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1.0 INTRODUCTION

The Office Needs Assessment (July 2012) and Gateshead Updated Employment Land
Review (July 2012) and Newcastle Employment Land Review (July 2013) were updated to
reflect the changes to the long term employment growth projections that have been prepared
by St Chad’s (February 2012), national planning policy and economic outlook/property
market.

This Office Bridging Paper seeks to consider the updated evidence bases and subsequent
policy decisions and identify the joint office portfolio for Gateshead and Newcastle. This
paper forms part of the evidence base for the Core Strategy and Urban Core Local Plan. The
paper seeks to identify a balanced mix of sites for a range of business needs to ensure
NewcastleGateshead has a competitive offer.

Collectively, Gateshead and Newcastle has 35% more office floorspace capacity within the
identified office sites than is forecast to be required. The oversupply is being addressed by a
policy direction deterring office developments in our neighbourhoods and concentrating
development in our Urban Core, Our mixed portfolio will ensure there are sufficient office
sites to provide market choice and respond to changes in market circumstances.

2.0 CONTEXT

Gateshead and Newcastle cannot stand still. The world around it continues to change at an
ever-accelerating rate, and the competition from other cities for investment continually
increases. It is the places that can most successfully evolve and adapt that will be able to
protect and enhance their position and the quality of life of their residents.

Gateshead and Newcastle is determined to maintain economic momentum and to make it a
working city. This will be achieved by being open for business and creating the conditions for
private sector growth by investing in key economic infrastructure; growing our leading marine,
offshore and low carbon sectors; finding innovative ways to meet our housing ambitions;
improving connectivity into the city; and by strengthening our presence in global markets
through enhanced international transport links.

The Core Strategy and Urban Core Plan is committed to delivering economic growth for
Gateshead and Newcastle and creating new jobs. The Plan’s role is to objectively identify
and then meet the needs of business in the area by allocating sufficient land for
development, and respond positively to wider opportunities for growth.

Following the last stage of consultation the Council has reviewed the contents of the
representations received, ongoing updates to the evidence base and the Government's
changes to the planning system.
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UPDATED EVIDENCE
National Planning Policy Framework (March 2012)

The National Planning Policy Framework (NPPF) sets out the Government’s economic,
environmental and social planning policies for England and replaces the suite of national
Planning Policy Statements, Planning Policy Guidance notes and some Circulars with a
single document.

The NPPF states that the purpose of the planning system is to contribute to the achievement
of sustainable development, which should be seen as a ‘golden thread’ running though both
plan-making and decision taking. The document states that there are three dimensions to
sustainable development: economic, social and environmental. The economic role that the
planning system must perform involves contributing to building a strong, responsive and
competitive economy, by ensuring that sufficient land of the right type is available in the right
places and at the right time to support growth and innovation; and by identifying and
co-ordinating development requirements, including the provision of infrastructure [7].

Within the overarching ‘presumption in favour’ of sustainable development, the NPPF
identifies 12 core land use planning principles that should underpin both plan-making and
decision taking. These 12 principles are that planning should (inter alia):

e be genuinely plan-led; based on joint working and co-operation to address larger
than local issues;

e proactively drive and support sustainable economic development identify and then
meet the housing, business and other development needs of an area, and respond
positively to wider opportunities for growth;

e promote the vitality of our main urban areas, protecting the Green Belts around
them, recognising the intrinsic character and beauty of the countryside and
supporting thriving rural communities within it;

e encourage the reuse of existing resources, including conversion of existing
buildings;

o prefer development land of lesser environmental value;
e encourage the effective use of land by reusing previously developed land;
e promote mixed use developments; and

e actively manage patterns of growth to make the fullest possible use of public
transport, walking and cycling, and focus significant development in locations
which are or can be made sustainable [17].

The NPPF states that ‘significant weight’ should be placed on the need to support economic
growth through the planning system. To help achieve economic growth, Local Plans should:

e set out a clear economic vision and strategy for their area which positively and
proactively encourages sustainable economic growth;

e set criteria, or identify strategic sites, for local and inward investment to match the
strategy and to meet anticipated needs over the plan period;



e support existing business sectors, taking account of whether they are expanding or
contracting and, where possible, identify and plan for new or emerging sectors
likely to locate in their area. Policies should be flexible enough to accommodate
needs not anticipated in the plan and to allow a rapid response to changes in
economic circumstances;

e plan positively for the location, promotion and expansion of clusters or networks of
knowledge driven, creative or high technology industries;

e identify priority areas for economic regeneration, infrastructure provision and
environmental enhancement; and

o facilitate flexible working practices such as the integration of residential and
commercial uses within the same unit [21].

The NPPF also highlights that allocated employment sites for which there is no reasonable
prospect of development should not be protected in the long term. Proposals for alternative
uses on such sites should be treated on their merits having regard to market signals and the
relative need for different land uses to support sustainable local communities [22].

The NPPF confirms that offices are a ‘main town centre use’, and as such, LPAs must
allocate a range of office sites that meet identified needs in full. LPAs should apply a
sequential test to planning applications for main town centre uses that are not in an existing
centre and are not in accordance with an up-to-date Local Plan:

‘They should require applications for main town centre uses to be located in town
centres, then in edge of centre locations and only if suitable sites are not available
should out of centre sites be considered. When considering edge of centre and out
of centre proposals, preference should be given to accessible sites that are well
connected to the town centre. Applicants and local planning authorities should
demonstrate flexibility on issues such as format and scale. [24]

This sequential approach should not be applied to applications for small scale rural offices or
other small scale rural development. Furthermore, LPAs should normally approve planning
applications for change to residential use and any associated development from commercial
buildings (currently in the B use classes) where there is an identified need for additional
housing in that area, provided that there are not strong economic reasons why such
development would be inappropriate [51].

UPDATED LOCAL EVIDENCE BASE

The update is required to reflect the changes to the long term employment growth projections
that have been prepared by St Chad’s, national planning policy and economic
outlook/property market.

Gateshead and Newcastle Council’'s have undertaken a review of assessments of
Gateshead and Newcastle’s economy and the local property market, taking into account the
implications of the recession and continued economic certainty. Gateshead and Newcastle
Long Term Employment and Demographic Projections were commissioned, together with
reviews of the Newcastle and Gateshead Employment Land Reviews and Gateshead and
Newcastle Office Needs Study to provide robust evidence to demonstrate the need for and
deliverability of employment allocations across the City.



Long Term Employment and Demographic Projections (February 2012 — July 2013)

The Long Term Employment and Demographic Projections Reports present the outcome of
work on long term employment and demographic (population) projections for Gateshead and
Newcastle. Independent employment projections (obtained from Cambridge Econometrics),
and demographic projections (provided by Office for National Statistics), for Newcastle,
Gateshead and the North East covering the period 2010-2030 were assessed using a variety
of analytical and modelling techniques. Each projection included a comparative analysis of
historic and projected values and an analysis of the underlying factors which cause values to
change from one year to the next. Analysis suggests it is appropriate to make a small
adjustment to the employment projections affecting the balance of growth between
Newcastle and Gateshead. As a result, the additional employment growth of around 22,000
over the plan period jobs will be spilt in proportion to its current levels of employment, i.e.
Gateshead is projected to receive an additional 8,000 jobs, while Newcastle receives 14,000
jobs (Feb 2012).

Employment Land Reviews

Newcastle’s and Gateshead’s Employment Land Reviews provide evidence to demonstrate
the scale, type and broad location and deliverability of new employment floorspace and land
needed across the City. The ELRs have been prepared in accordance with the three-stage
process outlined by Government which includes: (1) Taking stock of the existing situation; (2)
Creating a picture of future requirements, and (3) Identifying a ‘new’ portfolio of employment
sites. The Councils commissioned property services consultants (DTZ, Storeys SSP) to
provide a local market commentary and on-going guidance to ensure the studies’
methodology and findings were grounded in ‘market reality’.

These reports update the original ELRs, published in June 2010, to accommodate new
econometric job forecasts produced by St Chad’s College, that better reflect the implications
of the sustained economic downturn. The reports have also been redrafted to take into
account the NPPF. Contextual information and site assessments in the earlier report have
also been updated where appropriate to reflect changing circumstances.

The findings are summarised below:

Newcastle:

The Newcastle Employment Land Review (July 2013) recommends that the emerging plan
should enable the future delivery of employment land in Newcastle to 2030 of between 82ha
and 120ha. Following a detailed review of all the economic development sites in Newcastle,
and the existing, committed and potential employment sites therein, the ELR recommends
that the City’s portfolio should comprise 35 employment sites totalling 106.84 ha. Newcastle
therefore has an adequate supply over the plan period.

Gateshead:

The Gateshead Employment Land Review (July 2013) recommends that the emerging plan
should enable the future delivery of employment land in Gateshead to 2030 of between
70.5ha and 120.5ha. Following a detailed review of all the economic development sites in
Gateshead, and the existing, committed and potential employment sites therein, the ELR
recommends that the borough’s portfolio totalling 88.9ha. This was updated in 2013 and the
borough’s portfolio comprises of 53 employment sites totalling 81ha. Gateshead therefore
has an adequate supply over the plan period.



Gateshead and Newcastle Office Needs Study

The review of the Gateshead and Newcastle Office Needs Study was published in July 2012.
The report provides an update to the June 2010 version to incorporate new econometric job
forecasts that better reflect the implications of the sustained economic downturn. Broad
findings are set out below:

Current market over-supply will correct itself and less dramatic peaks and troughs will
prevail over the next ten to fifteen years.

NewcastleGateshead portfolio exceeds the need for the next 25 years.

A comprehensive review of office allocations is required as there is scope within both
Newcastle and Gateshead to reduce the scale of employment land allocations for
office development.

Gateshead and Newcastle should clearly prioritise their own office

development proposals to ensure public sector investment is focussed appropriately,
de-allocate surplus employment land and work with other neighbouring authorities to
ensure the efficient use of resources. Development activity will be relatively muted
over the next decade.

Short term office development is likely to be restricted to bespoke accommodation for
specific occupiers, or offices that are wholly or substantially pre-let.

Over the plan period we would expect consolidation within the city centre rather than
further expansion.

Take up in city centre is expected to return to around 10,000 sq m per annum.
Prospect of a major requirement from a regionally based business such as another
Sage or Northern Rock cannot be ruled out, provision should be made for this.
Recommends adopting a five-year supply of readily available sites

Need a flexible portfolio of allocated sites to meet requirements of different market
segments.

Total office space in Newcastle city centre currently stands at circa. 1,200,000 sg.m of
which just 19% comprises grade A specification. This equates to 2.75 years supply
based on 10-year average take-up. (Q1, 2013)

Gateshead and Newcastle have a combined vacancy rates of 20%. Vacancy rates for
Gateshead and Newcastle have been derived from the Newcastle and Gateshead
Employment Land Reviews (ELRs) and FOCUS. The FOCUS data has been adjusted
to exclude development where construction has not started.

Supply based on Office Needs Study 2012

As part of the ELRSs the net developable site area for the office component and floorspace
has been estimated for each site. The gross:net adjustment reflects a) the developable area
of the site and b) the office component where a site is mixed use. Net developable site areas
are summarised below in Table 1.

Table 1: Supply of Office Sites across Gateshead and Newcastle (2012)



Table 1: Supply of Office Sites across Gateshead and Newcastle (2012)

Net Developable Area of Office Component

(ha)
Total
With Detailed Without
Consent Detailed
Consent
Newcastle 2.09 73.31 75.40
Gateshead 4.903.22 35.28 40.18
Total 6.995.27 108.59 115.5898.73

Source: storeys:ssp,2012

Within the Urban Core of Newcastle and Gateshead the pipeline is also substantial. Table 2
summarises proposals for new office development within Newcastle City Centre, Gateshead
Quays, Baltic Business and Gateshead Town Centre. Refurbishments and conversions are

excluded.

Table 2: Office Develop ipeline in Gateshead and Newcastle (2012

| Size (sq m GIA)

Under With Detailed | Without Total
Construction | Consent Detailed
Consent
Newcastle 0 53,583 686,453 740,036
Gateshead 4,487 24,84631,0 341,353 370,686258
79 ,206
Total 4,487 78,429 1,027,806 1,110,722

Source: storeys:ssp, 2012

Table 3: Office Develop ipeline in Urban Core (2012

| Size (sq m GIA)

Under With Detailed | Without Total
Construction | Consent Detailed
Consent
Newcastle 0 49,122 335,980 385,102
Gateshead 4,487 13,486 277,671 295,644
Total 4,487 62,608 613,651 680,746

Source: storeys:ssp, 2012

Current availability and development under construction could meet the first five years in
Gateshead and Newcastle without any further development in the key sites.

The Employment Land Reviews employed a multi-stranded approach to forecasting future
land requirements. This is in recognition of the limitations associated with each method and
aims to provide a well rounded analysis and understanding of future requirements across
Gateshead and Newcastle.

Econometric forecasts can provide a useful starting point as to the likely future requirements
for employment space, however some degree of caution needs to be applied due to the
unpredictability of market circumstances and the considerable influence of external forecasts
on the local economy. The starting point for this assessment represents a time when



productivity in the economy had reached its lowest point, and hence the forecasts have had
to factor in the impact of the recession.

Against the need to reduce the level of allocations, the Office Needs Study (ONS) assessed
the quality of sites against a range of market attractiveness and sustainability criteria. ONS
evidence based approach would suggest that we should be planning for 512,000 sq m to
2030 (410,000 sg m in Newcastle, 102,000 in Gateshead to 2030 and 740,000 sq m to 2038
and 592,000 to 2038 (592,000 sq m in Newcastle and 148,000 in Gateshead)

Expressed in ha, for the period to 2030 there is an estimated requirement for 45ha (69ha to
2038) of office development sites, 9ha (14ha to 2038) should be in Gateshead and 36 (55ha
to 2038) in Newcastle.

PORTFOLIO OF SITES

Following on from the Updated Office Needs Assessment (July 2012) and Gateshead
Updated Employment Land Review (July 2012) and Newcastle Employment Land Review
(July 2013); Newcastle and Gateshead Councils have reviewed the potential portfolio of
office sites. The NPPF (para 21) acknowledges that the identification of an appropriate range
of sites should be based on business needs and it is crucial that this is reflected within the
portfolio.

Taking account of the ONS qualitative appraisal, including sustainability and market criteria,
we have considered the selection of portfolio of sites which office development will be viable
and meet the needs of different market segments. This balances the requirement to reduce
the potential oversupply of sites, with ensuring competitive, sustainable portfolio
accommodating a range of market types (Table 6). Our recommended portfolio of office sites
could accommodate 692,378 sq m of office floorspace across 60ha (490,431 sq m in
Newcastle, 201,947 sq m in Gateshead). The majority of the sites have good or moderate
viability, with the exception of key regeneration sites, which are likely to be subject to cross
subsidised or subject to public sector funding within the ADZ or CIL contributions.
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Notably, this portfolio has moved on significantly from the Office Needs Study 2012, this is
principally in response to the demonstrable lack of deliverable housing land, particularly for
family houses and also as a result of viability work.

The supply of land available for development relative to the identified requirement is more
challenging for housing than employment, this has resulted in a review of allocated
employment land where housing would be achievable and where the land owners are willing
to progress housing development. This has also meant considering alternative options to
supply employment sites at suitable locations for example Newcastle International Airport.

Cell C and Cell A at the Great Park:

Newcastle Great Park is a mixed-use development, the northern part of which was originally
envisaged as a premium business park, which could accommodate the larger headquarters
requirements and organisations requiring an office park environment of the highest quality.
The Office Needs Study, prepared to inform the Local Plan, concluded that the Great Park is
unlikely to materialise as a commercial destination until Enterprise Zone incentives finish at
Cobalt and Quorum business parks. Office development at Cell A is not viable under current
market conditions, without intervention and would be unlikely to come forward until long /
ultra-long term.

Newburn Riverside

Newburn Riverside is on the north bank of the River Tyne. The 92ha site has undergone a
major reclamation programme and has benefited from £46 million investment in reclamation
and infrastructure. Housing and employment surround the site. Whilst Newburn Riverside
remains suitable as an employment site, the deliverability and availability of the remainder of
the site for employment is uncertain and the land owner is exploring options for the site to
come forward for housing. For the reasons outlined above, Newburn has been allocated in
the Plan for new homes and is required to be comprehensively planned. .

As a result of losing employment land to housing at Newcastle Great Park and Newburn
Riverside, there is a need to identify additional employment land (most obviously at the
Airport where there is potential for employment growth at a strategic location) to meet longer
term employment development needs. This is in line with the NPPF which supports Airports
as areas for growth.

Newcastle International Airport

Newcastle International Airport is considered to be an important employment location which
should be protected and has potential for growth. The allocation of an employment site at the
Airport will ensure a balanced portfolio of town centre and out of town office sites. This site
will also help to maintain an adequate future supply and range of employment land.

Gateshead Urban Core

Within Gateshead’s Urban Core, office development will be focussed on the most viable sites
and predominantly within the Accelerated Development Zone which will facilitate the delivery
of office development. The Quays will provide the prime focus for Gateshead’s Grade A city
centre market and city fringe market within mixed use development. The Baltic Business



Quarter provides a strategic site with potential to accommodate large office floorplates for
single users that could attract major inward investment. To ensure the Baltic Business
Quarter is flexible and responsive to market signals and to support office delivery through
cross-subsidisation within mixed use schemes, a range of town centre uses and an element
of housing which complements the Quays development will be supported. Consequently, the
Baltic Business Quarter’s office space capacity has been reduced to 81,000 sq m to reflect
the potential for alternative mixed uses on peripheral areas of the quarter and take account of
the land take for the energy centre. Within Gateshead Central given the limited range of
viable sites, the focus of the portfolio will be at the Old Town Hall as part of the regeneration
of this area.

Team Valley

Office development will be focused within the established office cluster of Kingsway North
(G49 Former Huwoods) building upon the success of Maingate. This area has potential to
establish itself as an office quarter for businesses that serve industrial sectors on the estate
and provide business park accommodation. This area has regular bus services and will
benefit from the Lobley Hill Kingsway North Bus Corridor Improvement scheme. Fifth Avenue
Business Park is not performing as well as an office location and available sites will be
promoted for industrial and warehouse uses.

Metrogreen

The focus for office development will be the northern part of Metrogreen within close
proximity to the bus and rail interchange. These sites provide the most sustainable and viable
sites for office development to support the regeneration of this area, over the next 40 years.

Quantity of office sites

There remains an oversupply of office sites to 2030, of circa. 180,000 sg m and 16ha. In
accordance with NPPF, NewcastleGateshead’s portfolio of economic land needs to provide a
range and quantity of sites flexible enough to accommodate changing economic
circumstances and respond to market demands, whilst supporting emerging sectors.
Therefore, in the longer term to 2038, Newcastle could have a potential shortfall of 15ha and
therefore there would be no joint oversupply to 2038. Within Newcastle’s Urban Core the
supply of land for office is in accordance with the Office Needs Study forecasts. Itis
anticipated that Gateshead’s Urban Core will accommodate any under provision should it
arise. The Urban Core office capacity is based on the best available information about the
proposed mix of uses, proportion of office floorspace, plot densities and where available
elements of masterplans. Given that the office floorspace capacity is based on assumptions,
it is important to accommodate a decent supply margin to allow for variation between final
built development and our floorspace assumptions.



Table 5: Market Balance - Total Office Demand v Supply across Gateshead and Newcastle

410,000 36 592,000 55| 490,431 39.9 80,431 3.9 -101,569 -15.1
102,000 9 148,000 14| 201,947 20.7 99,947 11.74 53,947 6.74
512,000 45 740,000 69| 692,378 60.6 | 180,378 15.64 | -47,622 -8.36

MARKET TYPES AND LOCATIONS

e The recommended portfolio accommodates a range of market types to accommodate
a range of business needs. Over half the provision will meet the City Centre market
(Grade A, high density, up to 50,000 sq m with good public transport accessibility),
contributed by substantial provision in Newcastle at Stephenson Quarter, Science
Central, Forth Yard and some further consolidation of Gateshead Quays.

e There will be limited suburban/town centre provision at the General Hospital, West
Road and the Old Town Hall, Gateshead Town Centre.

e Some provision will be made within the City Fringe for cheaper, freehold, medium
specification, within more peripheral parts of the urban core in the Ouseburn and
western edges of Gateshead Quays.

e Some business park provision is also made urban core within at Freight Village at the
airport, MetroGreen and the Team Valley, restricted to established office locations.

e The Portfolio identifies opportunities for a single user (Solus sites) for major inward
investment opportunities at the airport and potentially the Baltic Business Quatrter.

Table 6: Market Seg

363,78011.97| 9,3220.64 19549 3.2| 40,180 9.69| 57,60014.40| 490,43139.90
48,584 2.56| 26,9591.09 9000.05| 44,30410.04] 81,200 7.00] 201,947 20.74

412,364 14.53| 36,2811.73 20,4493.25] 84,484 19.73| 138,80021.40] 692,378 60.64

Sequential Approach to office development

The NPPF confirms that offices area a ‘main town centre use’ (para 23). LPAs must allocate
a range of office sites that meet identified needs in full, including setting policies for



consideration of proposal for main centre uses which cannot be accommodated in or
adjacent to town centre uses. The Sequential Approach to site selection must however be
considered in the context of business needs (para 21) and business needs should not be
compromised by limited site availability (para 23).

Reflecting (NPPF para 23) the ONS provides some justification for expanding the current
town centre of Gateshead and City Centre boundary of Newcastle to the urban core,
including Baltic Business Quarter, Quays, Ouseburn, to ensure a sufficient supply of viable
and suitable sites.



ON ON aJjusd ul a5jus) [ed07 eysoo Vv IleH
- 8102 uegin Jwbs 006 umo] plo
UIynm

ON ON anuad ul abuli4 ey go'e £9€9 skend
- 9102 ueqin Auo jenuad Ao | wbs €¥5'G, ‘vEED pesayssien

Uiyim ‘0979

‘29€9

‘eT9€D

R0r4 43

‘e6TYO

‘e9rO

‘'98v9
ON ON anusd Ul SNjOS pled 8210 ey, eIBIO Jauend
- 2102 uegIn / wbs 00Z'T8 ssauisng
UILIA oneg

uonesynsnr [euanbas 7 a|qeL

‘Aa1j0d 2921y40 reuonippe
ue 0] 10algns aq |IIM Yydiym pue 8109 ueqin ayl Jo apisino Bunedo| Joy uonesunsnl renuanbas alinbal yoiym suoneso| 82io N0 S18s / d|qel



(seoe|d
Buimoi
1o} saoeds
Buniew
juswnoop
ue|d [ea0|
suoneoo|e
ANS) SPA

(ueld
uonoy ealy
uaalbona)
SOA

‘alua)
A1D apseomaN
pue anuad

UMO] peaysales
YIMm S108UU09
S9IIAISS SNQ
renbay "woos
uiyum sdois

SN WoJj suauaq
a1Is ‘pasodoud
sjuawanoldwi
alnol 8|9AD awn
|ones) uodsuen
algnd uiw 09
ulynm spjoyasnoy
80T'8TS

J1918N[0 areburey
"J0pLI0D sng
yuoN AemsBury)
woJj njausq

01 [enuayod

sey a)Is pooMmnH

"92IAI3S 9INYS
auaDoNdN
rejnbal

yum anue Ao
3)ISeOMBN/21IUD
uMmo] peaysales
9102 ueqin

0) S}o9UU0D
"'S69V/69V pue TV
-jlomiau oibarens
0) SS920Y

*31n04 9|9A2 Aepn
suew |9y woly
swauag ‘awn
|oAel] Lodsuel)
alignd uiw 09
uliyum spjoyssnoy
G9/'9evy
‘abueyolaiul

snqg pue

['ed JO WOOS ulynm
yodsues o1jgnd
Aq a|gIssadoe
AJaA are sals

‘a1elsa
Jelnsnpul Juesiubis
Ajreuoibal siyr uo
sassauisng Bunsixa anlas
Jey) uonepowwoIde
99140 apinoud

pue sxul| ysljqeiss

pInod 1ey) salis yJed
SS8uISNg aAeUIa)e ON

"0€0z 1sod pouad
ue|d ay1 puokaq Buipnjoul
‘uonessuabal UsaIn0NBIN

w8} Buo| ayey|ioey

10U pjNOM pue eare
wawAojdwa uoisung
UM SJ8)SN|d Ssaulsng
paysl|gelsa Jo uoisuedxa
panunuod ayl yoddns jou
10U pinom Ogg ‘1I9AamMoH
‘uolrepowwodde

yred ssauisng

10} UOITeI0| BAITRUIB)E
d|qe|rene/s|gqenns
[enualod

sapinold -1auend
ssauisng dneg-g
‘azis/Aloedes

ua101Nsul 8|geuns jou
sa0p (qT.9) 8nuad jo
abp3/enua) uophe|g '

SuonIpuO? 18xJew
fewlou Japun ‘aoeds
ssauIsng Jo syewloy
a|qixayly Buipinoid suun
asn sse[o g puUgAy
apinoid 03 [enualod
"J1AL JO [emauai
panunuod suoddng
‘lood Inoge| apim 0}
ssaooe Buipiroid Ty 01
SS999® 103.Ip SapIA0Id
‘eale JuawAodwa
weoubis Ajreuoibal

© U0 SI0}03S [elisnpul
paysiigeisa bunioddns
‘sassauisng 00/

Jan0 anlas 0} [enualod
aAey sJ1a1dna20

99110 "UoIeIO|

991}J0 paysigelss ue
a1eburely punole saus
lIur Jo 1904 3|diduld
'S321440 Alsuap Mo|
uoneonnads wnipaw
apinoid 03 [enualod
QIEEYSTEN

1e S8sn JO XIW uaamiaqg
Buisipisgns sso04d

1o} fenuslod ‘jood
Inoge| Japim 0} SSadde
Buipinoid Ty 0} Sse20e
SapInold "181sn|o
ssauisng paysliqelsa
ue Buluayibuans
“ewusyepn pue

Mied apisiany onsN
Je uonepowwo9de
ssauisng Jo ssew
[eanuo spuedx3 'S3NS
mau pue bBunsixa

10} 3|geNNs syun

921JJO |[ews/pjoyaaly
‘AIsuap mo|
‘uoneanads wnipaw
apinoid 03 [enuslod

SaA anuad
J0 1IN0

saA  "abueyolaul
1odsuen

alignd

NS NE]N

10

wo0s uiyim

- anuad

jo abp3

Sed
ssauisng/[eLasnpuj

sed
ssauisng/[eLasnpuj

BUGEY
/ wbs €99'T¢

'Y 99'g
| wbs T¥9'ze

6vO

qr.1o
‘e0LTO
‘qoLTO

VETIETN
wea|

Ul 0NN




ON

ON

ON

ON

ON

ON

aul|

0J13|\] 0] S}08UU0D
uodily "peoy
MuniL TV 01 969V
RIA ss900€ Lodiy
"3|qissa00r Bulaq
10 9|gedea si als

'S9NIS 991)J0

UMO] JO 1IN0 pue 31U
umoy Jo oljoyiod paosuefeq
B aInsua |Im uoday

ay1 1e pue) JuawAodwa
10 uoneoojie ay] ‘Hodire
ay1 punoJe BuuLisnio

JO 1JaUa( 10841p BY}
apinoid Jou pjnom 8109
ueqgin syl uiynm sais

TV pue Hodily ‘969
BIA pROY YuniL TV
slomiau peol dibarens
ay) 01 pue uodire

8y} 01 SS922€ 108lIp
sapinold aus "aseq
JaWo3IsNd [euolyeulsiul
pue [euoneu

e yum suonesiueblio
pue sassauisng

1oy Aprenanued uoneoo|
juawAojdwa juenodwi
ue 8¢ 0} pPaIapISU0I

S| Joduly [euoneussiu|
3[1SLOMBN 'S10}J03S
Buibiaws Bunioddns
1S|IyM ‘spuewap
19/ew 03 puodsal

pue saoueISWNIIID
olwouo2a Buibueyd
alepowwodde

01 ybnoua a|qixa|} SaNS
10 Auenb pue abues e
apinold 01 spasu pue|
21WOU093 Jo oljood
S, peaysares|ISeIMaN
‘4ddN

ay) yum aduepiodde uj

‘a|qelA s uawdojanap
10109s ayenud

SOA

ON

ON

ON

ON

ON

UMQ] JO 1IN0

2.1UB0 Ul
- 2100 Ueqgin
UILIAA
21U Ul

- 2100 Ueqgin
UILIM
21)U89 Ul

- 2100 Uegin
UILIA
2.1UB0 Ul

- 9102 ueqin
UIYIA

2J11uad ul
- 9109 ueqin
Uy

Yled ssauisng

abuu4 Ao

anuad Ao

anua) Auo

anuad Ao

anuad Auo

(lu) ey v
Ajerewixoiddy
/ wbs 00521

6SEY

yodiy
leuoieulaiu|
9|1SedMaN
‘abe|IA
wbrei-
Jjo yinos

uingasno

Jauend
uosuaydals

sawer 1S

JEEJIEY
wub|id

lenuad
2JUaIds




ON

1odire ay)

01 9|qISsadoe AIan
9IS ‘|ood Inoqe|
apIm 0] SSad0e
sapinold yoiym
TV pue 969V
usamiaq peol yul|
M3U BIA PBSS900Y
*3|qissa00r Bulaq
10 9|gedea si als

‘ymo.b

1o} seale se suodiy
suoddns 4ddN a8yl pue)
juswAojdwsa [eisnpul
10} spaau w.a) 1abuo)

[[e 19aW J0ou P|N02 310D
ueqin syl uilum saus

“jlomiau
peol yuni ay) 0} pue
uodiy ay) 01 8s0|9
Buneoo| seiuedwod
feqolb 10eme

03 fenuajod ay) sey
91IS "Jodsues; 21gnd
Aq ajgissadoe s| pue
aul| 0119\ 0] S108UU0D
1odiy ‘jood Jnoge|
9pIM ® 0} SSad0e
sapinoid TV pue
uodily "969V ®BIA peoy
NUNIL TV YJomiau

peol o16aje.is ay) 0}
9|qISS929k apew aq 0}
renualod ay sey pue
Jodire ay) 0} ssaa0e
sapinoid alIS “aseq
JawoIsnd [euoneulalul
pue [euoireu

e yum suonesiuebio
pue sassauisng

1o} Aprenanued uoneoo|
wawAojdws jueuodwi
ue aq 0} PaJapISUo0d

sl yodiy [euoneusaiu|
9)1SLOMBN "S10109S
Buibiawsa Bunioddns
I1S|IYM ‘spuewiap
193ew 0) puodsal

pue SadueISWNIIID
olwouo2a Buibueyo
arepowiwodde

01 ybnous a|qIxa|} SBUS
Jo Amuenb pue abues e
apinoid 01 spaau pue)
21WOU099 JO oljojiiod
S, pesysaresISeomaN
‘4ddN

3yl yum asuepiodde uj
JJomiau peol

unJ) ay1 01 pue uodiy
3yl 01 8s0J0 Bunedo)
sajuedwod eqo|b
joeIE 0] [RNUal0d

a1 sey als “uodsuesn
o1gnd Ag a|qIssadoe

S| pue aul| 01BN

0} S199UU02 Hodiy
‘lood inoge| apim

® 0} Ss999e sapinoid

SOA

UMO] JO 1IN0

sled [euisnpuj

(1ou) ey 2¢
Ajerewixoiddy
/

w bs 000'€9T

E€TLT

yodiy
[euoneulau|
a1SeamaN
‘apIsyinos




SOA odsuen sndwed buiaby [eljuad aoualds pue SOA EYIVER] EYIVER] (5zo¢g) rendsoH [elaua
olgnd Ag 10} @1ua) ays Jo 1ed AIsIaniuN a)1ISeoMaN 10 abp3 umoyueqingns
9]qISS822€ AIaA SI se Juswdo|anap Jaisn|o yum paxull Abojouyoal (1vu) ey 0Z'E
a)s 8yl ‘anuad ysl|qeisa pinoa eyl pue 82ualds 10} Al@rewixoiddy “w
Ao sy o 210D Uegin sy ulyum jJuswdojaAap JaisNfo bs 6v5 ‘6T (a)T4
S@1n0. [elpes urew uoned0| aAeulale oN ‘uanLIp abpajmous|
3y JO BU0 98TV e Jo yed swloy
31 U0 pajedo| als 9IS [e)dSOH [eiauUaD)
[endsoH [elsuas ay) 1e Juawdojanap
2010 ()T sseyo asn
0] pajolsal (sndwed
Buleby 1o} anua))
S921J40 10} asN
ON 1odire ay) suoneoo| azis ul SOA umol Jo INO (eus (10u) ey ¥T (9%TS) aus
0) 9|qISSa29e AlaA J3Y10 Ul pays aq 0} able) ey ZT 01 8 woly abuel snjos) Jasn aibuis  Ajorewixoiddy uoisuedx3 apisyinos
9lIS ‘|ood Jnoge] 001 8g p|nom uawalinbai Alrea1dAy syjuaswadinbal abre189/za/T9 / wbs009‘.S

9pIM 0} SS320e
sapinold yoiym
TV pue 969V
usamiaq peol yui|
MU BIA PaSSa20Y
*9|qIssad9e Buiaq
Jo a|qedes s| als

pue Alsuap moj AjjeaidAy
aJe sayls snjos "uodie
ueaiiubis Ajreuoibal

e 01 Anwixoid saiinbai
Tey) uonouny ad1jo OH 10}
1a1ed pue syul| oibarens
ysl|qeisa p|nod eyl

8100 UBQIN BY} UIyIM
uoIed0| dANRUIB)E ON

yons 'als snjos e

10} uswWalinbai Jofew
© 3)epowwo9de pjnod
yoym uoneoo| Aluo
ay1 sI ays uoisuedx3
BPISYINOS fied JealD
1O uoe20|[e-3p ay} Jo
INOARJ Ul UOITRIBPISUOD
Jeuarew juenodwi A1an
e sjuasaldal sasnoy
Ajwrey Joy Ajrenonred
‘pue| Buisnoy
3|qeJIaAI|ap JO Xo¥|
a|qeIsuowap ay |




3.0 DELIVERY AND VIABILITY

Delivery will be secured by collaboration with economic partners; the Combined Authority,
North East LEP, Local Planning Authorities, businesses, investors, infrastructure providers,
landowners, universities, education providers, developers and community organisations.

The creation of the North East LEP has brought a greater focus to economic development
and potential for significant funding sources such as the Regional Growth Fund and Growing
Places Fund. Newcastle City Deal will secure significant investment in infrastructure in the
Urban Core through the Accelerated Development Zone. Following the North East
Independent Economic Review, a Combined Authority (CA) has formed that will ensure
appropriate resources to address the region’s underlying economic challenges.

With the exception of the former Enterprise Zones, market conditions in the region currently
only support office development that is wholly pre-let or has been sold. It is difficult to predict
when conditions might improve. However, the Gateshead and Newcastle Accelerated
Development Zone offers the opportunity to ignite the next phase of economic growth.

Newcastle and Gateshead have agreed:

e to create a Gateshead and Newcastle Accelerated Development Zone (ADZ),
unlocking city centre growth;

e that Newcastle and Gateshead should benefit from new Tax Increment Financing
powers, with all growth in business rate income generated within the four key
development sites, covering 80 hectares, ring fenced by government and retained
by the two Councils for 25 years; and

e that, backed by the revenue streams created by localised business rates,
Newcastle and Gateshead Councils will immediately initiate a £92 million
investment programme, creating 600 construction jobs and leading to 1,500
permanent jobs within five years, and 13,000 over the next 25 years.

The aim of the Gateshead and Newcastle ADZ is to unlock growth across the urban core,
returning the area to its pre-recession economic trajectory, which had seen more rapid
employment growth in Newcastle than any of the other core cities. The ADZ is aligned with
our economic strategy, which concludes that to reach our full economic potential we must
grow the knowledge economy, develop and retain a skilled workforce, promote regeneration
that is sustainable and stimulate growth in the urban core of Gateshead and Newcastle
where we are at our most competitive.

The ADZ covers three of the city’s key sites which offer significant growth potential over the
next 25 years, where we can accelerate growth in the short and medium term:

e Science Central, offering opportunities for businesses to co-locate with Newcastle
University.

e Stephenson Quarter and Central Station area, primed to become a major new
office district in the next decade.

e East Pilgrim Street, an under-utilised area adjacent to the city centre’s main
business and retail district, set to become a substantial mixed-use development.



These sites currently face a number of obstacles which inhibit development: viability gaps,
constraints in public and private sector finance and the requirement for significant up-front
enabling infrastructure investment — including site preparation, demolitions, energy and
utilities infrastructure, and highways improvements.

A coherent programme of infrastructure investment — to be financed through TIF — has been
identified totalling £92m. This will lever in £800m of private sector investment and unlock
significant development. It is expected to generate incremental annual business rates of up to
£21m (and £320m in total) by 2038, enabling borrowing to be paid back by 2031.

The ADZ will be overseen by the Gateshead and Newcastle Partnership, which will be
strengthened to provide greater transparency and accountability.

The viability of office development is highly sensitive rents, yields and pre-construction costs.
When market conditions improve, modest levels of private rented sector development would
be expected to resume in locations such as Newcastle City Centre.

4.0 CONCLUSIONS

Following the introduction of NPPF, an update of the evidence and further viability work,
Gateshead and Newcastle’s office portfolio is more aligned with the projected Office Needs
Study forecasts. The allocation of employment sites at the Airport will ensure a balanced
portfolio of town centre and out of town centre sites. This will help to maintain an adequate
supply and range of employment land.

Within Gateshead’s Urban Core, office development will be focussed in the Accelerated
Development Zone and on most viable sites, recognising the need for a flexible approach at
the Baltic Business Quarter. To provide a balanced, mixed portfolio, some provision outside
of the Urban Core will be made focused within Team Valley Trading Estate’s Kingsway North
Office Quarter and around the transport interchange at Metrogreen.





