, over the 5 year period, there was over 16,723 sq m (180,000 sq ft) 

of floorspace transacted relating to unit sizes above 1,858 sq m (20,000 sq ft) over the five year period 

(17% of total). However the focus was still at the smaller end of the spectrum with 37,626 sq m 

(405,000 sq ft) (39% of total) of space being taken up relating to units of less than 465 sq m (5,000 sq 

ft) and 24,712 sq m (266,000 sq ft) (26% of total) relating to units of between 465 sq m (5,000 sq ft) 

Year Grade A Grade B Total 

2011 64,378       118,033       182,411     

2012 26,412       130,502       156,914     

2013 110,938     140,189       251,127     

2014 68,067       115,714       183,781     

2015 103,316     150,780       254,096     

Average  74,622       131,044       205,666     
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and 929 sq m (10,000 sq ft). This emphasises the focus of the take-up on smaller to mid-sized 

floorplates of up to 10,000 sq ft (but with the focus on the sub-5,000 sq ft end of the spectrum), where 

the SME market has dominated the take-up of floorspace. In total 65% of floorspace taken up in this 

period related to units of less than 10,000 sq ft.  

 

Occupier confidence is increasing as economic conditions improve and this is not only translating into 

more lettings, but also an increased average transaction size – increasing from around 325 sq m 

(3,500 sq ft) at  the beginning of 2015, to around 372 sq m (4,000 sq ft) by the end of Q4 2015. After 

a confident start to the first half of 2015, totalling c.9,290 sq m (100,000 sq ft) of transactions, this 

significantly increased to c.9,476 sq m (102,000 sq ft) in Q3 alone with Q4 finishing strongly with 4,831 

sq m (52,000 sq ft) of transactions. 

 

Table 4.3 –Floorspace take up/lettings by size 2011-2015 (sqft) 

 

 

 

An important part of establishing an understanding of demand is to review current and live known 

enquiries in the market. The table below captures our market intelligence on the current live enquiries 

across the Newcastle City Centre area. Excluding the rather unique confidential enquiry in the market 

for up to 37,161 sq m (400,000 sq ft), there is in the region of up to 16,258 sq m (175,000 sq ft) of 

current live enquiries.  

 
  

2011 2012 2013 2014 2015 Total 

81,229             77,360             90,218                62,897             94,069             405,773                

5001 - 10,000 sq ft 64,664             41,882             88,315                33,234             38,885             266,980                

10,001-20,000 sq ft 37,672             14,149                25,216             98,192             175,229                

36,518             -                    58,445                62,434             22,950             180,347                

182,411           156,914           251,127              183,781          254,096           1,028,329             

Size 

Total 

20,000 + sq ft 

0 - 5000 sq ft
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Table 4.4 – Known occupier enquiries 

 

 

Newcastle City Centre – supply analysis 

According to the latest VOA data, across the Newcastle Local Authority area as a whole, in 2012, 

there were 2,590 individual rateable office hereditaments across a total of c. 929,000 sq m (10m sq 

ft) of floorspace. This comprised approximately one third of the total office floorspace across the North 

East LEP area. It should be noted that this data will be out of date as new floorspace has been 

delivered since then and some may also have been converted to other uses. It is likely that this will 

be an understatement of the current position and this obviously relates to a wider area than just the 

City Centre. This also includes all hereditaments and does not distinguish between occupied and 

available floorspace.  

 

C&W maintains an in-house database of available office stock within the City Centre which is updated 

daily and based upon information provided to C&W by a number of property agents across the City 

as well as C&W’s own local market intelligence. A summary schedule of all existing available office 

floorspace within the City Centre by grade is presented below:  
  

Company Area (sq ft) Comments 

GVA 375,000 - 400,000

on behalf of a confidential client, rumoured to be a Government Department. 

Very early stagesof information gathering. 

Real Time Claims 18,000 - 22,000 Based at Generator Studios, seeking space due to a significant growth 

Newcastle College 10,000 - 15,000 C&W have been appointed by Newcastle College to search for expansion

GL Hearn 4,500 - 6,000 

On behalf of national occupier seeking city centre space with good public 

transport links 

Thompsons Law 8,000 - 10,000

Sanderson Weatherall have been instructed to search for grade A/B space within 

Newcastle City Centre.

Newcastle College 4,000 - 5,000 National Charity seeking office accommodation within the city centre 

Simpson & Markwick Solicitors LLP 4,000 - 5,000 C&W have been instrcuted to find city centre office accommodation 

What Culture 4,000 A new online streaming company searching for quirky space 

Flex-e-card 6,000 Suppliers of Pre-paid gift cards for both Metro Centre and Eldon Square

MWH Global 8,000 Engineering firm searching for Quayside Space

Adecco 5,000 Global Recuitment firm seeking space in Grey Street

Eldon Insurance 15,000

Newcastle City Centre currently at Cale Cross House seeking space in line with 

lease expiry in October 2017 

Convergys 25,000 - 35,000

Newcastle seeking an additional location within the North East, currently 

concentrating on City Centre options

SLR Consulting 4,500 - 5,000 

Newcastle City Centre currently based on Newcastle Quayside, preference for 

quirky office 

Gateshead Council 10,000 On behalf of confidential client with requirement for 125 staff call centre 

Aecom 15,000 Currently based in One Trinity Gardens 

Reed Recruitment 3,500 - 4,000 Looking at Newcastle City Centre, currently based at Ridley Place 

Engica 6,000 Looking at Newcastle City Centre, currently based at One Trinity Gardens. 
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 Table 4.5: Availability by Grade 

Property Asking rent (psf) Sq ft 

Newcastle Grade A 

Central Square South, Orchard Street £22 

 

34,940 

The Rocket, Stephenson Quarter  £23 36,205 

Wellbar Central, Gallowgate £24 4,571 

No.2 St James’ Gate £20 11,178 

Stockbridge House, Trinity Gardens, Quayside £20 18,500 

Lloyds Court, 78 Grey Street £19 7,410 

Quayside House, 110 Quayside £21.50 15,000 

No.1 St James Gate £19.50  3,241 

City Quadrant  -  7,645 

Total  £20 (average) 138,690  

Newcastle Grade B 

The Pearl, New Bridge Street West  £16 30,418 

50 Grey Street £15 9,370 

Higham House, New Bridge Street West £13.50 14,559 

Maybrook House, 27-35 Grainger Street £16 9,653 

Earl Grey House, 75-78 Grey Street  £17.50 9,629 

Kelburn House, Mosley Street £15 3,068 

Milburn House, Dean Street £10.75 34,840 

Gainsborough House, Grey Street £10-16 15,716 

Hadrian House £13.50 7,871 

No.2 Cathedral Square £13.95 8,643 

Dean Court £15 3,798 

Cale Cross House, 156 Pilgrim Street £13 18,514 

Cross House, Westgate Road £14 6,829 

Aidan House, All Saints Business Centre Unknown 35,900 

Cuthbert House, All Saints  £11.50 11,473 

Bede House, All Saints Business Centre  £11.25 3,332 

Shakespeare House  £10.75 1,181 

Eldon Court  £9.75 35,796 

140-150 Pilgrim Street  £10 6,125 

15-19 Nunn Street  £8 3,431 

Collingwood buildings  £10 8,000 

Norfolk House  £13-15 5,238 

2 Collingwood Street  £15 3,272 

55 Degrees North, Swan House  £15 1,900 

15/17 Grey Street  £10.29 3,500 

Gunner House  £14.00 5,461 

Percy House, Percy Street £13 1,894 

Provincial House, Northumberland Street £12 2,930 

14 Blandford Square £9 1,920 

20 Collingwood Street £10 4,200 

Total £13 (average) 308,461 

Total Grade A & B Office Space   447,151 
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This schedule identifies that there is currently c.41,000 sqm (c.450,000 sq ft) of available office 

floorspace across Newcastle City Centre of which 31% (12,820 sqm/138,000 sq ft) is reported to be 

Grade A and 69% (28,600 sqm/308,000 sq ft) Grade B. Much of this is ‘second-hand’ stock and supply 

is falling rapidly; the overall supply of office stock in the City Centre is a third of what it was 4 years 

ago. 

 

Based on the 2015 annual take-up rate of 23,596 sqm (254,000 sq ft), this equates to less than two 

years’ supply of floorspace. Based on the 5 year average annual take up rate of 19,044 sqm (205,000 

sq ft), there is still only just over 2 years’ worth of supply across all grades. We are aware that the 

whole of the Rocket building in the Stephenson Quarter has recently gone under offer to a single 

occupier and subject to this going through, this would result in only 9,475 sqm (102,000 sq ft) of 

available Grade A floorspace in the City Centre. This represents only one years’ supply based on 

2015 Grade A take-up rates. The pipeline supply of Grade A office space is limited and we are not 

aware of any schemes due to commence in 2016. There is in excess of 32,500 sq m (350,000 sq ft) 

of pipeline development across Newcastle City Centre and 60,000 sq ft of office development has 

recently been completed at the end of Q4 2015 (Rocket, Jesmond and Liveworks schemes). Currently 

there are no known office schemes under construction in the Newcastle urban core. Land that is 

projected to come forward for employment development relates to the Science Central site, the Hanro 

Group’s Strawberry Place and further phases of the Stephenson Quarter which is projected to deliver 

c.18,580 sq m (200,000 sq ft) of office space. However, this pipeline supply figure is wholly indicative 

and no schemes have progressed through the planning process, indicating that no new office space 

will be likely to come to the market over the next two years (although the recent Science Central L&G 

announcement could change this). This could result in a position whereby the City Centre is depleted 

of available Grade A floorspace to offer to the market by the end of the year, a position which could 

critically undermine its ability to both retain expanding existing businesses and attract new inward 

investment.  

 

Whilst there are some refurbishment schemes that could satisfy short term demands (in addition to 

the existing availability), there is a critical need for new office development in the City Centre over the 

short medium term and beyond to meet likely occupier needs.   

Newcastle City Centre office market supply and demand summary 

Newcastle is the main office location in the North East and is home to a wide range of regional private 

and public sector functions. The Newcastle office market can be interpreted as extending into a 

number of surrounding districts including Gateshead, North Tyneside, South Tyneside and 

Sunderland, although the majority of existing office stock is in the administrative area of Newcastle 

itself. In this section we focus on the office market as defined by the city centre areas of Newcastle 

and Gateshead.  

 

Newcastle’s city centre office market can be split into two main areas – the traditional core business 

area around Grey Street and Pilgrim Street, the Quayside; and the western fringe around St James 

Boulevard, Gallowgate and Stephenson Quarter. Supply is constrained due to the compact nature of 

the centre, as well as competing demand for retail, leisure and residential space. As a result, supply 

has struggled to meet demand in previous buoyant years and this has resulted in out-of-centre 

developments both in Newcastle and the surrounding authorities, such as Quorum Business Park and 

Cobalt Park exhibiting some success. City centre office availability has reduced significantly in recent 

years. Permitted Development Rights increasing the flexibility of office floorspace conversion to other 
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uses could impact on this further and the City needs to consider approaches to address this lack of 

supply.  
 

Key sector-based drivers for growth in the demand for office floorspace in Newcastle include the 

professional services and creative/digital sectors, most notably the former, with national/international 

companies which require a North East presence often selecting Newcastle City Centre as their 

preferred location. The digital and creative sectors also have a large presence across Newcastle and 

this is largely driven by SMEs which often opt for not only new Grade A floorspace but also more 

quirky conversions of heritage buildings, for example. Both of these sectors are set to see continued 

growth based on econometric projections.   

 

Summary 

 

 The average annual take-up rate has been 19,045 sq m (205,000 sq ft) over the past five years 

 Of this, 6,875 sq m (74,000 sq ft) relates to Grade A and 12,170 sq m (131,000 sq ft) to Grade 

B stock on average each year 

 Take up in 2015 was the highest it has been since 2011 at 23,597 sq m (254,000 sq ft) 

 Focus on smaller to mid-sized floorplates of up to 929 sq m (10,000 sq ft) (but with the focus 

on the sub-465 sq m (5,000 sq ft) end of the spectrum), where the SME market has dominated 

the take-up of floorspace. In total 65% of floorspace taken up over the last 5 years related to 

units of less than 929 sq m (10,000 sq ft). 

 There is currently c.41,805 sq m (450,000 sq ft) of available office floorspace across Newcastle 

City Centre  

 31% 12,820 sq m (138,000 sq ft) of this is reported to be Grade A and 69% 28,613 sq m 

(308,000 sq ft) Grade B. Much of this is ‘second-hand’ stock and supply is falling rapidly 

 The overall supply of office stock in the City Centre is a third of what it was 4 years ago 

 Based on the 2015 annual take-up rate of 23,597 sq m (254,000 sq ft), this equates to a 

shortage of available supply on the basis that there is less than two years’ supply of floorspace. 

Based on the 5 year average annual take up rate of 19,045 sq m (205,000 sq ft), there is still 

only just over 2 years’ worth of supply across all grades. 

 With the Rocket building going under offer, there is only 9,476 sq m (102,000 sq ft) of available 

Grade A supply in the City Centre. This represents only one years’ worth of supply based on 

2015 Grade A take-up rates 

 The pipeline supply of Grade A office space is limited and we are not aware of any schemes 

due to commence in 2016.  

 There is a critical need for new office development in the City Centre over the short medium 

term and beyond to meet likely occupier needs and ensure that the City can both retain 

indigenous growing businesses and attract new businesses, particularly in key growth sectors 

such as finance and professional services and the creative/digital sectors. 

 

Based on the five year average annual take up rate of 19,000 sqm (205,000 sq ft) and 

assuming a development density of 200%, this equates to a land requirement of 0.95 ha pa 

or 14.2 ha over the 15 local plan period. 

 

  

The graph below in Figure 4.7 identifies the general trends and highlights the issues above, based on 

data compiled by C&W’s in-house research team: 
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Figure 4.7: Take-up/floorspace lettings vs new supply in Newcastle City Centre (source: C&W 

research) 

 

 

 

Newcastle Out-of-Town Office Market  

Demand analysis 

Q4 2015 saw a strong end to the year for the Newcastle out of town office market that led to an annual 

take-up of over 9,290 sq m (100,000 sq ft). The largest deal of the year came in Q4 2015 where 

Ubisoft took 2,694 sq m (29,000 sq ft) at Partnership House, Gosforth. Other significant deals in 2015 

included Cundall Johnson taking 1,300 sq m (14,000 sq ft) also at Partnership House in Q4, and Bede 

Gaming taking 1,151 sq m (12,400 sq ft) at Newcastle Great Park in Q2.   

 

A summary of the out of town office take up over the last 5 years is presented in Figure 4.8 below, 

based on Co-Star data. 

 

Figure 4.8 - Annual take up/floorspace lettings 2011-2015 (sqft) 
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The Newcastle out of town market has been gathering momentum over the last 5 years with office 

take up c.5,748 sq m (61,877 sq ft) in 2011 and reaching over 9,290 sq m (100,000 sq ft) by the end 

of 2014. Although there has been a reduction in the take-up of space of 9% in 2015 from 2014 the 

office market looks set to continue to grow with a strong finish to 2015.  The average take up per year 

fluctuated between 5,388 – 10,126 sq m (58,000 sq ft – 109,000 sq ft) per annum. The average annual 

take up over the last 5 years was 7,897 sq m (85,000 sq ft) per annum. 

 

The tables below identify the total take-up by quarter and year across the Newcastle out-of-town 

market for the past 5 years: 

  

 Table 4.6 – Office floorspace take up/lettings in Newcastle out-of-town 2011-2015 (sqft) 

 

Table 4.7 – Total Annual Take-up/floorspace lettings 2011-2015 (sqft) 

 

                                                        

 

 

The below graph shows the average take-up by quarter across 2015 in the Newcastle out-of-town 

market. This clearly identifies that nearly c.5,574 sq m (60,000 sq ft) of the c.9,290 sq m (100,00 sq 

ft) take up in 2015 was transacted in Q4.  

 
  

Office floor take-up 

Year Quarter Total 

2011 Q1 15,210

Q2 14,969                                                 

Q3 19,521                                                 

Q4 12,177                                                 

2012 Q1 12,224                                                 

Q2 14,745                                                 

Q3 14,423                                                 

Q4 16,896                                                 

2013 Q1 34,908                                                 

Q2 38,376                                                 

Q3 5,454                                                   

Q4 16,862                                                 

2014 Q1 22,544                                                 

Q2 23,415                                                 

Q3 49,157                                                 

Q4 14,464                                                 

2015 Q1 26,331                                                 

Q2 6,804                                                   

Q3 8,891                                                   

Q4 58,924

426,295                                               2011 -2015 Total 

Newcastle out-of-town

Year Total 

2011 61,877                                                 

2012 58,288                                                 

2013 95,600                                                 

2014 109,580                                               

2015 100,950                                               

Average 85,259                                                 
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Figure 4.9 - Quarterly take up/floorspace lettings 2015 (sqft) 

 

                            

 

 

In the Newcastle out-of-town office market there were over 9,290 sq m (100,000 sq ft) of floorspace 

transacted relating to unit sizes above 1,858 sq m (20,000 sq ft) over the five year period, highlighting 

the demand for larger floorplates in the out-of-town business parks. However the focus was still at the 

smaller end of the spectrum with c.19,324 sq m (208,000 sq ft) (49% of total) of space being taken up 

relating to units of less than 465 sq m (5,000 sq ft) and 6,225 sq m (67,000 sq ft) (18% of total) relating 

to units of between 465 and 929 sq m (5,000-10,000 sq ft). This emphasises the focus of the take-up 

on smaller floorplates, where the SME market has dominated the take-up of floorspace, mirroring the 

position for the City Centre with around two-thirds of total floorspace taken up being less than 

929 sq m (10,000 sq ft) in size.  

 

Table 4.8 – Annual floorspace take up/lettings by size 2011-2015 (sqft) 

 

 

Data on the take-up of space by grade/quality in the out of town office market is vague and not readily 

available and has not therefore been included as part of this analysis.  

 

Supply analysis  

The below out of town office availability schedule has been derived from Co-Star based on the most 

up-to-date information available (as at April 2016). This shows all known available out of town office 

space within the Newcastle local authority administrative area (excluding the City Centre).  

 

  
  

2011 2012 2013 2014 2015 Total 

47,326             39,238             29,097              63,328             29,475             208,464             

5001 - 10,000 sq ft 14,551             19,050             13,326              14,233             14,846             76,006                

10,001-20,000 sq ft - - 10,467             27,258             37,725                

- 53,177              21,552             29,371             104,100             

61,877             58,288             95,600              109,580          100,950           426,295             

Size 

Total 

20,000 + sq ft 

0 - 5000 sq ft
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Table 4.9 – Available Office Accommodation  

  

Property   Asking Rent (£ psf)  Available space (sq ft)  

Newcastle House  £                               12.50                                 6,590  

Riverside Studios  £                                 9.79                                 1,021  

Riverside Studios  £                                 9.92                                 2,017  

25-30 Amethyst Rd  £                                 9.79                                 1,021  

Scottish Life House  £                               14.00                                 7,191  

West 1-3  £                               10.00  4528 

Back Goldspink Ln  £                                 3.07                                 3,903  

1 Benton Ter  £                                 8.49                                 1,787  

The Space Works  £                               11.00  2328 

12-14 Blandford Sq  £                                 9.00                                 1,950  

156 Brinkburn St  £                               15.79  1368 

The Windmill  £                               14.00                                 2,840  

Sinclair Court  £                                 7.66                                 1,526  

4A Denton Rd  £                               26.94                                    193  

Fenham Hall South Block  £                               12.99                                 1,387  

Riverside House  £                               12.00                                 1,210  

Rear of Culverdene Nursery  £                                 7.60                                 1,250  

Daft As A Brush House  £                               14.90                                 1,477  

Cragside House  £                                 6.37                                 4,551  

Lansdowne House  £                               14.75                                 1,714  

12-13 Lansdowne Ter  £                                 9.18                                 3,102  

20 Lansdowne Ter  £                                 9.88                                    805  

The Jesmond  £                               22.00                               15,814  

1 Moor Rd S  £                               12.18                                 4,924  

Office & Retail Development  £                               10.54                                 1,044  

The Quadrant  £                               12.50                               11,243  

Newburn House  £                               12.50                               10,444  

9 Portland Ter  £                               12.00                                 1,471  

19 Portland Ter  £                               12.43                                 3,138  

Bulman House  £                                 9.30                               13,212  

Regent Centre  £                                 9.93                             107,706  

Partnership House  £                               15.00  25635 

Audley Mews  £                                 8.65                                 1,849  

Richmond House  £                               11.84  739 

Benton House  £                               10.00                                 8,015  

Old Brewery Court  -                                    739  

555 Shields Rd  £                               19.64                                    691  

Bevan House  £                                 8.00                               18,517  

Sir Bobby Robson House  £                               14.50                                 9,932  

St Peters Wharf  £                                 9.65                                 9,313  

1 Summerhill St  £                                 4.80                                 3,126  

Cookery Block  £                                 5.00                                 2,518  

Central High School  £                               20.00                                 2,000  

13-13B West Rd  £                                 9.88                                    506  

88-89 West Rd  £                                 8.01                                 4,826  



 

 

37 

 

West 15  £                                 9.78                                 2,870  

Walker Riverside Office Premises  £                                 8.00                               13,186  

i4 - Ouseburn Building  -  1085 

Buddle House  -                                 2,880  

John Buddle Work Village  -  1485 

Centre West  -  3527 

The Victoria Buildings  -                                 6,759  

Owners Business Centre  -  301 

77-83 High St  -  798 

The Exchange  -  4002 

Walker Davison House  -  1858 

Gateway House  -  21567 

18 Osborne Rd  -                                    613  

22 Osborne Rd  -                                    555  

20 Portland Ter  -                                    177  

Aston House  -  1250 

Former Caretakers House  -                                 1,065  

Maling Exchange  -  45000 

The Kiln  -  13076 

The Beacon  -  577 

Total   Av. £11.19                             433,792  

 

This identifies that there is c.40,300 sq m (433,792 sq ft) of office accommodation currently available 

for occupation within the Newcastle out-of-town market. There may be additional properties, 

particularly at the smaller end of the size spectrum, not captured by Co-Star but this is helpful in 

providing a conservative approximation of the overall scale of availability.  

 

Based on the average annual out of town take up rate over the last 5 years of c.7,897 sq m (85,000 

sq ft), this equates to circa 5 years’ worth of supply being currently available. Based on the average 

annual take up rates over the last 2 years, there is just over 4 years’ worth of available supply. It is 

worth noting that a proportion of the available out of town supply is also likely to be low quality stock 

in marginal locations which may not be attractive to many occupiers.  

 

Newcastle out of town office market supply and demand summary 

The Newcastle out-of-town office market is in a strong position, with an average annual floorspace 

take-up of 7,897 sq m (85,000 sq ft). There are a number of business parks where most of the market 

activity is concentrated, including; Newcastle Business Park & Newburn Business Park both on the 

River Tyne, Newcastle Great Park located just off the A1 north of Newcastle and Partnership 

House/Regents House in Gosforth. Secondary locations include mostly second hand stock and small 

floorplates above retail units.  

 

It is worth noting that both Quorum and Cobalt Business Parks, two of the largest out-of-town business 

parks in the North East region are located in North Tyneside just outside of the Newcastle Local 

Authority area and these will have a significant impact on the demand for floorspace within the 

Newcastle local authority administrative area. However, occupancy levels are increasing and there 

will soon be the need to plan for the next wave of out of town office requirements to meet long term 

needs.  
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There is c.40,300 sq m (433,792 sq ft) of office accommodation currently available - 21% of this is  

floorspace under 465 sq m (5,000 sq ft), 11% between 465 – 929 sq m (5,000-10,000 sq ft), 22% 

between 929 – 1,858 sq m (10,000-20,000 sq ft) and 46% of available floorspace relating to units 

above 1,858 sq m (20,000 sq ft). This data identifies the out of town market having larger floorplates 

as would be expected. The larger floorplates relate to available space at Regent Centre and 

Partnership House in Gosforth and the Mailing Exchange Development on Walker Road. Office 

pipeline schemes in the Newcastle out of town market include Newcastle Airport Business Park, set 

to become the North East’s premier business location offering 16,258 sq m (175,000 sq ft) of grade A 

business accommodation.   

 

In the Newcastle out-of-town market the average annual take up has been 7,897 sq m (85,000 sq ft) 

over the past five years against a current availability of c.39,950 sq m (430,000 sq ft). Assuming this 

level of take-up continues, this represents a five year supply of office accommodation, taking account 

a large proportion of available office space relates to lower grade stock. The available floorspace in 

neighbouring authorities is worth noting, specifically Quorum and Cobalt Business Parks with available 

office space of over 65,030 sq m (700,000 sq ft).  

 

Summary 

 

 Average annual take-up rate has been 7,897 sq m (85,000 sq ft) over the past five years 

 Take up over the last two years has averaged over 9,920 sq m (100,000 sq ft) per annum 

 Around 25% of take-up over the last 5 years has been for units of over 1,858 sq m (20,000 sq 

ft) and around 50% has been for units of less than 465 sq m (5,000 sq ft), illustrating the focus 

on SME occupiers. 

 Based on the 2015 annual take-up rate of 9,290 sq m (100,000 sq ft), this equates to just over 

4 years’ worth of supply, increasing to 5 years’ worth based on the 5 year average take-up rate. 

 Newcastle Airport Business Park has outline planning consent for up to 16,258 sq m (175,000 

sq ft) of office development which will assist to satisfy future demand if this is delivered but 

there is a need to consider additional employment floorspace allocation for office uses in out of 

town locations to meet projected demand, particularly given that much of the existing supply 

will be likely to be of a lower quality that will not meet all occupier needs. This needs to be 

considered in the context of the significant existing available floorspace at the Cobalt and 

Quorum Business Parks.  

 

Based on the average annual 5 year take-up of 7,897 sq m (85,000 sq ft) and assuming a 

development density of 80%, this equates to a land requirement of 0.98 ha pa or 14.8 ha over 

the 15 local plan period.  
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Gateshead Office Market – supply and demand analysis 

Gateshead Town Centre – demand analysis 

Gateshead Town Centre generally fulfils a secondary role as an office location compared with 

Newcastle, with the majority of the prime office market for the North East region located in Newcastle 

City Centre. Its office stock has increased in the last 10 years or so through developments such as 

Baltic Place and on the Baltic Business Quarter to the north of the core town centre and with its close 

proximity to Newcastle City Centre and ability to offer a differentiated and lower cost option to 

occupiers, there are opportunities for further growth. Headline Grade A rents in Gateshead are 

currently around £14-£15/sq ft.  

 

Q4 2015 saw a strong end to the year in terms of floorspace take-up in Gateshead with over 970 sq 

m (10,400 sq ft), giving an annual take up of over 2,322 sq m (25,000 sq ft). There were only two 

deals over 465 sq m (5,000 sq ft) in 2015 which included Crime Reductions Initiatives taking 799 sq 

m (8,600 sq ft) at 47 Jackson Street in Q4 and What Culture Ltd taking 508 sq m (5,400 sq ft) at Baltic 

Place in Q3. 2015 take up patterns by quarter are illustrated in Figure 4.10 below: 

 

Figure 4.10 – Gateshead Town Centre quarterly take up/floorspace lettings 2015 (sqft) 

 

 

 

Figure 4.11 below illustrates annual take-up patterns over the last 5 years, based on an analysis of 

Co-Star data.  
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Figure 4.11 – Gateshead Town Centre annual floorspace take up/lettings 2011-2015 (Source: 

Co-Star, April 2016) (sqft) 

 

 

 

Over the last five years, occupier take-up of office space within Gateshead Town Centre has been 

increasing, albeit with a reduction in 2013. 2014 saw the highest annual take up of 3,623 sq m (39,000 

sq ft) which was due to the 2,600 sq m (28,000 sq ft) transaction at Baltic Place by Teleperformance 

Ltd. Although take-up in 2015 was 35% lower than this with an annual take up of 2,323 sq m (25,000 

sq ft), it was still above the average annual take-up of 1,950 sq m (21,000 sq ft) over the last five 

years. 

 

The table below identifies the total take-up by quarter for the Gateshead town centre office market 

over the last 5 years based on Co-Star data: 
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Table 4.10 – Office floor space Gateshead Town Centre take up 2011-2015 

 

 

 

 

 

In Gateshead town centre there was over 9,940 sq m (107,000 sq ft) of office based leasehold 

transactions between 2011 – 2015, based on the analysis of the Co-Star data. As per table 4.2 below, 

the majority of transactions were below 465 sq m (5,000 sq ft), totalling c.5,296 sq m (57,000 sq ft) 

(54% of total) and c.1,950 sq m (21,000 sq ft) of take-up related to transactions of between 465 – 929 

sq m (5,000-10,000 sq ft). This shows that the Gateshead town centre market has a strong focus on 

small floorplates with 74% of total floorspace relating to unit sizes of less than 929 sq m (10,000 sq 

ft). There was only one leasehold transaction of over 20,000 sq ft, relating to the 2,601 sq m (28,000 

sq ft) letting at Baltic Place to Teleperformance Ltd in 2014.  

  

 Table 4.11 –Take up by size 2011- 2015  

 

  

 

Gateshead Town Centre – existing supply analysis 

According to the latest VOA data, across the Gateshead Local Authority area as a whole, in 2012, 

there were 1,360 individual rateable office hereditaments across a total of c.241,540 sq m (2.6m sq 

ft) of floorspace, accounting for around 10% of the North East’s total office floorspace. It should be 

noted that this data will be out of date as new floorspace has been delivered since then and some 

Office floor take-up 

Gateshead Centre

Year Quarter Total 

2011 Q1 2,000                                                         

Q2 -                                                             

Q3 9,452                                                         

Q4 2,428                                                         

2012 Q1 4,013                                                         

Q2 11,258                                                       

Q3 -                                                             

Q4 1,365                                                         

2013 Q1 -                                                             

Q2 3,070                                                         

Q3 6,589                                                         

Q4 2,260                                                         

2014 Q1 2,833                                                         

Q2 3,491                                                         

Q3 28,847                                                       

Q4 4,191                                                         

2015 Q1 6,773                                                         

Q2 3,007                                                         

Q3 5,648                                                         

Q4 10,451

107,676                                                    2011 -2015 Total 
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may also have been converted to other uses. It is likely that this will be an understatement of the 

current position and this obviously relates to a wider area than just the town centre. 

 

The below schedule has been derived from Co-Star to identify currently available office floorspace 

within Gateshead Town Centre.   

 

Table 4.12 – Available Office Accommodation Gateshead Town Centre 

  

Building Name  Asking Rent (£)   Available Space (sq ft)   

St Cuthberts Church  £              7.17                                 2,928  

Hymers Court  £            12.04                                    914  

Hymers Court  £            12.04                                    914  

16 Durham Rd  £              7.47                                 1,884  

221-223 High St  £              8.75                                 1,313  

25-49 Jackson St  £              6.25                                 3,271  

10 Regent Terrace  £              8.10                                 1,666  

11 Regent Terrace  £              6.55                                 2,444  

12 Regent Terrace  £              9.06                                    828  

Baltic Place  £            15.00                               49,775  

BMC Building  £              6.00                                 6,461  

Trinity Gate  £            16.00                              19,339  

Aidan House  £              6.00                                 5,119  

5 Walker Terrace  £              8.00                                 2,635  

Total   Av. £9.17                             99,941  

 

The Co-Star data identifies that there is c.9,290 sq m (c.100,000 sq ft) of office accommodation 

currently available for occupation within Gateshead Town Centre. This is likely to be a conservative 

estimate given that we do not have the exact floorspace details for every property and there could be 

additional smaller units within the town centre e.g. above retail units which are not included within the 

Co-Star analysis. c.4,645 sq m (50,000 sq ft) of the overall availability is accounted for by Baltic Place 

and a further c.1,858sq m (20,000 sq ft) relates to the Grade B Trinity Gate building in the town centre.  

Gateshead Town Centre Office Market Supply and Demand Summary 

Gateshead town centre comprises a fairly limited office market, and typically relates to lower grade 

second hand stock. The most recent development of Grade A floorspace is Baltic Place, which has 

headline rents of around c.£15 psf. The main office locations are around Jackson Street and Trinity 

Gate in the town centre, and more recently around Gateshead Quays and Baltic Business Quarter to 

the north of the town centre. Baltic Place is located on the Gateshead Quays site, was delivered in 

2009 and totals 12,170 sq m (131,000 sq ft) of lettable Grade A office space. c.4,645 sq m (50,000 sq 

ft) of this remains vacant at present. There remains the potential for further additional office floorspace 

to be developed on the Gateshead Quays site, a mixed use site of 3.84 ha (9.49 acres) in total. The 

Baltic Business Quarter represents the major office-led development opportunity within the town 

centre and is being promoted by Gateshead Council. The 20 ha site has Accelerated Development 

Zone designation and could accommodate up to 70,000 sq m (753,498 sq ft) of office based and 

ancillary uses and there are already several buildings on the site including Baltimore House, Chalk 

Hill House, the Northern Design Centre and Gateshead College.  
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Summary 

 

 There is c.9,290 sq m (100,000 sq ft) of office accommodation currently available in Gateshead 

town centre. 4,552 sq m (49,000 sq ft) of this relates to Grade A accommodation at Baltic Place 

and 1,858 sq m (20,000 sq ft) to Trinity Gate (grade B). The remaining available floorspace 

relates to unit sizes of below 465 sq m (5,000 sq ft), reinforcing the lack of available large 

floorplates in Gateshead town centre. 

 It is likely that the lack of take-up of larger floorplates reflects the lack of supply. The largest 

units available are c.10,000 sq ft in Baltic Place and there is nothing available above this. This 

is potentially limiting Gateshead’s ability to attract larger occupiers and inward investments  

 In Gateshead town centre the average annual take-up of office space has been 1,950 sq m 

(21,000 sq ft) over the past five years. Across this period, of the 33 transactions, 29 were below 

465 sq m (5,000 sq ft).  

 Assuming the 5 year average annual level of take-up continues, there is approximately five 

years supply of office floorspace, excluding any proposed new floorspace in the pipeline that 

may be delivered in this time. However, there is only c.50,000 sq ft of available Grade A 

floorspace which could quite quickly be absorbed by the market resulting in a lack of a Grade 

A offer to existing/new occupiers. 

 There is currently one major office scheme that is in the pipeline for Gateshead Town Centre; 

One Millennium Quay, on the Gateshead Quays site, with a proposed offering of 5,110 sq m 

(55,000 sq ft) of grade A accommodation (initial proposed start date of 2017). However, there 

is no proposed start date for the development and continued permission of using the site as car 

parking was granted in February 2015 for a further 5 years. Current rental levels are likely to 

limit the ability for this to be delivered speculatively on grounds of a lack of viability.  

 

Based on the average annual take-up of office space of 1,951 sq m (21,000 sq ft) over the 

past five years, assuming a development density of 200%, this equates to a gross land 

requirement of 0.1 ha pa or 1.5 ha over the 15 local plan period.  

 

 

Gateshead Out-of-Town Market  

Demand analysis 

The Gateshead out-of-town office market is predominantly concentrated across the Team Valley 

Trading Estate and East Gateshead and with a smaller quantity at Metrocentre and Dunston. Prime 

rents in the Gateshead out-of-town market are £14 psf at Riverside Business Park. 2015 was a weak 

year for office take-up in the Gateshead out-of-town office market, based on an analysis of Co-Star 

data, which saw only c.1,579 sq m (17,000 sq ft) of new tale-up across the year with all transaction 

deals under 465 sq m (5,000 sq ft), and only 427 sq m (4,600 sq ft) transacted in H2. This is illustrated 

in Figure 4.12 below based on Co-Star data: 
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Figure 4.12 – Gateshead out-of-town market annual floorspace lettings/take up 2011-2015  

 

 

 

The above graph shows the significant 77% decrease in floor space take-up from 2014 to 2015. In 

the 4 years leading up to 2015 there was a gradual increase in floorspace take-up from 4,023 sq m 

(43,300 sq ft) in 2011 to 6,874 sq m (74,000 sq ft) in 2014, with a slight reduction in 2013. The average 

annual floorspace take up between 2011–2014 per annum was 5,388 sq m (58,000 sq ft), but the 

significant decrease in take-up in 2015 reduces the 5 year average to 4,552sq m (49,000 sq ft).  

 

The take-up data presented above is based on Co-Star data. Given the significant anomaly for 2015, 

we have cross-checked this against other C&W data which identifies a further 4 leasehold transactions 

at the Team Valley Trading Estate in 2015 totalling c.2,043 sq m (22,000 sq ft) which are not captured 

within the Co-Star database records. This increases the 2015 take-up from 1,551 sq m (16,695 sq ft) 

to 3,959 sq m (38,695 sq ft) and the 5 year average to 5,043 sq m (54,280 sq ft) rather than 4,552 sq 

m (49,000 sq ft).  

 

The graph below shows the gradual decline of floor space take up in 2015 alone starting at 743 sq m 

(8,000 sq ft) in Q1 finishing at under 279 sq m (3,000 sq ft) in Q4.  

 

Figure 4.13 – Gateshead out-of-town quarterly floorspace lettings/take up 2015 (based on Co-

Star data) 
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Table 4.13 below breaks down the out of town take up data by quarter over the past 5 years, again 

based on Co-Star data: 

 

Table 4.13 – Office floorspace take up/lettings Gateshead out-of-town 2011-2015 (based on Co-

Star data) (sqft) 

 

 

 

The total take-up over the last five years in the Gateshead out-of-town market totalled c.23,226 sq m 

(250,000 sq ft). There were no transactions relating to units over 1,858 sq m (20,000 sq ft), highlighting 

the floorspace take-up concentrating on smaller floorplates. 12,913 sq m (139,000 sq ft) of 

transactions related to floorplates of below 465 sq m (5,000 sq ft) (comprising 56% of total) and 3,530 

sq m (38,000 sq ft) related to transactions between 465 – 929 sq m (5,000 – 10,000 sq ft). There were 

six transactions between 465-929 sq m (10,000 – 20,000 sq ft) totalling 6,596 sq m (71,000 sq ft).  

Office floor take-up 

Gateshead Out-of-Town

Year Quarter Total 

2011 Q1 2,541                                                         

Q2 15,615                                                       

Q3 10,092                                                       

Q4 15,057                                                       

2012 Q1 28,247                                                       

Q2 7,982                                                         

Q3 11,431                                                       

Q4 15,286                                                       

2013 Q1 40,829                                                       

Q2 4,396                                                         

Q3 1,693                                                         

Q4 5,152                                                         

2014 Q1 3,707                                                         

Q2 19,391                                                       

Q3 15,414                                                       

Q4 35,871                                                       

2015 Q1 7,975                                                         

Q2 4,123                                                         

Q3 1,929                                                         

Q4 2,668

249,399                                                    2011 -2015 Total 
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Table 4.14 identifies the take up of space by size band based on Co-Star data: 

 

Table 4.14 – Yearly floorspace take up/lettings by size 2011-2015 (sqft) 

  

  

 

Available Office Accommodation  

The below office availability schedule has been derived from Co-Star data to identify the units available 

within the Gateshead out-of-town office market: 

 

Table 4.15 – Gateshead out of town office availability 

 

 Building Name  Asking Rent (£)   Available Space (sq ft0  

Rathbone  £                                 6.00                                 6,361  

Yours Business Networks  £                               15.00  31826 

Delta Bank Rd  £                                 4.89                                 4,484  

Northumbria House  -                                 7,167  

Derwenthaugh Rd  £                                 5.00                                 3,098  

Derwenthaugh Rd  £                                 5.00                                 1,135  

Derwenthaugh Rd  £                                 5.00                                    756  

Derwenthaugh Rd  £                                 5.00                                 1,393  

50A Durham Rd  £                               10.19                                    485  

Earls House  £                                 9.02                                 4,597  

Eleventh Ave N  £                                 5.00                                 3,200  

The Avenues  £                                 8.50                                 2,093  

Eleventh Ave N  £                                 8.00                                 6,173  

Kielder House  £                               10.92                                 2,539  

Coniston House  £                               10.69                                 2,573  

Derwent House  £                               10.33                                 5,327  

Earls Court  £                                 5.71                               10,150  

Digital House  £                               13.50                               12,168  

Moongate House  £                                 9.75                               25,426  

Your New HQ  £                               14.00                               17,029  

Kingfisher House  £                                 7.29                               13,959  

Enterprise House  £                                 8.00                                 1,550  

Kingsway House  £                                 8.71                                 5,054  

North Bank Block  £                               10.92                                 1,396  

Axis Building  £                               13.50                               11,629  

Metro House  £                                 9.50                               45,000  

Valley House  £                               10.05                                 4,578  

Alexander House  £                               10.99                                 5,915  

Marquis Ct  £                                 9.81                                 5,058  

2011 2012 2013 2014 2015 Total 

27,778             34,028             24,899              36,376             16,695             139,776           

5001 - 10,000 sq ft 5,327                14,591             11,756              6,940               - 38,614              

10,001-20,000 sq ft 10,200             14,327             15,415              31,067             - 71,009              

- - - - - -                    

43,305             62,946             52,070              74,383             16,695             249,399           

Size 

Total 

20,000 + sq ft 

0 - 5000 sq ft
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Marquis Ct  £                                 8.00                                 1,236  

Houghton House  £                                 9.29                                 8,071  

Norwood Rd  £                                 6.00                                 1,344  

Norwood Rd  £                                 7.82                                 5,584  

Flexible Offices  £                                 5.00                                 3,988  

Cameron House  £                               12.50                                 4,861  

Queens Park  £                               13.50                               14,131  

Fifth Avenue Plaza  £                               11.00                               21,743  

Advance House  £                               16.16                                 1,360  

The Avenues  £                                 7.49                                 2,474  

The Watermark  £                               11.61                                 2,368  

The Watermark  £                               14.22                                 2,461  

The Watermark  £                               13.60                                 1,955  

Television House  £                               14.50                               20,388  

Third Ave  £                               13.50                                 2,659  

Gibside House  £                                 9.17                                 1,363  

Design Works  £                               14.00  59664 

Craftworks  £                               14.00  1630 

Allison Court  -                                 2,491  

469 Durham Rd  -                                 1,098  

Boston House  -                                 2,870  

Total   £9.82                              405,858  

 

Based on Co-Star data, this identifies that there is c.37,625 sq m (405,000 sq ft) of office 

accommodation currently available for occupation within the Gateshead out-of-town areas with an 

average asking rent of £9.82/sq ft. This is likely to be a conservative estimate given the database is 

unlikely to include every single available out of town office unit, particularly those at the smaller end 

of the spectrum located above out of town retail units.  

 

Data on the quality/grade of this is not readily available, but much of the existing out of town office 

accommodation is likely to be second hand, low grade stock.    

 

Gateshead out of town Office Market Supply and Demand Summary 

 

Summary 

 

 Analysis of Co-star data indicates there is a significant availability in the Gateshead out-of-town 

market. There is c.37,625 sq m (405,000 sq ft) of out of town office accommodation currently 

available. Much of the available stock relates to Metro Riverside Park, Derwenthaugh Industrial 

Estate and the Team Valley Trading Estate.  

 Based on Co-Star data, the average annual take-up rate over the past five years has been 

4,552 sq m (49,000 sq ft). However, we are aware of 4 additional Team Valley leasehold 

transactions not currently captured within the Co-Star database totaling an additional 2,044 sq 

m (22,000 sq ft) of take-up. This increases the 5 year average annual take-up to 5,017 sq m 

(54,000 sq ft).  
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 Much of the take-up relates to SME based businesses with no transactions across the past five 

years above 1,858 sq m (20,000 sq ft) and 71% of all transactions relating to units under 929 

sq m (10,000 sq ft), based on Co-Star data. 

 Against a current availability of 37,625 sq m (405,000 sq ft), the adjusted 5 year average annual 

take-up rate equates to 7.5 years’ worth of available supply 

 There are no known major office developments in the Gateshead out-of-town market pipeline.  

 

Based on the 5 year average annual take-up of 5,017 sq m (54,000 sq ft) and assuming a 

development density of 80%, this equates to a gross land requirement of 0.63 ha pa or 9.4 

ha over the 15 local plan period. 

 

 

 

 

North East Industrial Market (B2/B8) – supply and demand analysis 

Overview  

Demand for industrial accommodation in the North East region remains high. H1 2015 saw industrial 

take-up in the North East reach just under 1.2m sq ft, the third consecutive 6 month period where 

take-up exceeded 1m sq ft. However, all of this take-up related to Grade B or C stock with no Grade 

A take-up, largely a reflection of the lack of supply of new stock in the market. The manufacturing 

sector has been the most dominant of the B sub-classes, although since 2013, as depicted in figure 

4.13 below, there has been a growth in the demand for B8 floorspace from retailers, a reflection in the 

growth of e-commerce and web-based consumer retailing. The retail sector accounted for just under 

60% of overall B2/B8 take-up in the region in H1 2015, as shown below. All of the H1 retail based 

take-up was by local companies, which implies a growth in retailer confidence in the North East.  

 

Figure 4.13 – North East Industrial Floorspace Take-up/Lettings by Sector  

 

 

Source: Cushman & Wakefield  

 

There have been some small signs of speculative development of sub 1,858 sq m (20,000 sq ft) 

buildings as occupier activity in the market increases. Unlike regions such as the South East, North 

West and Midlands (along the M1 and M6 corridors), developers are still not constructing buildings 
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over 4,645 sq m (50,000 sq ft) on a speculative basis. There is very minimal/zero supply of Grade A 

industrial accommodation in the North East region and all Grade A take-up is expected to be through 

build-to-suit deals for the foreseeable future. However, a large number of occupiers still view this 

option as cost prohibitive and many are considering refurbished poorer quality buildings if they are in 

the right locations.  

 

Continued strong demand for industrial accommodation is projected through the remainder of 2016 

with notable interest coming from the manufacturing, logistics and retail sectors. Give the lack of 

available Grade A supply, most occupiers will struggle to find available accommodation and 

refurbished buildings or build-to-suit options are therefore likely to feature increasingly. For example, 

Vantec are now committed to a new build 40,970 sq m (441,000 sq ft) warehouse close to the Nissan 

plant in Washington. The supply squeeze will be eased nearer the end of the year when three large 

units on the Port of Tyne complex in South Shields return to the market, ranging from 7,990 – 16, 072 

sq m (86,000 - 173,000 sq ft). 

Newcastle Industrial Market – demand analysis 

The Newcastle industrial market has declined in recent years with the area once having an industry 

dominated economy towards one that is more service orientated, having impacts on demand for 

industrial and warehouse space. Retail distribution has kept demand up for industrial units, however 

overall demand has continued to decline with land in some instances being used for more profitable 

uses such as residential development  

 

The Newcastle industrial market primarily focusses around the Airport Industrial Estate, with 

secondary industrial parks including Brunswick Industrial Park close to Dinnington and industrial units 

located on Mercia Way. Based on an analysis of Co-Star data as at April 2016, 2015 was a particularly 

weak year for industrial take-up in the Newcastle industrial market which transacted only c. 8,175 sq 

m (88,000 sq ft) of floorspace compared with an annual average over the 2011-2015 period of 

c.14,214 sq m (153,000 sq ft). Newcastle has lagged behind the other major centres but projected 

increased activity means that prime rents are now beginning to rise. Rents in Newcastle are forecast 

to increase by an average of 2.9% per year over the next five years – the second highest increase in 

the UK - as Newcastle catches up with the other regional centres. Prime rents in the Newcastle market 

are currently c.£5.50 psf.  

 

Figure 4.14 – Newcastle Industrial Floorspace Take-up/Lettings 2011-2015 (Co-Star data) 
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The above graph shows the significant decrease in floor space take-up between 2014 and 2015. In 

the years leading up to 2015 there was a gradual decrease in floorspace take-up from 21,646 sq m 

(233,000 sq ft) in 2011 to 6,875 sq m (74,000 sq ft) in 2013. In 2014 there was a significant increase 

in take-up to 22,761 sq m (245,000 sq ft) as a result of a number of 10,000 sq ft plus transactions, 

The average annual floorspace take up between 2011 – 2015 was 14,214 sq m (153,000 sq ft). 

 
Figure 4.15 – Newcastle Quarterly floorspace take-up/lettings 2015 (Co-Star data) (sqft) 

 

 

 

The above graph shows the quarterly take-up across 2015, with a gradual increase from Q1 at c.1,394 

sq m (15,000 sq ft) to c.3,252 sq m (35,000 sq ft) in Q3. Q4 experienced the lowest take-up across 

the year with only 1,115 sq m (12,000 sq ft), taking the total yearly take-up to  8,175 sq m (88,000 sq 

ft).  

 

The table below identifies the total take-up by quarter across the Newcastle local authority 

administrative area over the last 5 years:  

 

Table 4.16 – Newcastle Industrial Floorspace Take-up/Lettings 2011-2015 (Co-Star data) (sqft) 
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The table shows that the annual take-up fluctuates from 6,875 – 22,761 sq m (74,000–245,000 sq ft), 

with an annual average of 14,214 sq m (153,000 sq ft) and a total take up across the five years of 

71,329 sq m (767,776 sq ft).  

 

Over the 5 years, there were only two transactions of a single unit over 1,858 sq m (20,000 sq ft), 

highlighting the focus of occupier demand on smaller floorplates. 25,083 sq m (270,000 sq ft) of 

transactions related to unit sizes of below 465 sq m (5,000 sq ft) (36% of total) and 14,231 sq m 

(153,000 sq ft) related to unit sizes of between 465 – 929 sq m (5,000–10,000 sq ft). There was 27,473 

sq m (295,723 sq ft) of take-up for units between 929-1,858 sq m (10,000- 20,000 sq ft) (39% of total), 

and only 4,459 sq m (48,000 sq ft) of transactions above 1,858 sq m (20,000 sq ft), representing only 

6% of overall industrial take up and reinforcing the lack of take-up of larger floorplates. This is likely 

to represent the lack of supply as well as the focus of demand on smaller floorplates.  

 

Over the past five years there have been 205 transactions totaling over 71,257 sq m (767,000 sq ft) 

of industrial floorspace with 55% relating to units under 929 sq m (10,000 sq ft). The majority of 

industrial space within the region is focused within the Gateshead area at Team Valley Industrial 

Estate.  

   

Table 4.17 – Newcastle Industrial Floorspace Take-up/Lettings 2011-2015 by size (sqft) 

 

         

 

Newcastle industrial market – supply analysis 

According to the latest VOA data, across the Newcastle Local Authority area as a whole, in 2012, 

there were 1,600 individual rateable industrial hereditaments across a total of c102,190 sq m (1.1m 

sq ft) of floorspace, accounting for around 6% of the North East total industrial space. It should be 

Year Quarter Total 

2011 Q1 8,546

Q2 96,525                                                                 

Q3 56,459                                                                 

Q4 71,976                                                                 

2012 Q1 55,219                                                                 

Q2 38,768                                                                 

Q3 25,589                                                                 

Q4 6,133                                                                    

2013 Q1 7,575                                                                    

Q2 40,278                                                                 

Q3 15,379                                                                 

Q4 10,884                                                                 

2014 Q1 45,646                                                                 

Q2 22,609                                                                 

Q3 94,587                                                                 

Q4 83,107                                                                 

2015 Q1 15,610                                                                 

Q2 26,042                                                                 

Q3 34,269                                                                 

Q4 12,575

767,776                                                               2011 -2015 Total 

Newcastle Industrial Take up 
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noted that this data will be out of date as new floorspace has been delivered since then and some 

may also have been converted to other uses. In practice, this is considered to be an understatement 

of the actual supply position.  

 

The below industrial availability schedule has been derived from Co-star to identify the units available 

within the Newcastle local authority area.  

 

Table 4.18 – Newcastle Industrial Availability (based on Co-Star data) 

 

Building Address  Asking Rent (£)   Available Space  

Airport Industrial Est  £                          9.96                          538  

Airport Industrial Estate  £                          9.69                       1,052  

Airport Industrial Estate  £                          9.57                          538  

Airport Industrial Estate  £                          9.18                       2,927  

Airport Industrial Estate  £                          8.73                       2,562  

Airport Industrial Estate  £                        10.34                          538  

Airport Industrial Estate  £                          4.88                       8,047  

136-138 Atkinson Rd  £                          6.28                       3,186  

Back Chapman St  £                          5.10                       2,500  

6 Back Goldspink Ln  £                          4.22                       2,252  

996 Bath St  £                          0.35                       9,783  

Benfield Rd  £                          5.25                       3,023  

Benfield Rd  £                          2.33                     48,331  

158 Brinkburn St  -                       3,336  

7-14 Brough Park Way  £                          4.25                     17,647  

15-22 Brough Park Way  £                          4.25                       7,912  

15 Brunswick Industrial  £                          3.27                     11,014  

31-35 City Rd  £                          9.80                          974  

15 Fisher St  £                          1.05                       3,101  

1 Ford St  £                          5.00                     20,496  

Foundry Ln  -                       2,000  

Hawick Cres  £                          4.00                       6,644  

Hawick Cres  £                          4.00                       8,839  

Hawick Cres  £                          4.25                       8,788  

Industry Rd  £                          8.80                          612  

Invincible Dr  £                          5.99                       6,008  

Invincible Dr  £                          5.06                       9,283  

Invincible Dr  £                          5.98                       6,025  

2-10 Invincible Dr  £                          6.00                       2,000  

Kingfisher Blvd  £                          6.00                     22,238  

Mary’s Pl  £                          0.72                       8,126  

4A Marys Pl  £                          2.56                       6,444  

Mercia Way  £                          5.49                       1,475  

Mercia Way  £                          5.49                       2,950  

Mercia Way  £                          5.43                       2,025  

Newcastle Airport  £                          8.52                       3,281  

Newcastle International A  £                        16.93                       1,908  



 

 

53 

 

Newcastle International A  £                          9.00                          430  

Noble St  £                          6.12                       6,375  

Ponteland Rd  £                          3.98                     10,290  

Ponteland Rd  £                          3.98                       9,428  

Riversdale Ct  £                          4.60                       1,545  

15-21 Riversdale Ct  £                          4.59                       4,027  

218 Rothbury Ter  £                          4.03                       4,962  

Ruby Park  £                          5.68                       2,799  

Sanderson St  £                          4.28                     37,368  

Sandy Ln  £                          6.03                       4,145  

259 Scotswood Rd  £                          9.94                       4,225  

Shelly Rd  £                          2.71                     30,461  

St Michaels Rd  £                          5.00                       1,500  

Union St  £                          5.77                       4,554  

Walker Rd  £                          5.45                     12,838  

50-50A Walker Rd  -                       1,579  

Walker St  £                          5.50                       2,132  

Wincomblee Rd  £                          5.49                       9,591  

Wincomblee Rd  £                          5.41                     10,998  

Lynnwood Ter  -                          570  

Total   £5.78                  408,220  

This identifies that there is 37,904 sq m (408,000 sq ft) of industrial accommodation currently available 

in the Newcastle area.  

Newcastle Industrial Market - Supply and Demand Summary 

 

Summary 

 Analysis of Co-star data indicates there is a significant availability in the Newcastle market, 

however much of this is second hand stock. There is 37,904 sq m (408,000 sq ft) of industrial 

accommodation currently available in the Newcastle area.  

 The average annual take-up rate has been 14,214 sq m (153,000 sq ft) over the past five years 

against a current availability of 37,904 sq m (408,000 sq ft) across the Newcastle area. 

Assuming this level of take-up continues, this implies there is around two and a half years’ 

supply of floorspace.  

 There are currently no known new industrial schemes either under construction or in the 

pipeline within the Newcastle area.  

 The demand for industrial floorspace is in Newcastle appears to focus on smaller unit sizes of 

less than 1,858 sq m (20,000 sq ft) based on the take-up data, although this is likely to also be 

a reflection of the lack of availability of units over this size band. 
Assuming a development density of 40%, the 5 year average annual take up rate equates 

to a gross land requirement of 3.55 ha pa or 53 ha over the 15 local plan period. 

 

 

Gateshead Industrial Market – demand analysis 

Team Valley Trading Estate is Gateshead’s largest industrial estate and is home to approximately 700 

companies employing in the region of 20,000 people. A number of other smaller estates are distributed 
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across the Borough. In recent years the industrial sector has seen a decline across the country with 

a shift in the industrial economy, although this is being somewhat opposed by an increasing demand 

for retail warehousing. This was evident in 2015 with the second lowest take-up over the past five 

years of 41,806 sq m (450,000 sq ft) compared with take-up in 2014 of 111,484 sq m (1.2m sq ft), 

representing a 63% decline in industrial floorspace take-up in the year. Other industrial locations within 

Gateshead include the recent developments at Portobello Trade Park and Saltmeadows Trade Park, 

Follingby Park and numerous industrial estates along the Blaydon Highway. Prime rents in the 

Gateshead market are currently c.£5.50 psf. 
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Figure 4.16 – Gateshead Industrial Annual Floorspace Take-up/Lettings (based on Co-Star 

data) 

 

 

 

The above graph shows the steady increase in floorspace take-up across Gateshead from c.37,161 

sq m (400,000 sq ft) in 2011 to c.120,774 sq m (1,300,000 sq ft) in 2014. The graph shows the 

significant decrease in take up between 2014-2015 identifying a 65% decrease. The average annual 

floorspace take-up between 2011 – 2015 was 63,824 sq m (687,000 sq ft), with the exceptionally high 

level of take-up in 2014 increasing this five year average.   

 

Figure 4.17 – Gateshead Industrial Quarterly Floorspace Take-up/Lettings 2015 (based on Co-

Star data) (sqft) 

 

 

 

The above graph shows the take up by quarter in 2015, identifying a strong start in Q1 of 12,728 sq 

m (137,000 sq ft) and 13,657 sq m (147,000 sq ft) in Q4 with a total annual take-up of 41,806 sq m 

(450,000 sq ft).  
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Table 4.19 – Industrial Floorspace Floorspace Take-up/Lettings in Gateshead 2011-2015 (based 

on Co-Star data) (sqft) 

 

 

 

The above table illustrates the average take up in each quarter across the last five years. The table 

shows that the take-up per annum fluctuates from 39,670 – 120,774 sq m (427,000 –1,300,000 sq ft), 

with an average take-up of 63,824 sq m (687,000 sq ft) and a total take up across the five years of 

319,313 sq m (3,437,059 sq ft).  

 

Over the 5 years, 171,870 sq m (1,850,547 sq ft) of floorspace taken up related to units of over 1,858 

sq m (20,000 sq ft), highlighting the focus on units at the large end of the size spectrum (54% of total) 

and on the contrary to the Newcastle position where the focus of demand was at the smaller end of 

the spectrum. 45,429 sq m (489,000 sq ft) of transactions were for floorspace below 465 sq m (5,000 

sq ft) (14% of total) and 40,784 sq m (439,000 sq ft) related to transactions between 465-929 sq m 

(5,000 – 10,000 sq ft) (13% of total). 61,093 sq m (657,597 sq ft) of take-up related to units between 

929- 1,858 sq m (10,00- 20,000 sq ft) (19% of total). This data highlights the focus of recent demand 

towards  larger floorplates, with 73% of total floorspace relating to units above 929 sq m (10,000 sq 

ft) and 54% relating to units of over 1,858 sq m (20,000 sq ft).  

 

There were 376 transactions over the past five years from 2011-2015 resulting in 315,871 sq m (3.4m 

sq ft) of industrial floorspace take-up. There were 85 transactions in the year 2015, 13% higher than 

the average over the 2011-2015 period, showing market strength, although an increased shift 

towards smaller units of less than 5,000 sqft which resulted in a lower overall level of take-up than 

in the previous 3 years.  

 

Table 4.20 – Industrial Floorspace Take-up/Lettings by Size 2011-2015 (sqft) 

 

   

Year Quarter Total 

2011 Q1 211,786

Q2 99,011                                                                      

Q3 44,613                                                                      

Q4 71,886                                                                      

2012 Q1 264,903                                                                   

Q2 175,241                                                                   

Q3 63,179                                                                      

Q4 131,361                                                                   

2013 Q1 253,391                                                                   

Q2 170,073                                                                   

Q3 150,693                                                                   

Q4 69,240                                                                      

2014 Q1 758,995                                                                   

Q2 207,863                                                                   

Q3 159,538                                                                   

Q4 153,477                                                                   

2015 Q1 137,599                                                                   

Q2 83,751                                                                      

Q3 83,001                                                                      

Q4 147,458

3,437,059                                                                2011 -2015 Total 

Gateshead Industrial Take-up 
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Gateshead industrial market – existing supply analysis 

The below availability schedule for Gateshead has been derived from Co-star data to identify the 

currently available units within the Gateshead local authority area.  

 

Table 4.21 – Gateshead Industrial Availability (sqft) 

  

Building Address  Asking Rent (£)   
 Direct Available Space 
(sqft) 

Abbotsford Rd  £                                    2.50                               26,175  

Baltic Rd  £                                    3.94                                 2,956  

Baltic Rd  £                                    4.21                                 3,754  

Bamburgh Ct  £                                    5.50                               17,282  

Banks Ct  £                                    2.58                                 5,034  

Brewery Ln  £                                    4.15                                 3,616  

Brewery Ln  £                                    3.74                                 1,603  

Derwenthaugh Rd  £                                    4.00                                    856  

Derwenthaugh Rd  £                                    4.00                                 5,385  

Derwenthaugh Rd  £                                    4.00                                 1,373  

Derwenthaugh Rd  £                                    4.00                                 4,097  

Derwenthaugh Marina  £                                    5.50                                 3,275  

Douglas Ct  £                                    8.43                                 1,005  

Douglas Ct  £                                    8.44                                 1,220  

Dukesway  £                                    4.14                               25,381  

Dukesway  £                                    4.09                               11,000  

Dukesway  £                                    4.75                               15,789  

Dukesway  £                                    8.59                               26,630  

Dukesway  £                                    6.29                               19,998  

Dukesway  £                                    6.31                               12,162  

Dukesway Ct  £                                    5.92                               37,653  

Dutton Ct  £                                    4.50                               14,342  

Earlsway  £                                    3.75                                 8,300  

Earlsway  £                                    4.90                                 2,200  

Earlsway  £                                    6.65                                 5,638  

Earlsway North  £                                    4.00                               26,171  

8 East St  £                                    5.58                                 2,689  

Eleventh Ave  £                                    6.24                                 8,509  

Eleventh Ave  £                                    5.20                               22,085  

Eleventh Ave  £                                    6.98                                 5,018  

Eleventh Ave  £                                    6.50                                 9,584  

Eleventh Ave  £                                    3.64                               21,560  

Fell Bank  £                                    3.22                                 8,540  

Follingsby Clos  £                                    4.75                               32,726  

Follingsby Clos  £                                    5.40                                 5,575  

Follingsby Clos  £                                    5.51                                 5,597  

Follingsby Clos  £                                    5.50                               13,183  

Follingsby Clos  £                                    5.50                                 7,112  
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Fourth Ave @ Princes 
Park  £                                    5.53                                 7,409  

Green Ln  £                                    2.53                                 9,479  

Green Ln  £                                    2.58                                 5,110  

Green Ln  £                                    3.69                                 5,125  

Green Ln  £                                    3.43                                 3,503  

Green Ln  £                                    2.73                                 8,796  

Halifax Ct  £                                    6.33                                 4,770  

Halifax Rd  £                                    5.49                                 4,647  

Haugh Ln  £                                    3.71                                 6,729  

Heworth Way  £                                    4.03                                 7,266  

Kings Park  £                                    6.86                               36,760  

Kingsway N  £                                    5.77                               16,282  

Kingsway South  £                                    5.63                               19,347  

Lloyd Ct  £                                    3.28                                 1,586  

Newburn Bridge Rd  £                                    3.99                                 5,020  

Newburn Bridge Rd  £                                    2.58                                 5,812  

Ninth Ave  £                                    5.17                               11,599  

Octavian Way  £                                    4.70                                 5,851  

Octavian Way  £                                    6.50                                 7,290  

18 Octavian Way  -                                 1,748  

Park Rd  £                                    3.25                                 9,847  

Patterson St  £                                    2.62                               22,907  

Patterson St  £                                    2.00                               28,272  

Patterson St  £                                    2.00                               39,295  

Penshaw Way  £                                    5.00                               18,593  

Portobello Rd  £                                    9.00                               13,760  

Portobello Rd  £                                    7.50                               11,672  

Portobello Rd  £                                    9.00                                 4,455  

Portobello Rd  £                                    9.00                                 9,220  

Portobello Rd  £                                    6.00                               22,795  

Princes Park  -                               13,095  

Queensway N  £                                    5.74                               22,400  

269 Queensway S  £                                    6.15                                 3,251  

270 Queensway S  £                                    6.15                                 3,251  

Queensway Ct  £                                    4.30                                 7,358  

Rear Of Coxon 
Terrace  £                                    3.16                                 8,613  

Saltmeadows Rd  £                                    4.72                                 2,545  

Saltmeadows Rd  £                                    4.16                                 4,803  

Sands Rd  £                                    4.41                                 4,944  

Shields Rd  £                                    5.28                                 1,288  

Shields Rd  £                                    4.31                               11,535  

St Omers Rd  -                                    347  

Stadium Rd  £                                    5.06                                 3,956  

Stargate Industrial 
Estate  £                                    2.75                               29,111  

Station Approach  £                                    2.60                               61,573  
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Station Approach  £                                    5.12                               12,803  

Station Ln  £                                    4.10                                 6,979  

Station Ln  £                                    3.43                                 4,150  

Stirling Ct  £                                    6.00                                 3,014  

The Avenues  £                                    6.51                                 1,248  

Third Ave  £                                    7.70                               11,620  

Toll Bridge Rd  £                                    5.75                                 2,895  

Toll Bridge Rd  £                                    5.90                               10,671  

Whickham Industrial 
Estate  £                                    6.00                                 2,300  

Chainbridge Rd  Withheld                                 7,531  

Chainbridge Rd  Withheld                               67,334  

Earlsway  Withheld                               12,105  

Earlsway  Withheld                                 9,810  

Follingsby Close  Withheld                               13,370  

Kingsway North  Withheld                               34,780  

431 Kingsway S  Withheld                               45,982  

1 Kingsway North  Withheld                               34,390  

2 Kingsway North  Withheld                               34,390  

N290 Kingsway South  Withheld                               19,012  

Lobley Hill Rd  Withheld                               64,744  

380 Princesway  Withheld                               16,924  

White Rose Way  Withheld                                 6,617  

Total                            1,380,757  

 

The data in this table identifies that there is c.128,206 sq m (1,380,000 sq ft) of available industrial 

accommodation in Gateshead as at April 2016, although clearly this is constantly changing and a low 

number of transactions of large units can change this position significantly. Analysis of 2012 VOA data 

indicates that there was 1.95 million sqm of industrial floorspace in total across the Gateshead local 

authority area in 2012 (12% of the North East total), which, based on the above, indicates that 

approximately 7% of the total stock is available which is a low void rate (although accepting that the 

total stock position will have changed since 2012 and that the Co-Star based availability analysis will 

not pick up every square metre of available floorspace).  
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Gateshead Industrial Market - Supply and Demand Summary 

 

 

Summary 

 Analysis of Co-star data indicates there is significant availability in the Gateshead industrial 

market, however, much of this is second hand stock. There is c.128,206 sq m (1.3m sq ft) of 

industrial accommodation currently available.  

 Pipeline schemes in Gateshead include two new developments at Team Valley Trading Estate 

and the nearly completed Portobello Trading Park scheme (which will provide 9,290 sq m 

(100,000 sq ft) of floorspace once the final phases have been completed). The second phase 

of Queens Court at Team Valley is underway which will provide 1,022 sq m (11,000 sq ft) of 

new industrial space and Earlsway Trade Park is a new 2,044 sq m (22,000 sq ft) development, 

providing SME units ranging from 177-304 sq m (1,905-3,270 sq ft). This is the first SME 

development on Team Valley in eight years and is expected to address the supply of small 

SME units in the area.  

 The average annual take-up rate has been 63,824 sq m (687,000 sq ft) over the past five years 

against a current availability of 120,774 sq m (1.3m sq ft) across the Gateshead area. Assuming 

this level of take-up continues this represents less than two years supply, excluding any 

additional new floorspace that may be delivered.  Take-up in 2015 was significantly less than 

the previous year although this was due to an exceptional year in 2014 with two major 

transactions which distorted the 5 year average trends. In 2014, Ducab UK Ltd took 49,237 sq 

m (530,000 sq ft) on Durham Road in Birtley and Doosan Babcock Ltd took 9,290 sq m (100,000 

sq ft) at the East Gateshead industrial Estate. These two transactions total 58,527 sq m 

(630,000 sq ft), and with a further eight transactions over 1,858 sq m (20,000 sq ft) equating a 

total of 89,690 sq m (965,448 sq ft). In 2015, there were just four transactions over 1,858 sq m 

(20,000 sq ft) totaling 11,613 sq m (125,000 sq ft).   

 Demand has been spread fairly evenly across all unit size ranges under 1,858 sq m (20,000 sq 

ft), however there has been also been clear evidence of occupier demand for larger floorplates 

of over 1,858 sq m (20,000 sq ft) and total transactions for unit sizes of 1,858 sq m (20,000 sq 

ft) + accounted for over 50% of all transactions over the 5 year period. In 2015, whilst there was 

a relatively high quantum of transactions, 70% of these related to unit sizes of 5,000 sqft and 

below. 

 Assuming a development density of 40%, the 5 year average annual take-up rate equates 

to a gross land requirement of 15.96 ha pa or 239 ha over the 15 local plan period. 
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5.0 Quantitative Assessment of requirements to 2030 

Introduction 

This section presents a quantitative assessment of estimated employment land requirements to 2030. 

It is based upon three different perspectives of future need. This ‘three pronged’ approach enables a 

more broad and rational view to be adopted to assessing need. However, this still has limitations and 

there is a need to consider other factors which may drive employment land requirement changes 

beyond those identified within this quantitative analysis, as has been done in the latter sections of this 

report 

The three approaches to the quantitative assessment include the following: 

 Floorspace letting take-up based projections – an analysis of the scale of floorspace lettings 

over the past 5 years by use type, as detailed in the previous section based on Co-Star property 

data. This provides an indication of the scale of letting activity/demand and a future projection of 

employment land need based on this can be made. This is a useful source of evidence based on 

actual take-up although some caution needs to be applied to the future estimates given that this 

data will include a degree of occupier churn/relocation which does not necessarily result in net 

new employment land requirements. 

 

 Historical take-up of employment land – both Newcastle and Gateshead local authorities 

record and publish data on the scale of completions of new office, industrial and warehousing 

floorspace each year. This data has been reviewed over a 10 year timeframe since 2004/05 to 

establish an average annual level of floorspace completion. Given the focus on new floorspace 

completion, this is likely to provide a more accurate view of future employment land need than the 

above lettings-based approach. Nonetheless, projecting future trends based on historical take-up 

provides an indication of need that is constrained by past supply and the factors that have affected 

this (eg. the availability of sites, and the viability of development). 

 

 Econometric forecast-based projections – econometric projections of employment change by 

industry sector at the local authority level from Oxford Economics between 2015 and 2030 have 

been used to determine what this translates into by way of employment land needs, based on 

assumptions around employment densities and plot ratios. However, this needs to be interpreted 

with caution given the uncertainties around these projections.  

Floorspace letting based projections 

Section 4 of this report presents our analysis of the Co-Star data on floorspace lettings over the past 

5 years for office and industrial use types across Newcastle and Gateshead. The following estimations 

of gross employment land need can be drawn from this analysis (note this reflects forward projections 

for a 15 year period in 5 year tranches based on an extrapolation of the annual average floorspace 

lettings achieved over the past 5 years): 
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Table 5.1 – Floorspace letting based projections (based on Co-Star Property Database data) 

 

Hectares of employment 

land 

2015-2020 2020-2025 2025-2030 TOTAL 2015-

2030 

Newcastle City Centre – 

Office 

4.75 4.75 4.75 14.25 

Newcastle Out of Town – 

Office 

4.93 4.93 4.93 14.80 

Newcastle - Industrial 17.76 17.76 17.76 53.30 

Gateshead Town Centre – 

Office 

0.49 0.49 0.49 1.46 

Gateshead Out of Town – 

Office 

3.15 3.15 3.15 9.45 

Gateshead - Industrial 79.78 79.78 79.78 239.34 

 

It should be noted that as per the previous section of this report, different plot densities have been 

assumed for city/town centre and out of town office locations to reflect the density of developments 

likely to come forward. A higher plot density is assumed for the city/town centre office uses (200%), 

compared with 80% for the out of town schemes and this reduces the employment land requirements 

in the city/town centres.  

Historical Take–up of Employment Land 

This section considers the likely level of gross demand for new floorspace in Newcastle and 

Gateshead based upon data made available by each local authority on the annual completion of new 

office, industrial and warehousing floorspace over the past 10 years since 2004/05. This is a useful 

indicator of likely future demand on the basis that it illustrates how much floorspace has been delivered 

in recent years to meet the needs of existing relocating or expanding businesses or those moving into 

the area from outside. It does, however, present a gross demand estimation and consideration also 

needs to be given to space that is already occupied or available and sectoral changes within the 

economy which may impact upon future occupier demands.  

Newcastle 

The below table illustrates the floorspace completions over the past 10 years by each sub-B class use 

type across the Newcastle local authority area. A breakdown by City Centre/Out of Town is not 

available. 
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Table 5.2: Floorspace completions in Newcastle between 2004/05 and 2014/15 (Newcastle City 

Council Annual Monitoring Report) 

 

 

Table 5.3 below applies the above 10 year average annual data to estimate the likely annual 

employment land need by sub-B Class use type, through the application of the following assumed 

plot densities: 

 

 B1 – 125% (to account for average of both city/town centre and out of town offices) 

 B2 – 40% 

 B8 – 40% 

 

Table 5.3: Projected employment land requirements for Newcastle based on historical annual 

floorspace completions 

 

 

Using the historic average completions data and extrapolating these forward, this therefore implies 

the following additional employment land requirements over the 15 year local plan period: 

 

 B1 – 31 ha 

 B2 – 23 ha 

 B8 – 5 ha 

Gateshead 

The below table illustrates the floorspace completions over the past 10 years by each sub-B class use 

type across the Gateshead local authority area. A breakdown by City Centre/Out of Town is not 

available. 
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Table 5.4: Floorspace completions in Gateshead between 2004/05 and 2014/15 (Gateshead 

Council Annual Monitoring Report) 

 

 

 

Table 5.5 below applies the above 10 year average annual data to estimate the likely annual 

employment land need by sub-B Class use type, through the application of the same plot density 

assumptions as above, 

 

Table 5.5: Projected employment land requirements for Gateshead based on historical 

annual floorspace completions 

 

 

 

Using the historic average completions data and extrapolating these forward, this therefore implies 

the following gross employment land requirements over the 15 year remaining local plan period: 

 

 B1 – 8 ha 

 B2 – 23 ha 

 B8 – 19 ha 

 

Employment demand forecast-based requirements 

Econometric based employment forecasts can be used as a proxy for identifying the likely levels of 

future employment floorspace and land requirements. Forecasts of net changes in employment by 

sector can be converted into employment land requirements through applying estimates of the 

average amount of floor space occupied per employee and the amount of floor space per hectare of 

land (i.e. the plot ratio).  

 

Employment forecasts have been obtained from Oxford Economics’ econometric forecast data at the 

local authority level based on 19 industry groups between 2015 and 2030. The following industry 

groups were included within each of the relevant B sub-classes: 
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 B1 – Information and Communication, Financial and Insurance, Real Estate Activities, 

Professional/Scientific & Tech, Administrative & Support.  

 B2 – Manufacturing 

 B8 – Transportation and Storage 

 

The projected changes in employment have been translated into floorspace changes through the 

application of the Homes and Communities Agency’s Employment Density Guide 2015 (3rd Edition). 

This provides an estimate of the floor area requirements per employee by type of development and 

the following employment densities have been assumed in accordance with this: 

 

 Offices – 1 FTE per 12 sq m (NIA) 

 Industrial – 1 FTE per 36 sq m 

 Warehousing – 1 FTE per 70 sq m 

 

The estimated change in floorspace requirements has been translated into employment land 

requirements using the following average plot to floorspace ratios, which are based on a combination 

of industry norms and our assessment of several existing buildings within the local area: 

 

 Offices – 125% 

 Industrial – 40% 

 Warehousing – 40% 

 

These are average plot densities and can vary significantly, particularly office development across 

both city centre and out of town locations. Plot densities for office development in city centres can be 

over 200% but much less in out of town business park locations and given the projections do not 

differentiate between the two, an average assumption of 125% has been applied. 

 

Newcastle 

The tables below illustrate the projected employment changes over the period 2015-2030 across the 

office, industrial and warehousing use classes and the assumed impacts of this upon floorspace and 

employment land requirements within the Newcastle local authority area.  

 

Table 5.6: Employment change 2015-2030 

 

 

 

Table 5.7: Floorspace projections 2015-2030 
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Table 5.8: Employment land requirements 2015-2030 

 

 

 

The employment land requirement trends are illustrated in Figure 5.1 below: 

 

Figure 5.1 – Newcastle ELR requirements (based on Oxford Economics data) 

 

 

 

 

The following points can be interpreted from this data: 

 

 Between 2015 and 2030, office based employment is expected to increase by circa 5,000 

employees (11%) and warehousing based employment is projected to increase slightly by circa 

200 employees (3%), although industrial based employment is projected to decrease by circa 

1,800 employees, a 20% reduction on the 2015 estimate.  

 

 Between 2015 and 2030, office based floorspace requirements are expected to increase by 

c.72,000 sq m (775,026 sq ft) (11%) and warehousing requirements are projected to increase by 

c.15,000 sq m (161,463 sq ft) (3%), although industrial floorspace requirements are projected to 

decrease by 64,000 sq m, (688,912 sq ft) a 20% reduction on the 2015 requirement.  

 

 Between 2015 and 2030, industrial land requirements are due to decrease by c.16ha. However, 

office and warehousing employment land requirements are both set to increase by 5.8ha and 3.9 

ha respectively over this period.   
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Gateshead 

The tables below illustrate the projected employment changes over the period 2015-2030 across the 

office, industrial and warehousing use classes and the assumed impacts of this upon floorspace and 

employment land requirements within the Gateshead local authority area:  
 

Table 5.9: Employment change 2015-2030 

 

 
 

Table 5.10: Floorspace projections 2015-2030 

 

 

 

Table 5.11: Employment land requirements 2015-2030 

 

 

 

The employment land requirement trends are illustrated in Figure 4.19 below: 

 

Figure 5.2 – Gateshead ELR requirements (based on Oxford Economics data) 
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The below can be interpreted from this data: 

 

 Between 2015 and 2030, office based employment is expected to increase by circa 3,000 

employees (14%) and warehousing based employment is projected to increase slightly by circa 

100 employees (2%), although industrial based employment is projected to decrease by circa 

2,800 employees, a 20% reduction on the 2015 estimate.  

 

 Between 2015 and 2030, office based floorspace requirements are expected to increase by 

c.45,000 sq m (484,391 sq ft) (14%) and warehousing requirements are projected to increase by 

7,000 sq m (75,349 sq ft) (2%), although industrial floorspace requirements are projected to 

decrease by 103,000 sq m (1,108,719 sq ft), a 20% reduction on the 2015 requirement.  

 

 Between 2015 and 2030, industrial land requirements are expected to decrease by c.25ha. 

However, office and warehousing employment land requirements are both set to increase very 

modestly by 3.6ha and 1.7 ha respectively over this period.   

 

It should be noted that the latest Oxford Economics projections that have been used to inform this are 

just one source of available econometric data that is available. The previous employment land review 

was based on projections from Cambridge Econometrics and St Chads College (Durham University). 

By way of example of the differences in the projections, as shown in table 5.12 below, the Oxford data 

projects that the number employed in office, industrial and warehousing use classes will increase from 

62,400 in 2015 to 65,900 in 2030 in Newcastle, a 5.6% increase. However, the previous Cambridge 

data that was applied in the 2012 ELR suggested that it would increase from 61,900 in 2015 to 70,700 

in 2030, an increase of 14%. Despite these Cambridge projections being from 2011/1 (and they will 

have since been revised in accordance with economic/demographic change since then), this 

highlights the extent to which the econometric data varies by source and for the purposes of this study, 

the latest Oxford Economics projections have been applied, although with the necessary cautions and 

caveats as required. 

 

Table 5.12 – Illustrative example of the difference between the previous 2011/12 based 

Cambridge Econometric employment projections that were used to inform the 2012 ELR and 

the latest 2015 based Oxford Economics projections 
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Labour supply forecast-based requirements 

Based on the labour supply-based data presented in Section 3, whilst there is moderate population 

growth projected across both the Newcastle and Gateshead local authority areas to 2030, there is a 

forecast decline in the working age population of -2.3% in Newcastle and -6.0% in Gateshead, based 

on the latest Oxford Economics’ forecasts. The working age population is set to decrease by c.4,600 

in Newcastle in c.7,600 in Gateshead during this period in terms of headcount. It is not suggested that 

this labour supply based metric is used as a proxy for estimating employment land requirements but 

it is nonetheless an important consideration where the labour demand data suggests an anticipated 

increase in jobs being created so that this demand can be met.  
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6.0 Summary and policy implications 

Summary of key drivers of change 

The analysis contained in this report has considered a number of external key drivers that could impact 

on future employment land needs, including policy, economic and commercial drivers.  In summary: 

 

Policy drivers  

 

National changes in planning legislation designed to simplify and speed up planning can have a 

significant impact on employment land needs and how these are planned for.  The emphasis on growth 

and accelerating delivery can have positive benefits in terms of bringing forward commercial 

development projects however one unintended consequence of the housing growth agenda could be 

the loss of employment sites and premises to higher value residential development and the resultant 

erosion of employment land supply.  Careful regard is therefore required to ensure adequate 

replacement supply and appropriate policies to safeguard the best sites and premises.  

 

The impact of localism with increased resources and flexibilities for Local Enterprise Partnerships to 

promote and deliver economic growth is also a key driver of economic development needs locally. 

The priorities of the North East Strategic Economic Plan in relation to several growth sectors and the 

area based initiatives such as the Enterprise Zone designed to incentivise occupiers and developers 

will drive demand for commercial land and floor space and careful consideration to the land and floor 

space implications is required. 
 

Economic Drivers 

 

Analysis of Oxford Economics data indicates that the combined population of the two local authority 

areas is going to grow marginally over the 2015-2030 period, but that the working age population is 

going to actually fall.  Whilst this indicates no growth in labour supply based demand for jobs, it should 

be noted that changes in commuting patterns and increased housing growth locally could influence 

demographic changes locally. 

 

Employment forecasts indicate overall a small increase in employment over the period within the two 

areas.  However, this relatively small change masks significant variation between employment sectors 

with growth in professional and business services anticipated in contrast with a continuation of the 

long term decline of manufacturing employment predicted.  These changes indicate the need for a 

gradual rebalancing of the employment land portfolio away from B2 manufacturing land towards office 

and logistics.  With the changes anticipated there are also significant structural shifts in economic 

activity such as the off-shore sector which has the potential to drive demand for employment land and 

floor space. 
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Commercial drivers 

 

The commercial property market is the main driver of land and floor space demand, generating a 

regular churn of occupier requirements.  In recent years the combined area has generated an average 

annual quantum of lettings of office floorspace of in the order of 33,400 sq m (360,000 sq ft).  The 

industrial market has delivered an annual average of 78,038 sq m (840,000 sq ft) of take up.  

Therefore, the churn of requirements driven by a variety of changing occupier needs is a key 

determinant of the demand for new floor space. 

Summary of quantitative analysis 

This analysis has explored a number of mechanisms to inform an estimate of the likely employment 

land requirements of the Newcastle and Gateshead local authority areas over their Local Plan periods. 

In addition to providing an overview of key market and economic drivers from a qualitative perspective, 

three key sources of evidence of potential future demand have been assessed, as below: 

 

 Leasehold transaction data across the office and industrial sectors in the Newcastle and 

Gateshead local authority areas over the past 5 years to identify average annual take-up which 

has then been projected forward (based on Co-Star data) and converted into land requirements 

based on prevailing development densities 

 

It should be noted that this method provides a gross estimate of floorspace requirements that is 

based on the flows of occupiers through buildings.   

 

 Annual floorspace completions based on Annual Monitoring Report (AMR) data for both local 

authorities over the past 10 years, converted into estimates of annual employment land take-up 

which has then been used as a forward projection of take-up. 

 

This method provides a gross estimate of the land required.  It should be noted that some land 

that is vacated for employment use will be capable of re use thus it is likely to present an inflated 

picture of the overall need given that in some cases land is vacated and then comes back into the 

pipeline of supply. 

 

 Econometric projections of likely employment land needs based on Oxford Economics’ data on 

employment change and translating this into floorspace requirements and associated employment 

land needs 

 

The econometric projections provide a net estimate of requirements.  However it should be noted 

that they do not take account of the churn of space arising from firms looking to move premises 

within the area. 

 

A table summarising the key headline implications of these three approaches to estimating likely 

employment land needs is presented below: 
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Table 6.1: Employment land requirement scenarios 

 

Employment land requirement changes to 2030 in hectares (excluding existing supply) 

 Historical lease 

transactions (based on 

Co-Star data over 5 

years) – Gross 

requirement 

Annual Monitoring 

Reports – 5 year 

floorspace 

completions – Gross 

requirement 

Oxford 

Economics’ 

Econometric 

Forecasts – 

Net 

requirement 

Newcastle    

Office floorspace – City Centre 14.2 31.4 6 

Office floorspace – Out of town 14.8 

Industrial floorspace 53 28.3 -12 

TOTAL 82 59.7 -6 

    

Gateshead    

Office floorspace – Town Centre 1.5 8.5 4 

Office floorspace – Out of town 9.4 

Industrial floorspace 239 42 -24 

TOTAL 250 50.5 -20 

 

 

Allowance for churn, margin of choice and policy factors 

There is no definitive methodology to estimate likely future employment needs and it is important to 

consider each of the above approaches. However, it is evident that they each arrive at different 

employment land quantums and this needs to be considered further. The most significant anomaly 

appears to relate to the econometric forecasting based approach. The employment land requirements 

attributed to this are much lower and in the case of industrial land allocations, the data suggests that 

there is a need for a lower quantum of land in 2030 than at present, based on the projected 

employment declines in the manufacturing sector. Caution needs to be adopted in relation to the 

econometric forecast based approach for the following reasons: 

 

 The data assumes efficiencies in the re-use of employment land and floorspace which is not 

necessarily the case as a result of the following: 
o There will be a number of employment sites that are no longer suitable for continued 

medium-long term employment use, particularly with better located sites coming forward 

o Some sites are/will no longer be available for employment use and there may be plans to 

hold/redevelop for alternative uses, particularly higher value generating uses such as 

residential (given the focus on housing delivery on brownfield sites) 

o Some sites will no longer be viable for employment uses, particularly where there are 

remediation/infrastructure requirements 

o The impacts of increasing Permitted Development Rights will also make it more 

straightforward for site owners/promoters to secure planning permission for alternative 

site uses which may be attractive with the potential to generate higher land values. 

 

 The data does not allow for any degree of margin of choice from an occupier perspective and 

merely represents the minimum level of employment land needed. It is critical that both local 

authorities plan to ensure that there is a sufficient degree of choice around the scale, type and 
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quality of employment sites and premises, to meet occupier demands and to both retain existing 

indigenous businesses and attract new inward investment. There is always a need to plan for 

more than the absolute minimum land/floorspace requirements to account for occupier churn – at 

any point in time there are occupiers relocating within the local authority areas which may be for 

a number of reasons related to cost, quality, location, flexibility of lease terms, proximity to supply 

chains/transport infrastructure etc.  

 

On the basis of the above, we consider the focus of employment land projections should be on the 

evidence of historical take-up/completions. The most accurate form of evidence relates to the AMR 

data on the basis that this accounts for average annual actual floorspace completions over the past 

10 years. Whilst the leasehold transaction data is a valid perspective of floor space demand, the 

emphasis on future land requirement projections should be on the AMR data as the leasehold 

transaction data also includes data relating to occupier flows/churn which will distort the data. This is 

particularly pertinent in relation to the industrial floorspace data, where the respective employment 

land requirement is much higher than under the AMR based requirement. This reflects the high levels 

of tenant/occupier churn in the industrial sector and the shorter lease terms that are often apparent. 

Limited weighting should therefore be given to the industrial floorspace requirements informed through 

the lease transaction data approach. The projected office-based employment land requirements for 

both local authorities are fairly consistent across both the leasehold transaction and AMR data 

approaches and this provides confidence over the validity of these projections.  

 

On the basis of the above, it is suggested that the following minimum additional employment land 

requirements should form the basis for planning purposes over the next 15 year Local Plan period: 

 

Table 6.2: Gross take up based projection of land required (excluding Enterprise Zone sites) 

 

 Newcastle Gateshead 

Office based employment land 31 ha 9 ha 

Industrial based employment land 28 ha 42 ha 

TOTAL 59 ha 51 ha 

 

In addition to the above, both councils may wish to consider increasing the overall supply to take 

account of key policy or strategic investments such as the North East Enterprise Zone sites. These 

sites benefit from special incentives which could act as a catalyst for additional demand not reflected 

in historical based take up levels recorded over the last decade.  In the case of Newcastle International 

Airport there is understood to be restrictions over air related activities which also provides a 

justification for a special case to be made within which this site is supplementary to the above figures 

of need. 

 

We would also recommend that each authority keeps a minimum at any one time of five years’ supply 

or deliverable employment land to ensure that it is able to provide the margin of choice to meet 

requirements.  As the end of the existing Local Plan period approaches this may necessitate bringing 

forward further land at that point in time. 

 

Taking into account of the Enterprise Zone sites in addition to the projection of take up, the overall 

land requirement would be as follow: 
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Table 6.3: Recommended maximum employment land requirements (i.e. with EZ sites) 

 

 Newcastle Gateshead Combined 

Office based employment 

land 

31 ha 9 ha 40 ha 

Industrial based 

employment land 

28 ha 42 ha 70 ha 

Enterprise Zone sites* 69.29 ha 28 ha 97.29 ha 

TOTAL 128.29 ha 79 ha 207.29 ha 

*note this is the total allocated EZ site area and does not account for already developed floorspace. 

This includes 21.19 ha at the North Bank of the Tyne sites, 48.1 ha at Newcastle Airport and 28 ha at 

Follingsby South in Gateshead (includes Round and Round 2 EZ designations). 

 

Policy recommendations and action plan 

Planning for future office land and floor space needs 

 

Based on the analysis summarised above, we would recommend the allocation of the following land 

to meet office floor space requirements over the period 2015 to 2030: 

 

 40 ha of land for the Newcastle and Gateshead area overall 

 31 ha within Newcastle 

 9 ha in Gateshead 

In respect of the share of these requirements between in and out of town, there is some flexibility 

based on policy preferences albeit based on lettings data the market is skewed towards the in town 

market in both locations. 

 

A variety of sites are required to meet the various office types from call centre/back office functions 

with large floor plates, to high density multi occupancy premises, to locations suitable for R&D and 

head quarter facilities. 

 

In planning for the above land, the following factors should be used to inform allocations: 

 

 Accessibility 

 Profile and prominence 

 Proximity to transport hubs and centres with amenities and facilities 

 Allowance for reasonable level of parking 

 Regular shaped site to enable deep conventional floor plates 

 Services provided to the edge of the site 

 Unfettered by any physical or legal encumbrances 

These findings broadly correlate with Policy UC1 which requires the provision of land for at least 

380,000 sq m (4,090,419 sq ft), with a focus on several strategic sites: East Pilgrim Street, Gateshead 

Quays, Baltic Business Quarter, Stephenson’s Quarter and Science Central.   

 

We consider that the Councils should also consider the possibility of additional business park office 

land allowance at Newcastle International Airport to cater for the future out of town requirements once 

existing supplies have been exhausted.  Whilst there is a conflict with national planning policy 
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guidance to locate offices in city and town centre locations, the commercial benefits of continuing to 

offer a strong out of town offer must be weighed up. 

 

Planning for future industrial land and floor space needs 

 

Based on the analysis summarised above, we would recommend the allocation of the following land 

to meet industrial land and floor space requirements over the period 2015 to 2030: 

 

 70 ha of land for the Newcastle and Gateshead area overall comprising: 

 28 ha within Newcastle 

 42 ha in Gateshead 

These allocations are in addition to the Enterprise Zone sites which are proposed for industrial 

development. 

 

In planning for the above land, the following factors should be used to inform allocations: 

 

 Mix of sites of various sizes 

 Smaller sites in inner urban areas to cater for ‘last mile’ distribution activities 

 Larger sites in key transport hub locations to include motorway corridors, rail and port hubs. 

 Regular shaped site to enable deep conventional floor plates 

 Services provided to the edge of the site 

In addition to the above it is considered appropriate that EZ sites are retained to support the key 

growth sectors as identified by the North East LEP Strategic Economic Plan. 

 

Approach to reviewing the portfolio of sites 

 

It will be essential that all employment land is deliverable and viable in order to meet requirements. 

The above estimates of employment land requirements should be assessed in conjunction with an 

assessment of the current supply which should not be wholly quantitative but also focus on the quality 

and type of existing employment land and premises, to ensure that a sufficient pipeline of supply is 

planned for which meets likely future needs. With continuing economic change it is inevitable that 

some sites will no longer be suitable or marketable for employment purposes and it will be essential 

that there is a robust evaluation of the portfolio to ensure the right quality sites are retained within the 

portfolio.  In accordance with National Planning Practice Guidance all prospective sites should be 

evaluated in terms of suitability, availability and deliverability.  However in respect of any viability 

analysis, care should be taken to ensure that recognition is given to the potential for market 

improvement through the life of the Local Plan. 

 

Safeguarding employment sites 

 

Within the Local Plan we consider it important that certainty is provided to land owners and developers 

regarding the need to retain the best sites for employment use.  Whilst the viability requirements of 

the National Planning Policy Framework indicate the need for a flexible approach, we consider it 

sensible that there is a clear provision within the Local Plan that outlines the conditions that would 

have to be met before a change of use of an employment site could be considered.  Taking into 

account the requirements of the NPPF and best practice we consider that such a policy could stipulate 

a requirement for evidence to demonstrate: 
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 The site or premises have been vacant for a prolonged period of time  

 That there has been a proper and concerted attempt to market the property for a minimum of 12 

months 

 There is no realistic prospect of occupation for employment uses throughout the Local Plan period 

 Retention in employment use is proven to be unviable and unsustainable  

Creating a hierarchy of sites to reflect the level of importance may also help to reinforce the policy for 

the best sites, however care should be taken that the associated policy wording is not interpreted as 

legitimising the change of use of those sites that are not ranked among the most important. 

 

Planning for employment uses in rural areas 

 

Whilst the majority of both councils’ employment land need should correctly be focused in urban 

locations and those with good accessibility, there are circumstances in which retaining a healthy 

supply of accommodation for jobs in more remote locations will have benefits to meeting needs.  We 

consider that a specific policy could be put in place to enable flexibility for changes of use to encourage 

the retention of employment spaces and the redevelopment of disused premises for employment 

uses. 

 

Investment strategy 

 

Alongside developing the portfolio of employment land through the planning system we consider it 

essential that this is aligned with a programme of public sector investment to help facilitate the 

preparation of the sites and delivery of accommodation.  Many sites require infrastructure and other 

enabling works to facilitate delivery.  Public sector investment can help to unlock sites, accelerate 

delivery of development and thus lead to benefits in terms of job creation and also local business rate 

incomes.  The use of Local Growth Fund and direct investment by the respective councils should be 

considered to support such a strategy. 

 

Any such strategy should respond to the individual needs and requirements of each site and since a 

detailed site by site assessment has not been produced as part of this work it is difficult for us to 

comment on individual site strategies.  However, the general replicable solutions which we consider 

can be deployed include the following: 

 

 Investment in strategic infrastructure including highways, power and other utilities 

 Investment in site specific infrastructure, remediation and general preparation 

 Occupier incentives, such as business rate discounts in common with that offered on Enterprise 

Zone sites 

 Consideration of the use of Tax Increment Financing, through which the future business rate 

receipts can be utilized to enable investment in pump priming development activity (this is 

particularly relevant within the Accelerated Development Zone and Enterprise Zones which 

benefit from 100% retention of business rate additionality over a 25 year term) 

 Use of Council owned assets to support viability through deferred land payments of geared 

ground rent (to remove the requirements for upfront purchase) 

 Consideration of direct property investment either through underwriting developer’s risk with a 

guaranteed minimum purchase agreement or taking on a head-lease 

 Market positioning and strategic area wide marketing and promotion. 
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We consider that the development of a ‘fund’ dedicated to responding to individual site needs will 

enable the local authorities to plan to for the delivery of a high quality serviced land and property 

portfolio. 

 


