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INTRODUCTION

Background to the Study

GVA Grimley was appointed in November 2007 to undertake an Options Appraisal Study for
the Chandless Estate regeneration area which is located to the east of Gateshead Town

Centre.

The aim of the study is to assess the needs of the existing community and identify and test a
number of alternative options for the future regeneration of the area.

The aim is to create a sustainable community in the area with adequate housing, social and

retail provision and diversity in tenure to encourage mixed income communities.

Particular consideration has been given to the relationship between the Chandless Estate
area and the emerging regeneration strategy for Gateshead town centre. One of the key aims
is also to align alternative options for the Chandless area with the development and delivery
strategy being prepared for the Town Centre, to ensure that this meets the regeneration

needs of the BNG area.

The study has been undertaken in partnership with stakeholders and the community including
officers from the Council and The Gateshead Housing Company. The study has taken into
account the recent consultation undertaken by the Gateshead Housing Company with existing
residents. Briefings have also been held with councillors as work on the study has

progressed.

A range of alternative options for regeneration are presented in the report. Particular
consideration has been given to the future of the Chandless Estate and a wide range of
regeneration measures including improvement, remodelling and redevelopment are
considered. The implications for existing residents has also been assessed.

A Preferred Option and Delivery Strategy is outlined in the report. This is a provisional
recommendation, pending further consultation on the alternative options with residents and

stakeholders.
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The Study Area

The Study Area is situated within the heart of Gateshead and is included within the Housing
Market Renewal Plan (HMRP) area. The site is situated to the east of Gateshead Town
Centre as is delineated by the red boundary shown in Figure 1.

The Bridging NewcastleGateshead (BNG) document “Changing Places” identifies the
potential of the Chandless area in its edge-of-centre location and proximity to forthcoming
developments at Gateshead Quays, Baltic Business Quarter, St James Village development

and the Freight Depot site.

Chandless Estate is located in the northern part of the study area and consists of three
residential towers, (two of which are located within the study area), and a number of

maisonettes and bungalows. The remainder of the study area consists of:

Public open space and underused or vacant land which is owned by the Council;

Three office blocks (Tynegate Precinct), where the land is leased to businesses from the

Council;
The Go Northeast Bus Depot and
The former Heaton Paper Company site.

Housing is located to the east and south of the study area. Further development opportunities
will also be forthcoming to the east of the study area on the Freight Depot Site where a
planning brief has been prepared for predominantly residential use. A visioning exercise is

currently being undertaken for the Freight Depot site.

The study area has also been identified as one of the 19 sites which will be developed by a

Joint Venture Partner who will be appointed by the Council in 2010.

The town centre to the west will also see major regeneration as will Gateshead Quayside to
the north.

Amenities within the neighbourhood have reduced significantly in recent years with the recent
demolition of the public house and the closure of the local school. One shop still trades within
the small shopping parade on Chandless Estate. The school provides a potential site for new

development.
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Structure of the Report

1.15  The report is divided into the following sections.

Section 2 outlines our analysis of the area, including the development/policy context and
socio-economic profile and site analysis including a housing assessment and broad

overview of the property market;
Section 3 considers the key issues, opportunities and constraints for future development;

Section 4 presents a range of alternative options for the site, together with an appraisal

and recommendation of a preferred options;

Section 5 presents the development programme and delivery arrangements, and
Section 6 outlines the conclusions and next steps.

Appendix 1 provides a housing assessment of the Chandless Estate;

Appendix 2 presents a range of initial options that for future development;
Appendix 3 outlines the findings of the development appraisals, and

Appendix 4 outlines the initial options for the southern part of town centre.
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ANALYSIS OF THE AREA

Introduction

This section of the report summarises our broad understanding of the area. Further
information is provided in the appendices. The analysis is presented under the following
headings:

Development context;

Policy review;

Physical analysis;

Chandless Estate: turnover, voids and tenancies;

Demographic and socio-economic analysis;

Previous consultation with the residents;

Housing market assessment;

Town centre regeneration

This analysis highlights the prominent location of Chandless Estate in relation to a number of
key regeneration measures which are being delivered in the wider area, together with the key
policies which need to be addressed as part of the option development and appraisal work. A

brief summary of the socio-economic profile of the area is also outlined.

The guiding principles for the regeneration of the town centre are set out at the end of this

section of the report.

Development Context

Figure 2 shows the wider development context for the site. The study area lies within a central
position in relation to a number of key areas in Central Gateshead where significant

regeneration has taken place or is ongoing.

To the north, Gateshead Quays is developing with leisure and cultural facilities of national
standing and new residential developments at the Baltic Quays and Curzon Place (adjacent to
the Hilton). A developer has been selected for the “GQ2” site, between the Sage Gateshead

and Baltic, where a high-quality mixed-use development is envisaged.
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The Windmill Hills housing development and Ochre Yards also provide a variety of housing

types and tenures within walking distance of the town centre.

The Bridges Townscape Heritage Initiative is regenerating the Bridges Conservation Area
through high quality public realm improvements and grants to repair and re-use historic
buildings. The Baltic Business Quarter is also being developed on cleared land to the east of
the town centre core and will establish a significant area of office employment. This site is also

the location for the new Gateshead College.

Additional office and hotel development is planned at ‘The Point’, at the eastern end of the
former Greensfield site. Further residential development is planned in the St James’ housing

area to the southeast of the town centre.

The Riverside, Windmill Hills, Gateshead Quays, Baltic Business Quarter and the Tyne
Central Freight Depot sites around the periphery of the town centre are covered by specific

development briefs or masterplans.

The Tyne corridor has also seen major investment in the housing market in recent years with
exemplar developments such as the new Boklok Housing on Sunderland Rd, Cruddas Park,
Scotswood Expo, the Staithes Development as well as investment in further land uses with
the Baltic Quays. Additional development will come forward with the Neighbourhood Action
Plans in place. Further, the current joint bid of the Council together with Newcastle for Growth

Point status will, if successful, allow for more investment and regeneration opportunities.
Policy Review

The area covered by the Planning Strategy for the town centre is shown on Figure 3. The area
is bounded by the Newcastle-Sunderland railway to the east, Arthur Street and the Tynegate
site to the south, Prince Consort Road (A692) to the West and Askew Road to the north. It

comprises two distinct zones:

The area to the west of Gateshead Highway which contains the town centre primary
shopping area. This is the primary area for change and its regeneration is a key priority of
the Council. This area will continue in its role of providing for the retail needs of local

people and for providing an important convenience shopping service to a wider area;

The "area of transition" between Gateshead Highway and the Newcastle-Sunderland

railway line. The inclusion of this area recognises the importance it will have in creating a
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'mixed use' town centre. The Davy Roll premises occupy a large site in the 'area of

transition' and the company is a significant employer within the area.

For the Chandless Site, the Town Centre Planning Strategy’s aspirations are to improve
residential amenity, access, leisure facilities and open space as well as to open a bus,
pedestrian and cyclist link to High Street South.

The policy context is set by the UDP which was adopted in 2007. The study area contains two
mixed-use sites (Policy MU12 and MU13), which cover the Tynegate Offices and the Go
Northeast Depot. Further, the green outdoor pitch and the green space on the former school
grounds are protected under policy CFR17 (Retention of Facilities) and policy ENV27
(Greening the Urban Area).

The Chandless site is included within the BNG area which acknowledges the significant
housing issues that exist in Central Gateshead. The aim of the BNG Housing Market Renewal
Pathfinder (HMRP) is to bring about the sustainable renewal of areas with weak housing
markets. The government has further committed to the pathfinder initiative and allocated one
billion pounds across the nine pathfinders for the period 2008-11. The Chandless site has
been included in BNG’s recent review of its strategic commissions as part of the wider

regeneration of St James Village.
Physical Analysis

Existing Uses

The Chandless Estate is situated in the heart of Gateshead and is included in the HMRP area.
The Estate is in the form of three 14 storey tower blocks - St Mary’s Court, Monk Court and
Abbot Court - a number of maisonette blocks — Trinity Court, Lancet Court, Lychgate Court,

Cloister Court, Cathedral Court and Minster Court — and a number of bungalows.
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2.16 St Mary’'s Court and Trinity Court are not in the study area and are separated from the rest of
the estate by the Gateshead Highway and Park Lane. The diagram below divides the study

area into four separate character areas.

Character Areas

2.17  The following four distinct character areas have been identified in the area:

Area 1: Chandless Estate;

Area 2: Public open space and underused/vacant land including the site previously
occupied by the Lindisfarne Primary School site;

Area 3 — Employment Land including Tynegate Precinct, the Heaton Paper Company and
the Go Northeast Bus Depot ;

Area 4 — Public Open Space.

2.18 Figure 1 presents a broad land use plan of the area and the following paragraphs describe

each area in detail.
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2.23
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Area 1 Chandless Estate
Site Location

Area 1, located at the northern end of the study area, accommodates the majority of the
Chandless Estate. The other part of Chandless Estate is located to the west of the Gateshead
highway.

Vehicular access to the site is via Park Lane, which runs along the northern fringe of the site.
The remainder of the site is bounded by the Gateshead highway to the west, playing fields

and vacant land to the south and the railway line to the east.

The estate itself spreads west from Area 1 towards the eastern edge of Gateshead town
centre, where an additional tower and a block of maisonettes are located. Despite its proximity
to the town centre, the estate is divided by the Gateshead Highway which serves linkages
between areas within the estate and acts as a significant barrier for pedestrians wishing to

access the town centre from the western part of the Estate.
Uses and Condition

The area comprises mainly residential uses, in the form of two towers and a number of
maisonettes and bungalows. There are also number of garages and parking areas across the
site, as well as a small shop. A local pub has recently been demolished. The accommodation
in the area is high density but benefits from cul-de-sac road layouts creating permeable
pedestrian links through the area. There is also some open space in the form of landscaped

grounds and play areas.
Housing Stock

There are a total of 416 residential units in Area 1. Of these 256 are accommodated in the two
towers, Abbot Court and Monk Court with the remaining 172 units made up of 168
maisonettes which are provided in 11 blocks, with 4 bungalows at Lancet Court. A total of 12
units are provided at Trinity Court which is located to the west of the flyover, outside the study
area). Each “court” contains two and three bedroom units with the ground floors benefiting

from their own private gardens.

Each block has its own communal area in the form of a paved courtyard, which from
inspection serves little purpose. There are several garage units serving the maisonette blocks.

All the units are generally of poor quality and add little to the urban environment.
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The two high rise towers are of 1960s design and constructed to 14 floors. Externally, the
towers have benefited from some cosmetic work and each has CCTV and a 24 hour
concierge service. Apart from a heating programme in the early 1990s internal refurbishment
has only been undertaken on an individual unit basis. To-date no comprehensive programme
of decent homes work has been carried out on the towers. This has been deferred pending
the findings of this study.

Area 2 — Public open space and underused/vacant land including the site

previously occupied by the Lindisfarne Primary School site
Site location

Area 2 is located in the middle of the study area. The site borders the southern edge of the
Chandless Estate and is bounded by Eldon Street to the east and the Gateshead Highway to
the west. Surrounding uses include Chaucer Close, a relatively new housing developing
comprising of a series of detached and semi-detached family properties. The southern fringe
of the site borders the existing employment uses in Area 3. Access to the site is gained via
Lindisfarne Drive, which runs through the middle of the site and continues on to the
Chandless Estate. Despite this vehicular access from the estate is restricted and can only be

achieved from Sunderland Road to the south.
Uses and condition

Area 2 comprises public open space and underused or vacant land. The site accommodates
the former Lindisfarne Primary School site. The school has now been demolished and the
cleared site is currently vacant. The remainder of the Area 2 is in the form of open playing
fields.

The majority of the area is in council ownership. However, there is a small swathe of land on
the right hand side of the playing field that is not in council ownership. It is understood that this
land is split into two separate titles with part being owned by the North East Passenger
Transport Authority serving as access to the Metro rail network running under the site.

As the area consists of public open space and vacant land, with no occupants within this area.

The site is not being used to its full potential, given its central location.

December 2008 9



Gateshead Council Chandless Estate Regeneration Area: Option Appraisal

2.30

2.31

2.32

2.33

2.34

2.35

2.36

Area 3 — Employment Land including Tynegate Precinct, the Heaton Paper
Company and the Go Northeast Bus Depot

Site location

Area 3 occupies a large swathe of land in the south eastern corner of the study area. The site
is bounded by the vacant land and playing fields of Area 2 to the north and public open space
to the south. Sunderland Road serves as the main route from which vehicular access into the

area is possible.
There are three main land uses within the area:

Tynegate Office Precinct;

Go Northeast Bus Depot, and

The Heaton Paper Company Limited.
Tynegate Office Precinct

The Tynegate office precinct is a development of 3 office blocks (each 8 storeys high) with

access off Sunderland Road. The site is leased to the current owners by the council.

Each office tower has a forecourt that serves as a car park for the occupiers of the buildings.
The 3 blocks — Aidan Court, Bede Court and Chad Court, have been refurbished in recent
years but suffer high levels of vacancy. The occupied floorspace in Chad and Aiden Court is
approximately 50% and 40% respectively and several of the occupiers who are on short term

tenancies are considering the opportunity to relocate to alternative premises.
Rental levels are currently in the region of £8-£9 per square foot.

One of the major concerns of the occupiers is the poor environment and security in the vicinity
of the building, particularly the pedestrian underpass which connects the footpath from the
buildings to the town centre.

Go Northeast Bus Depot

The largest employment site in Area 3 is occupied by the Go Northeast bus depot. The site
consists of 3 large narrow sheds fronting onto Lindisfarne Drive, which serve as garages and

a maintenance facility for the company.
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Discussions with representatives from the bus company indicate that the site and premises
are too small for current operations and work is well advanced in securing an alternative site
that will meet future business requirements. Our understanding is that receipts from the sale
of the site will assist the bus company fund development of a new site and that Go Northeast
are in discussions with a private development company regarding the sale and redevelopment
of the Sunderland Road site.

Go Northeast have also indicated that they could vacate the Sunderland Road site by the end
of 2009.

Discussions have recently taken place between the Council and the Go Northeast with regard

to the possible purchase of the bus depot by the Council.
Heaton Paper Company Ltd.

The Heaton Paper Company occupies a single industrial unit with access from Eldon Street.
The owners considered the business too small for current operations and are looking to

relocate to more appropriate premises elsewhere in Gateshead.

A planning application was recently submitted for the development of the 0.4 hectares site for
residential development comprising 15 dwellings in the form of three storey townhouses with
associated car parking. The design of the development addresses the relationship with
surrounding residential properties and the intention is that the site will be landscaped in order

to reduce the visual impact.

Further consideration will be given to these proposals during the preparation of the alternative

options.
Area 4 — Public Open Space

Area 4 is located at the southern edge of the study area adjacent to the Tynegate Office

Precinct. Although vacant, the site is in council ownership and is well maintained.
Chandless Estate: turnover, voids and tenancies

Abbot Court and Monk Court

Appendix 1 contains statistical data with regard to the turnover, voids and tenancies within the

estate. This information is summarised in the paragraphs below.
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The number of current lettable voids in the towers represent a small number of the

council’s total property stock, around 5%;

The number of voids and terminations during April 06 to April 07 were high, around 17%

in Abbot Court and 32% in Monk Court suggesting that there is a high turnover of tenants;

The current number of terminations is similar in both towers at around 16% of the total
property stock. (Terminations refer to tenants ending their tenancy with a notice period of
four weeks. The property would then become void i.e. no longer let);

Around 45% of tenancies in the towers are less than three years old (55% are more than

three years old) further highlighting the relatively high turnover in the tower blocks;

There are, however, a significant proportion of tenants that have lived in the towers for a
considerable period of time, on average around 8 years. On average, tenancies of less
than three years run for approximately 18 months;

Around 70% of the tenancies of less than 3 years between April 2006 to April 2007, were
in arrears during this period. The situation is similar with tenancies which are more than 3

years old, where just under 50% were arrears over the same period;

As at 13/12/07 tenants residing in the towers were in arrears to the council for over
£52,000. Approximately half of all tenancies were in arrears, which equates to an average
of £430 per tenant. Although Abbot Court is slighting higher in terms of the total amount
of arrears, there is no real distinction between the performance of the two towers,
suggesting that it is a problem experienced across the whole estate rather than one

particular block.

The maisonettes and bungalows
2.45  The key points from the analysis of the date outlined in Appendix 1 is summarised below:

The turnover and vacancy rates in the maisonettes are far less than those in the two
tower blocks. There are only three recorded voids at present and there were only 15
voids across the estate during April 06 and April 07;

The number of terminations currently recorded amounts to only 5% of the total property
stock compared to 16% in the towers;

The maisonettes and bungalows appear to be far more popular amongst residents as a

place to live than the tower blocks;

The average number of tenancies less than three years old in the maisonettes and

bungalows is just over 20%. When compared with Abbot and Monk Court where the
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number of tenancies less than three years old is around 45%, the maisonettes and

bungalows are clearly the more popular place to live;

This is complemented by the high number of tenancies more than three years old, shown
in Table 9 (Appendix 1), where 112 of the 142, or just under 80% of the tenancies are

three years or more compared to just 55% of the tenancies in the tower blocks;

Over 65% of residents with tenancies less than three years old were in arrears during
April 06 and April 07, and 55% of residents living there longer than three years in arrears

in the same period;

Currently, 62.3% of tenants are in arrears, equating to around £30,000 owed at an
average of just under £260 per tenant (see Table 10 Appendix 1);

When combined with the amount in arrears with the towers, the amount the estate owes

in rent equates to over £82,000.

The level of arrears highlights the high proportion of low income residents living on the estate
and the difficulties they have in meeting the demands of their rent. A high proportion of
residents are dependent on benefit, with over half of all rent accounts receiving housing

benefit.
Right- to- buy properties

Across the entire Chandless estate there are also a small number of right-to-buy properties.
Of the 17 properties in private ownership only 1 is located within the towers (Abbot Court). A
small number of properties within Trinity, Minster, Lancet and Cathedral Court have also been
sold on a right-to-buy basis. Lychgate Court has the highest number of properties with a total
of 7 being privately owned. With the exception of these properties the remainder of land is in

council ownership.

Appendix 1 provides more information on the housing assessment of the estate.
Demographic and Socio-economic analysis

This section briefly summarises the key points that have arisen from the analysis of the socio-
economic profile of residents within the Chandless Estate using the Index of Multiple
Deprivation (IMD) statistics.
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Chandless Estate is home to approximately 342 residents. Of these 208 (61%) are male and
134 (39%) female. Within the towers, almost 81% of residents are male. In the maisonettes,

67% of residents being female.

Approximately half the residents are under 40 years old with 30% aged between 40 and 59.
Approximately 18% are aged over 60. Of these residents the majority are white British,

however within the two towers some asylum seeker accommodation is provided.

As mentioned earlier in this section, a high proportion of these residents are also benefit

dependent, with over half of all rent accounts receiving housing benefit.
The key characteristics are as follows:

A population suffering from poor health with high levels of limiting long term iliness, which
is reflected in the above average numbers claiming incapacity benefits;

A lower than average economic activity rate. Of those who are economically active, a
higher than average number are long-term unemployed. This is reflected in the higher

than average job seekers allowance claim rate;

Economic inactivity is prevalent in the area because of sickness, disability and family
commitments. This is reflected in the high levels of single female and lone parents

claiming income support allowance.

Clearly there is a requirement for a significant proportion of social housing as part of the
regeneration strategy in the event that the Chandless Estate is redeveloped in the future. This
is a key issue for the regeneration strategy which is addressed in Sections 4, 5 and 6 of the

report.

Previous consultation with the residents in 2005

Research undertaken by Social Regeneration Consultants with the residents of Chandless
Estate in 2005 indicated that just over half of the residents interviewed did not consider the
Estate to have a long term future, with over 70% requesting total or partial demolition of the
properties. Issues cited included inappropriate, illegal and anti-social behaviour by children

and young people, litter, rubbish dumping and drugs as the biggest problems.

That said, many residents felt they would like to stay in the area if new, substantially more
modern properties were provided together with accompanying facilities for Children and young
people.
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Research undertaken by Social Regeneration Consultants shows that just over half of
residents interviewed do not consider the Chandless Estate to have a long term future, with
over 70% requesting total or partial demolition of the properties on the estate. Issues cited
included anti-social behaviour, litter and drugs as the main social problems suffered by

residents.

Despite the problems, many residents wished to stay on the estate due to its close proximity
to the town centre. However, substantially better and more modern properties would have to

be provided together with accompanying facilities for children and young people.

Housing Market Assessment

Overview

The following paragraphs provide a brief overview of some of the key changes that have been
occurring in the property market in recent months which have resulted in a slow-down in
construction activity and property transactions across the UK. This provides broad headline
information which will need to be considered at the local level as work on the study

progresses.
Global credit squeeze

The collapse of the sub-prime market in the United States and subsequent global credit
squeeze has changed the financial landscape in the UK, and internationally. Initial predictions
suggested that this would have a limited and temporary effect and that the economy and
property markets (which are inextricably linked) would continue to grow as seen over the past
decade.

House price levels reached a peak in October 2007 and have fallen ever since. According to
GVA Grimley research, nationwide figures suggest that prices are now 4.2% lower (as at April
2008) than their October peak. In fact, house prices are already falling in real terms year-on-
year by 1.5% (Nationwide Quarterly Index).

However, although there is uncertainty and caution about the immediate future for the
property markets and economy, a key difference between the current downturn and previous
ones is that inflation today remains low in comparison with the 1970s and late 1980s/early
1990s.
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The UK economy and residential housing market are both highly cyclical and there is a close
relationship between the two. The economy is clearly slowing and zero employment growth is
now expected in 2009 (GVA Grimley research). A slowing economy and reduced employment
growth will clearly have a significant affect on the demand for housing as this feeds through in
terms of both that actual ability of people to afford to buy a house, and also in terms of
psychology and confidence.

Despite this, unemployment remains historically low as are interest rates, and recent higher
inflation appears to be a short term problem. The market is only likely to return to normal once

the full extent of the banks’ exposure to bad debts is known.
Short term outlook

Developers are reducing output in the face of uncertainty, particularly with the buy-to-let
markets (notably for new build city centre apartments). House prices are expected to continue
to fall for the rest of this year, particularly with few mortgage deals available to prospective
purchasers, along with buyers delaying purchases due to lower confidence in markets with a

“wait-and-see” approach.

A natural response is for developers to cut volumes in an effort to support pricing levels and
margins. There are three factors that will influence the volumes of homes being developed
over the medium term.

The first is how fast developers can react to the changing nature of demand;
The second is the reaction of landowners to downward pressure on land values, and

The third is the reaction of local and national Government in terms of planning policy for
new housing.

The above is, however, very much seen as a short term outlook. The good news for
developers is that as house prices fall, and therefore affordability increases, demand for
housing exists and will grow as prices stabilise and housing completions fall over the coming
years.

The weakening in end sale prices is bound to put a downward pressure on land values. Lower
land values will support scheme viability but the land market is very similar to the housing

market with several owners sitting on land they do not need to sell.

With public owned land, local authorities will have a major role to play with developers in

being able to deliver policy and affordable housing quotas alongside an economically viable
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2.73

2.74

2.75

development attractive to the market, not forgetting the increase demands on sustainable

construction.

Some developers may look to ‘off-load’ sites to housing associations who are short of land
and keen to grow development aspirations. Housing associations may look to use the current
market uncertainty as a way of buying land but need to ensure they fully understand the
increasing risks. The delivery of affordable housing in now heavily linked to the performance
of the overall development market. The reality is that affordability levels are likely to remain

stretched on the back of low levels of house price inflation.

Long-term outlook

The Government has set a target for increasing the level of house building in England to
240,000 units per annum by 2016 and to maintain this level until 2020. 2007 saw the highest
level of house building since 1989. This new target will be a challenge to achieve, with the
downturn in the market, constraints in the planning system, the availability of acceptable sites

as well as affordable housing and sustainability requirements.

It is therefore likely that housing demand will continue to exceed supply, unless there is a step
change in construction activity. House price growth is not expected over the next ten years to
be at same levels of the previous ten years, particularly as affordability will constrain the rate
at which prices are able to increase. But the outlook is certainly positive. With the UK
economy moving to a low inflation, low interest rate environment, this would allows for an

upturn in the market as it stabilises in the shorter term.

The continued limited supply of new developments combined with the expectation of strong
demand outlined above should mean continued upward pressure on prices. According to GVA
Grimley research, house price growth should resume and begin to move back towards the
historical long-term trend rate of around 2.5%pa in real terms, or around 5% in nominal terms.

(assuming RPI inflation of 2.5%).

Commercial Market

According to the Bank of England Inflation Report (May 2008) commercial property prices
have fallen by 16% since the summer. The commercial markets have probably felt the credit
crunch more than the residential markets due to the nature of speculative development and

the banks lending to fund such development.

Critical to the commercial markets is the change in empty rates legislation. The previous

system allowed for
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Shops & Offices: 3 months at 100% relief, 50% thereafter
Industrial : 100% relief
Listed Buildings :  100% relief
Charities : 3 months at 100% relief, 80% thereafter.

The Rating (Empty Properties) Act 2007 came into force on 1* April 2008. The key provisions
of the Act are:

Shops and Offices — 3 months at 100% relief then full rates.
Industrial/Warehouses — 6 months at 100% relief then full rates.
Empty Properties occupied by Charities — 100% relief in perpetuity

This will play a major role with developers who may only build new commercial
accommodation if they are pre-let for the threat of having to pay empty rates could double
their rate liability over the previous year. This reduced speculative development could result in
rental fluctuations, lower rents in secondary locations with constructive vandalism a possibility

(e.g. removing the buildings roof) to avoid paying the business rates.

Commercial land values will drive down as fewer developments come forward. Developers
and investors will have to account for higher empty rates costs in all new developments,
thereby restricting some from coming forward if at all. Coupled with the credit crunch

problems, the commercial market outlook appears far gloomier than the housing market.
Town Centre regeneration

A set of guiding principles have been prepared by a study undertaken by BDP, to inform the
preparation and implementation of the Regeneration Delivery Strategy for Gateshead Town

Centre. These principles provide the context for the future development of the area.

This work is particularly important for the Chandless Estate area as it defines a physical
framework to guide the future regeneration of the Chandless site.

The BDP analysis indicates that in the short-to-medium terms there is likely to be insufficient
demand to sustain the high quality, vibrant activity sought by partners across the entire town
centre area. In the short-to-medium terms therefore, BDP indicate that it may be necessary to
focus development (particularly where public sector investment is required) on particular
locations where vibrancy, momentum and a critical mass of economic activity can be
sustained. While this should not preclude the longer term development of the Town Centre
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over a wider area, the emphasis in the town centre study is placed on projects that can be

delivered within this timeframe.

We support this approach and consider the Chandless study area to be one of the key sites

that should be prioritised in view of the significant council land holding in the area.

The BDP analysis indicates that Gateshead Town Centre faces significant competitive
challenge and currently, a significant element of spend, investment and opportunity in core
town centre functions (retail, leisure, employment) leaks out of its natural catchment area and
is lost to the Town Centre. The BDP study points out that it will be important to look for
opportunities to plug important gaps in the Town Centre’s offer and to reduce this leakage.
However, they point out that it will be important to ensure that the Town Centre Master Plan
and Delivery Strategy is not predicated on head-on competition (with Newcastle city centre,

for example) in many areas.

Allied to efforts to plug unnecessary leakage of spend, investment and opportunity from
Gateshead Town Centre, the BDP study points out that it is vital that Gateshead Town Centre
develops and exploits key economic and market niches in which it has a clear competitive
advantage (in residential, retail, leisure and employment markets). Possible sources of
competitive advantage include the culture, creativity and design agendas, connectivity,

proximity to but separation from Newcastle (as the regional economic capital).

A core principle of the BDP approach to the Master Plan and Regeneration Delivery Strategy
is the need to create new locations and new offers in which the private sector (and public
sector) can invest. BDP point out that this should include new office market offers (possibly
offering good quality accommodation at a distinct to city centre Newcastle), new enterprise
accommodation (such as serviced office units, new high quality and functional public spaces,

and new and distinct residential and leisure market offers.

BDP also emphasise that the Regeneration Delivery Strategy will need to provide a clear
programme of action (and link in to wider programmes) to help ensure that the opportunities
associated with the redevelopment of Gateshead Town Centre are made available to and can

be accessed by residents of Gateshead.
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3.1

3.2

3.3

3.4

KEY ISSUES, OPPORTUNITIES AND
CONSTRAINTS

Introduction

This section highlights the key issues that have arisen from our analysis of the study area
together with the opportunities and constraints for regenerating the area. The analysis
provides the context for the identification of alternative options which are presented in Section
4.

The analysis is presented under the following headings:

Objectives for regeneration;
Key issues;

Constraints and weaknesses;
Opportunities and strengths;

Development opportunity sites.

Objectives for Regeneration
The appraisal of options will take the following range of objectives into account.
Improving Accessibility, Connectivity and Economic Prosperity

Within the Council’'s Corporate Plan 2007 — 2010 the most relevant priority is Corporate
Priority 4: Improving Accessibility, Connectivity and Economic Prosperity. This priority will be
delivered through the following actions:

Attract more people to live, work, visit and study in Gateshead;

Deliver key regeneration projects - Gateshead Central, schools and housing —

sustainability;
Develop innovative transport solutions to address congestion;

Reduce worklessness and improve skills, and focus on knowledge based creative

and innovation industries.
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BNG Objectives

3.5 Further, the option development has to have regard to the BNG objectives, which are:

To strengthen and stabilise the housing market through better matching of supply to

the needs and aspirations of local people;

To promote and provide a wider choice of quality housing with improved opportunity
and access for all;

To foster distinctive attractive neighbourhoods in which people from diverse

backgrounds choose to live, learn, work and invest; and

To manage, enhance and improve the physical, economic, environmental, social and

cultural assets of the neighbourhoods.
Gateshead Centre Regeneration Delivery Strategy (RDS) — Fit for a City
3.6 The objectives for the regeneration of the Study Area must tie in with and complement the
objectives of the RDS, which are:
Create a vibrant town centre through the introduction of mixed-use developments;
Improve accessibility, achieving a balance between all transport modes;
Creation of a high quality environment;

Creation of a Sustainable Town Centre.

3.7 We have consulted BDP on their ongoing analysis of the town centre development strategy.
Key Issues

Regeneration Context

3.8 The surrounding is planned for major regeneration. This includes the town centre, fright depot
and quayside. The current uses and activities within the study area are not supporting or
complementing these regeneration projects and therefore a strong vision and framework is

required to identify the key opportunities for change.
Topography

3.9 One of the most distinguishing features of Gateshead is the topography. From the Quayside
the land rises some 70 metres to the town centre and it continues to rise from the northeast to
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3.10

3.11

3.12

3.13

3.14

3.15

3.16

the southwest. This dramatic change in level has influenced the form and character of
Gateshead and is a major consideration as options for the study area are progressed. It also
creates some challenging issues in relation to comprehensive redevelopment in the town

centre.
Gateshead Highway

The site’s accessibility is poor due to Gateshead Highway to the west of the study area, which
creates a barrier to the town centre. Access to the site by car is difficult from the Felling
bypass to the north. The other boundaries are also marked by major highway and rail

infrastructure, which gives the site an insular feel.

It also highlights the issue of the physical and psychological barrier of Gateshead Highway,
and why this must be addressed in order that the area to the east is fully integrated with a

regenerated town centre.
Poor Access

Figure 4 illustrates the movement infrastructure for the study area.

The road hierarchy is dominated by the elevated Gateshead Highway which runs alongside
the western boundary of the site and creates a physical barrier between Chandless Estate

and the town centre.

Park Lane is a major road which runs east -west along the northern boundary of the site and
provides access into Chandless Estate. Sunderland Road provides access to the Tynegate
offices and Bus Depot but does not connect the site to the town centre.

Pedestrian access to the town centre from the Chandless Estate is via ground level
pedestrian routes at the Park Lane roundabout. A subway provides pedestrian access
between the Tynegate offices and the town centre but is in a poor state of repair and does not
appear to be widely used. The railway lines located to the east of the site present a major

barrier to east west movement.
Future of the office blocks and bus depot

Area 3 is currently occupied by office blocks, the bus depot and the print works. While the
latter is the subject of a planning application for residential development, discussions with the
owners of the bus depot site and leaseholders within the precinct area indicate that these
sites could be considered for redevelopment in the future.
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3.17

3.18

3.19

3.20

3.21

3.22

There is also an opportunity to consider the strategic acquisition by the Council of both the
precinct and bus depot sites as part of the regeneration initiative for the
Chandless/Sunderland Road area. These are key sites which could help to consolidate the
Council's land holding around the town centre to promote future regeneration initiatives along
the Sunderland Road corridor early in the programme and add weight to the proposal

to extend this key route into the town centre.

The opportunity of securing either One North East or possibly English Partnerships funding to

assist with the strategic acquisitions of these key sites is worth pursuing.

Underutilised sites

Large parts of the study area in particular Area 2 and Area 4 are either public open space,
vacant and/or underused. The land is not used to its full potential as a site in such a central

location.

Views of residents within Chandless Estate

Social Regeneration Consultants undertook resident consultation on behalf of The Gateshead
Housing Company in 2005. This was to gain resident views of their homes, the estate and its

future. The outcome identified the following key points:

the majority of the residents advocated total or partial demolition of the Chandless Estate;

The majority of residents thought the area was generally in decline but also were quite
satisfied with the estate as a place to live especially with regard to its proximity to the

town centre and its amenities.

Constraints and Weaknesses

Figure 5 highlights the main constraints and weaknesses to the future regeneration of the site.
These primarily relate to the road and rail infrastructure which present major barriers to east —
west movement to and from the site, for both pedestrians and vehicles.

There is also an issue around the connection of neighbouring land uses to the study area.
Figure 5 also illustrates the physical barriers that currently exist between the Chaucer Close
residential area and the adjacent uses within the study area including the print works, bus

depot and maisonettes on Chandless Estate.
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Opportunities and Strengths

3.23 Figure 6 illustrates the following opportunities for the regeneration of the site:

The opportunity to provide stronger east-west links to the town centre and the Sunderland
Road corridor (as denoted with the blue arrows):

The opportunity over the medium to long term to consider the demolition of the elevated
Gateshead highway to improve the physical and environmental conditions along the

eastern edge of the town centre;

The opportunity to downgrade the ground level road beneath the Gateshead highway to
improve access and movement between the town centre and the study area;

The opportunity to extend Sunderland Road into the High Street within the Town Centre,
which would open up the southern part of the Study area making it more attractive as a

place to invest and visit;

The greening of the Gateshead highway corridor and key spaces such as the adjacent

frontages and roundaboults;

The opportunity over the medium to long term to integrate the redevelopment proposals

for the study area with those for the Freight Depot and the Davy Roll site.

3.24  The regeneration of the area will provide a major opportunity to improve connectivity and
accessibility of the site. In particular, the needs of pedestrians and cyclists should be given

consideration.

3.25  Anupgrade of Sunderland Road as a major gateway into the town centre has been agreed in
principle by key stakeholders and is being considered. The provision for pedestrians with

disabilities, cyclists, users of mobility scooters, and public transport is also being addressed.
Development Opportunity Sites

3.26  Figure 7 illustrates the potential development opportunity sites located within the study area.
These are:

The residential and office development opportunity sites that are still: i.e. Chandless
Estate and the Tynegate precinct;

The industrial sites which are still in use which include the Go Northeast bus depot and

the Heaton Paper company;
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The cleared brownfield and open space sites which include the former school and

Pilkington Glass site.

3.27 The development opportunity sites are addressed in more detail in Section 4.
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4.1

4.2

4.3

4.4

OPTION DEVELOPMENT AND APPRAISAL

Introduction

This section considers a range of alternative options for regenerating the Study Area. This
incorporates the analysis outlined in the earlier sections of the report and in particular, builds
upon the assessment of key issues, opportunities/strengths and constraints/weaknesses

outlined in Section 3 of the report.

The analysis includes an assessment of the existing housing stock in the Chandless Estate

and assesses the options for retaining and/or demolishing these buildings.
The aims and objectives for the preparation of options is as follows:
Identify and consider a range of options for the regeneration of the area and to select

preferred options for further assessment;

Ensure the options consider the full range of regeneration opportunities that are

available through refurbishment, remodelling and redevelopment;

Ensure the options facilitate the creation of a new, balanced, integrated and

sustainable community in the area;

Ensure the options consider the phasing and sequence of release of development

opportunities;

Look at other potential regeneration sites in the area and the extent to which they

could assist in delivering each option and the key issues/risks involved.

This section of the report is structured as follows:

Broad assumptions for the development of the options;
Options for the future regeneration of the study area;

Assessment of the alternative options.
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4.5

4.6

4.7

4.8

4.9

4.10

411

Broad Assumptions for the Development of the Option S

Affordable housing
An affordable housing ratio of 30% has been assumed for all options.
Rehousing existing households

When testing the various options, we have assumed that 80% of the tenants in Chandless
Estate would need to be rehoused in the area. This assumption is based on the socio-
economic analysis (Section 2) which indicated that significant numbers of residents are on low

incomes and/or benefit and are reliant upon social rented housing.
Density of development

We have assumed housing density for new development at 55 dwellings per hectare across
the study area. Densities across the study area will vary as the site is located between the
high density town centre and the more suburban character of properties located along the

Sunderland road corridor.
Demolition and Remodelling Costs

Following advice from the Gateshead Housing Company, we have assumed that the
refurbishment cost of bringing up the existing units up to “Decent Homes Standard”, would
amount to £10,000 per unit. This would include new kitchens/bathrooms, redecoration
throughout and replacing worn or damaged items within the property such as windows or

doors.
The following costs have been assumed for remodelling each type of dwelling:

£25,000 a unit for the flats in the towers;
£35,000 per maisonette and bungalow.

The remodelling works have been assumed to include internal reworking and layout of the
units, structural alterations, improvements to the stairwells and open grounds and knocking
through to neighbouring units to create larger dwellings.

If this option was to be taken forward as a preferred option, further analysis and more detailed
BCIS costing would have to be applied to gain a more accurate view on the implications of

remodelling the units.
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4.13

4.14

4.15

Initial thoughts are that the high costs (£12.4m) will not provide value for money nor be in line
with the wider regeneration strategy of the town centre. Similarly remodelling the units does
not capitalise on the potential of the surrounding opportunity sites or the estate’s prime

location in proximity to the town centre.
Options for the future regeneration of the Study Ar ea

The options consider the future use of Chandless Estate and other sites, including the Bus
Depot, the former school site, the site formerly occupied by the Pilkington Glass Company,
the Tynegate Precinct office quarter, the Heaton Paper Company site which has now closed
and the open space located in the southern part of the area.

The options are set out below:

Option 1: Partial Demolition of the Chandless Estate Maisonettes and the
redevelopment of the former School and Pilkington Glass site for new housing (Figure
8);

Option 2: Demolition of all the Chandless Estate Maisonettes and redevelopment of
the former School, Pilkington Glass site, Heaton Paper Company, Bus Depot and

open space in the southern part of the site for new housing (Figure 9);

Option 3: Demolition of all the Chandless Estate Maisonettes and the Demolition of
one residential tower block and the redevelopment of the former School, Pilkington
Glass site, Heaton Paper Company site , Bus Depot, Tynegate Precinct and open
space in the southern part of the site for housing, with potential for mixed use along
Sunderland Road. (Figure 10);

Option 4: Demolition of all the Chandless Estate Maisonettes and the demolition of
both tower blocks, the redevelopment of the former School, Pilkington Glass site,
Heaton Paper Company, Bus Depot, Tynegate Precinct and open space in the
southern part of the site for housing, with potential for mixed use along Sunderland
Road. (Figure 11);

The following table presents the options and the level of intervention that is envisaged for

each.
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Table 4.1 Alternative Options: Key Characteristics

Intervention at Chandless Intervention on other sites within the Study Area
. Estate

1 Selective Demolition of New housing on adjacent council owned land including the former
Maisonettes and redevelop school and Pilkington Glass site. No change to the rest of the site
site for housing (with decent
homes work to retained
stock);

2 Demolition of all Maisonettes | Same as Option 1 plus the acquisition and development of the Bus
and redevelop site for Depot (a key strategic site which is surplus to the current owner’s
housing. (With decent homes | requirements).
work to retained stock).

3 Demolition of all Maisonettes | Same as Option 2 plus the redevelopment of Tynegate Precinct
and demolition of one Tower. | area for mixed use housing led development and the
Redevelop site for housing redevelopment of the area of open space to the south of the area
(with decent homes work to for housing.
retained stock) This option also includes the extension of Sunderland Road into

the Town Centre

4 Demolition of all the Same as Option 3 plus the demolition and redevelopment of the
Maisonettes and demolition second tower block. This option has a greater rehousing
of both Towers requirement but delivers a totally cleared site for redevelopment

4.16  The options are presented in more detail below.

Option 1: Selective Clearance of the Maisonettes in Chandless Estate

Key characteristics

4.17  This option is presented in Figure 8 and has the following key characteristics:

Demolition of the maisonettes located in the northern part of Chandless Estate. These
include 48 units in phase 1 at Cathedral Court. New housing on the adjacent vacant
council owned land (former Pilkington Glass and school site) and on the redeveloped

maisonettes site;
The total number of new properties is 275;

The refurbishment or remodelling of maisonettes located in the southern part of
Chandless Estate. The total number of properties is 108;

The refurbishment of the bungalows located in the southern part of Chandless Estate.

The total number of properties is 4;
The refurbishment/remodelling of the two tower blocks — 256 units;

Other uses (Bus Depot, Tynegate Precinct and open space in the southern part of the

site to remain).

4.18  Table 4.2 presents the key features of Option 1.
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Table 4.2: Option 1 — Selective redevelopment of th e Maisonettes and the development

of the former Pilkington Glass and School site for housing.

No of Development  Density of

properties land area proposed Number of

to be (ha.) development properties to be
refurbished/ (dwellings per built
Remodelled hectare)

No. of
properties

to be
demolished

Demolition of the Maisonettes in
Cathedral Court

Refurbishment/remodelling of 108
maisonettes in Lancet Court,
Minster Court, Lychgate Court
and Cloister Court

Refurbishment/remodelling of 4
bungalows
Refurbishment/remodelling of 256
the two tower blocks
Development of new housing on 5.0 55 275
former School and Pilkington (83 affordable
Glass Site

at 30%)
Total 48 368 5.0 55 275

4.19 The table shows that a total of 48 maisonettes will be demolished with the remaining 368
properties being either refurbished or remodelled. This option provides 5 hectares of

development land which could provide up to 275 new residential units.
Demolition and refurbishment/remodelling costs

4.20 Table 4.3 outlines the costs of demolition and refurbishment with Option 1. The analysis
shows that the total cost is £4.088m.

Table 4.3 Option 1: Costs of demolition and refurbi ~ shment

No of properties to | Cost per unit | Total Cost
be refurbished/
remodelled

No. of
properties to

be demolished

Demolition of Maisonettes £8,500 £408,000

Refurbishment of 108 £10,000 £1,080,000
Maisonettes

Refurbishment of 4 £10,000 £40,000
Bungalows
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Refurbishment of Towers 256 £10,000 £2,560,000

Total 48 368 £4,088,000

4.21  Table 4.4 outlines the costs of demolition and remodelling with Option 1. The analysis shows
that the total cost is £10.728m.

4.22  The remodelling option is £6.64m more expensive that the refurbishment option.
Table 4.4 Option 1: Costs of demolition and remodel  ling

No of Cost per unit Total Cost
properties to

be

remodelled

No. of
properties to

be
demolished

Demolition of £8,500 £408,000
Maisonettes

Refurbishment of 108 £35,000 £3,780,000
Maisonettes

Refurbishment of 4 £35,000 £140,000
Bungalows

Refurbishment of 256 £25,000 £6,400,000
Towers

Total 48 368 £10,728,000

Homeloss and Disturbance

4.23  Homeloss payments will also need to be made. We have assumed that this cost would be
incurred by the Gateshead Housing Company, RSL or the Council and not the developer.
There are 48 units to be demolished with Option 1. Homeloss is currently £4,700 and
disturbance £500. The total cost is therefore £5,200 per property.

4.1 The total cost for homeloss, disturbance and acquisition is £447,200, based on current levels

of homeloss and disturbance (see Table 4.5 below).
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Table 4.5 Costs for Homeloss & Disturbance and Acqu  isition

Total number of units in Households eligible for

Council ownership Homeloss/Disturbance

Demolition of the Maisonettes in | 48 units 46
£239,200
Cathedral Court
Total number of units in Acquisition Cost per unit
private ownership (including homeloss and

contingency)

Demolition of the Maisonettes in £104,000
£208,000
Cathedral Court
Total £447,200
Costs of securing properties prior to demolition
4.2 There is likely to be a considerable length of time between the maisonettes being

vacated/secured and subsequently demolished (see Section 7). The costs associated with
securing the premises over this length of time will need to be factored into the overall cost of
redeveloping the site. This has not been included in the costs at this stage.

Option 1: Conceptual Layout
4.3 Figure 12 illustrates a conceptual layout for Option 1. This shows the following:

The maisonettes and tower blocks in Chandless which are retained and either
refurbished/remodelled;

The new housing located on the land previously occupied by the maisonettes in
Cathedral Court with access from Park Lane;

New housing grouped in four separate development blocks to the south of the
retained maisonettes. These sites were previously occupied by Pilkington Glass and
the Primary School. These sites will have access from Park Lane and Sunderland
Road.

Option 2: Total clearance of the maisonettes in Chandless Estate
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4.4

4.5

4.6

Key characteristics

This option is presented in Figure 9 and has the following key characteristics:

Demolition of all the maisonettes located in Chandless Estate to the east of the flyover.

The total number of properties is 156;

The demolition of the bungalows. The total number of properties is 4;

The refurbishment/remodelling of the two tower blocks The total number of properties is

256;

The development of new housing on the site previously occupied by the maisonettes;

The development of housing on the former Pilkington Glass and school site;

Bus depot to be relocate and the site developed for housing;

Tynegate Precinct and Open space to remain in the southern part of the site.

Table 4.6 outlines the key features of Option 2.

Table 4.6 Option 2: Redevelopment of the Maisonette
Refurbishment and retention of both Towers and Tyne

the remaining site for housing

Demolition of all
Maisonettes

No. of
properties to
be
demolished

No of properties to be
refurbished/remodelled

Development
land area (ha.)

s for new housing and the

Density of
proposed

development

(dwellings
per hectare)

gate Precinct. Redevelopment of

Number of
properties to be
built

Demolition of all
bungalows

Refurbishment/remo
delling of the two
tower blocks

256

Development of new
housing on former
School, Pilkington
Glass Site and open
space area to the
south of study area

9.2

55

506

(152 affordable
at 30%)

Total

160

256

9.2

55

506

The table shows that a total of 160 maisonettes and bungalows will be demolished with the

remaining 256 properties in the two tower blocks being either refurbished or remodelled. This
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option provides 9.2 hectares of development land which could provide up to 506 new

residential units of which 152 will be affordable.
Demolition and Refurbishment Costs

4.7 Table 4.7 outlines the costs of demolition and refurbishment for Option 2. The analysis shows

that the total cost is £3.95m.

Table 4.7 Option 2: Cost of Redeveloping the Maison  ettes for new housing and the
Refurbishment and retention of both Towers and Tyne gate Precinct. Redevelopment of

the remaining sites for housing

No. of properties | No of properties to be Cost per unit Total Cost
to be refurbished
demolished

Demolition of all £8,500 1,326,000

Maisonettes

Demolition of all 4 £9,000 36,000

bungalows

Other costs (demolition of £32,000

garage blocks and play

areas)

Refurbishment of the two 256 £10,000 2,560,000

tower blocks

Total 160 256 3,954,000
4.8 Table 4.8 outlines the costs of demolition and remodelling with Option 2. The analysis shows

that the total cost is £10.35m. The remodelling option is £6.4m more expensive than the

refurbishment option.

Table 4.8 Option 2: Cost of Redeveloping the Maison  ettes for new housing and the
Remodelling and retention of both Towers and Tynega  te Precinct. Redevelopment of

the remaining sites for housing

No. of No of properties to be Development Number of
properties to remodelled land area (ha.) properties to

be demolished be built

Demolition of all Maisonettes £8,500 £1,326,000

Demolition of all bungalows 4 £9,000 £36,000
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Other costs (demolition of £32,000
garage blocks and play

areas)

Remodelling of the two 256 £35,000 £8,960,000

tower blocks

Total 160 256 10,352,000

Homeloss and Disturbance

4.9 Homeloss payments will also need to be made. We have assumed that this cost would be
incurred by the Gateshead Housing Company, RSL or the Council and not the developer.
There are 160 units to be demolished with Option 2. Homeloss is currently £4,700 and
disturbance £500. The total cost is therefore £5,200.

4.10 The total cost for homeloss, disturbance and acquisition is therefore £2,017,600with Option 2.

Table 4.9 outlines the costs of homeloss and disturbance.

Table 4.9 Option 2: Cost of Homeloss & Disturbance and Acquisition

Total number of units in council Households eligible for

ownership Homeloss/Disturbance

Demolition of 148 units 148 £769600
Maisonettes and
Bungalows

Total number of units in private Acquisition Cost per unit
ownership (including homeloss and

contingency)

Demolition of £104,000

Maisonettes and £1,248,000
Bungalows

Total 160units 160 £2,017,600

Costs of securing properties prior to demolition

411  There is likely to be a considerable length of time between the maisonettes being

vacated/secured and subsequently demolished (see Section 7). The costs associated with
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securing the premises over this length of time will need to be factored into the overall cost of

redeveloping the site. This has not been included in the costs at this stage.
Option 2: Conceptual Layout
412 Figure 13 illustrates a conceptual layout for Option 2. This shows the following:

The tower blocks in Chandless Estate which are retained and either
refurbished/remodelled;

The new housing located on land previously occupied by the maisonettes and
bungalows in Chandless Estate with access from Park Lane. The housing is arranged

in three separate development blocks;

New housing grouped in four separate development blocks to the south of the
retained maisonettes. These sites were previously occupied by the central area of
maisonettes and bungalows, the Pilkington Glass site and the Primary School. These

sites will have access from Park Lane and Sunderland Road;

New housing on the former Bus Depot and Heaton Paper employment sites with

access off Sunderland Road,;

New housing on the former open space in the southern part of the site with access
from Sunderland Road.

Option 3: Clearance of the maisonettes and one tower block
Key features
4.13  This option is presented in Figure 10 and has the following key characteristics:

Demolition of all the maisonettes and bungalows located in Chandless Estate to the
east of the flyover. The total number of properties is 160;

Demolition of Abbot Court tower block. The total number of properties is 128;

The refurbishment/remodelling of Monk Court tower block. The total number of

properties is 128;

The development of housing on the cleared site formerly occupied by Pilkington
Glass and the school;
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The development of new housing on the site previously occupied by the maisonettes

and one of the towers;
Go Northeast Bus Depot site to be acquired and developed for housing;
Tynegate office precinct to be acquired and developed for housing;

The cleared site to the south of the area to be redeveloped for housing

414  Table 4.10 outlines the key features of Option 3.

Table 4.10 Option 3 — Retention of one Tower (Monk  Court) and the redevelopment of

the remaining site for Housing and Mixed Use

No. of No of ) Development Density of
prdperties - propertiesto  land area (ha.) proposed Numbe_r of
be be _ develc_)pment properties to be
e refurbished/ (dwellings per built
Remodelled hectare)

Demolition of all 160

Maisonettes and

Bungalows

Demolition of Abbot Court 128

Tower Block

Remodelling/refurbishment 128

of Monk Court Tower Block

Development of new 10.4 55 572
housing on former School,
Pilkington Glass Site, land
previously occupied by the (172 affordable
Bus depot and Heaton at 30%)

Paper Co., and Tynegate
Precinct. Development of
the open space area to the
south of study area

Total 288 128 10.4 55 572

4.15 The table shows that a total of 160 maisonettes/bungalows and 128 flats will be demolished
with the remaining 128 properties in Monk Court being either refurbished or remodelled. This
option provides 10.4 hectares of development land which could provide up to 572 new

residential units.
Demolition and Refurbishment Costs

4.16  Table 4.11 outlines the costs of demolition and refurbishment with Option 3. The analysis

shows that the total cost is £5.05m.
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Table 4.11 Option 3 — Cost of Refurbishing one Towe r (Monk Court) and the

redevelopment of the remaining site for Housing and Mixed Use

No. of No of Cost per unit Total Cost
properties to  properties to

be be
demolished refurbished

Demolition of all 160 £8,500 £1,360,000
Maisonettes and

Bungalows

Demolition of Abbot Court 128 £730,000
Tower Block

Refurbishment of Monk 128 £10,000 1,280,000
Court Tower Block

Other costs (demolition of £32,000
garage blocks and play

areas)

Demolition of Tynegate £450,000 £1,350,000
office blocks

Demolition of Bus £150,000 £300,000
Depot/Workshops

Total 288 128 £5,052,000

4.17  Table 4.12 outlines the costs of demolition and remodelling with Option 3. The analysis shows
that the total cost Is £8,252,000. The remodelling option is £3.2m more expensive that the

refurbishment option.

Table 4.12 Option 3 — Cost of Remodelling of one To  wer (Monk Court) and the

redevelopment of the remaining site for Housing and Mixed Use

No. of No of Cost per unit Total Cost
properties to  properties to

be be

demolished Remodelled
Demolition of all 160 £8,500 £1,360,000
Maisonettes and
Bungalows
Demolition of Abbot Court 128 £730,000
Tower Block

Remodelling of Monk Court 128 £35,000 £4,480,000
Tower Block

Other costs (demolition of £32,000
garage blocks and play
areas)

Demolition of Tynegate £450,000 £1,350,000

office blocks
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Demolition of Bus £150,000 £300,000
Depot/Workshops
Total 288 128 £8,252,000

Homeloss and Disturbance

4.18 Homeloss payments will also need to be made. We have assumed that this cost would be
incurred by the Gateshead Housing Company, RSL or the Council and not the developer.
There are 288 units to be demolished with Option 3. Homeloss is currently £4,700 and
disturbance £500. The total cost is therefore £5,200.

4.19 The total cost for homeloss, disturbance and acquisition is therefore £2,776,800 with Option

3. Table 4.13 outlines the costs of homeloss and disturbance.

Table 4.13 Option 3: Cost of Homeloss & Disturbance and Acquisition

Total number of units Households eligible for

Homeloss/Disturbance

Demolition of 147 units 147 £764,400

Maisonettes and
Bungalows

Demolition of 127units 127 £660,400

Flats in Abbot
Court

Total number of units in private Acquisition Cost per unit

ownership (including homeloss and

contingency)

Demolition of 104,000
Maisonettes and £1,248,000

Bungalows

Demolition of 1 1
Flats inAbbot £104,000

Court

Total 288units 288 £2,776,800

Costs of securing properties prior to demolition
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4.20 Thereis likely to be a considerable length of time between the maisonettes being

vacated/secured and subsequently demolished (see Section 7). The costs associated with

securing the premises over this length of time will need to be factored into the overall cost of

redeveloping the site. This has not been included in the costs at this stage.

Option 3: Conceptual Layout

4.21  Figure 14 illustrates a conceptual layout for Option 3. This option shows the redevelopment of

the entire site with the exception of Monk Court tower block, which shows the following:

Monk Court tower block in Chandless Estate is retained and either

refurbished/remodelled;

The new housing located on land previously occupied by the Abbot Court tower block,
the maisonettes and bungalows in Chandless Estate with access from Park Lane.
The housing is arranged in two separate development blocks with an area of open

space around the perimeter of the development;

New housing grouped in four separate development blocks to the south of the
retained maisonettes. These sites were previously occupied by the central area of
maisonettes and bungalows, the Pilkington Glass site and the Primary School. These
sites will have access from Park Lane and Sunderland Road;

New housing on the former Bus Depot and Heaton Paper employment sites with

access off Sunderland Road,;

New housing (with the potential for mixed use at ground floor along Sunderland

Road) on the former Tynegate Precinct site;

New housing on the former open space in the southern part of the site with access
from Sunderland Road.

Option 4: Clearance of the maisonettes and the tower blocks

Key features

4.22  This option is presented in Figure 11 and has the following key characteristics:

Demolition of all the maisonettes located in Chandless Estate to the east of the

flyover. The total number of properties is 160;

Demolition of Monk Court and Abbot Court tower blocks. The total number of
properties is 256;
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The development of housing on the cleared site formerly occupied by Pilkington

Glass and the school;
The development of new housing on the site previously occupied by the maisonettes
Go Northeast Bus Depot site to be acquired and developed for housing;

Tynegate office precinct to be redeveloped for housing. to be acquired and developed

for housing;
The cleared site to the south of the area to be redeveloped for housing, and

Site previously occupied by Monk Court and Abbot Court tower blocks to be

redeveloped for housing.

4.23  Table 4.14 outlines the key features of Option 4.

Table 4.14 Option 4 — Redevelopment of the entire s ite for housing and Mixed Use

No of Development Density of proposed Number of
properties Land area (ha.) development (dwellings properties to be built

to be per hectare)
demolished

Demolition of all Maisonettes
and Bungalows

Demolition of Abbot Court and | 256
Monk Court Tower Blocks

Development of new housing 10.77 55 592 (178 affordable
on former School, Pilkington

Glass Site, land previougly at 30%)
occupied by the Bus depot
and Heaton Paper Co., and
Tynegate Precinct.
Development of the open
space area to the south of
study area

Total 416 10.77 55 592

4.24  The table shows that a total of 416 properties will be demolished. This option provides 10.77
hectares of development land which could provide up to 592 new residential units, of which
178 could be affordable.

Demolition and Costs

4.25  Table 4.15 outlines the demolition costs for Option 4. The analysis shows that the total cost is
£4.5m
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Table 4.15 Option 4 — Redevelopment of the entire s ite for housing and Mixed Use

No of Density of proposed Number of properties to be
properties to development (dwellings per built

be hectare)
demolished

Demolition of all £8,500 £1,360,000
Maisonettes and

Bungalows

Demolition of Abbot 256 £1,460,000

Court and Monk Court
Tower Blocks

Other costs (demolition £32,000
of garage blocks and
play areas)
£450,000 £1,350,000

Demolition of Tynegate
office blocks

Demolition of Bus £150,000 £300,000
Depot/Workshops
Total 416 £4,502,000

Homeloss and Disturbance

4.26 Homeloss payments will also need to be made. We have assumed that this cost would be
incurred by the Gateshead Housing Company, RSL or the Council and not the developer.
There are 160 units to be demolished with Option 2. Homeloss is currently £4,700 and
disturbance £500. The total cost is therefore £5,200.

4.27 The total cost for homeloss and disturbance is therefore £832,000 with Option 4. Table 4.16

outlines the costs of homeloss and disturbance.

Table 4.16 Option 4: Cost of Homeloss & Disturbance and Acquisition

Total number of units Households eligible for

Homeloss/Disturbance

Demolition of 147 units 147 £764,400

Maisonettes and
Bungalows

Demolition of flats | 255 units 255 £1,326,000
in Monk Court and
Abbot Court

Total number of units in private Acquisition Cost per unit

ownership (including homeloss and

contingency)
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Demolition of 12 104,000
Maisonettes and £1,248,000

Bungalows

Demolition of 1 1
Flats in Monk
Court and Abbot

Court

£104,000

Total

416units 416 £3,442,400

Costs of securing properties prior to demolition

4.28  There is likely to be a considerable length of time between the maisonettes being

vacated/secured and subsequently demolished (see Section 7). The costs associated with

securing the premises over this length of time will need to be factored into the overall cost of

redeveloping the site. This has not been included in the costs at this stage.

Option 4: Conceptual Layout

4.29 Figure 15 illustrates a conceptual layout for Option 4. This option shows the redevelopment of

the entire site and shows the following:

An area of open space on land previously occupied by the two tower blocks in
Chandless Estate which acts as a focal point for the development;

New housing located on land previously occupied by the maisonettes and bungalows
in Chandless Estate with access from Park Lane. The housing is arranged in four
separate development blocks;

New housing grouped in four separate development blocks to the south of the
retained maisonettes. These sites were previously occupied by the central area of
maisonettes and bungalows, the Pilkington Glass site and the Primary School. These
sites will have access from Park Lane and Sunderland Road;

New housing on the former Bus Depot and Heaton Paper employment sites with
access off Sunderland Road;

New housing (with the potential for mixed use at ground floor along Sunderland
Road) on the former Tynegate Precinct site;
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4.30

431

4.32

4.33

4.34

4.35

4.36

New housing on the former open space in the southern part of the site with access

from Sunderland Road.

Assessment of the options

The following paragraphs provide an assessment of the options under the following headings:

Ability to create a sustainable stronger community;
Support from the existing residents and wider community;
Deliverability

The following paragraphs consider the performance of each option against the above

objectives. The results of the assessment are presented in Table 4.18.
Ability to create a sustainable stronger community

The key issue from a regeneration perspective is that the retention of Chandless Estate is not
considered to be sustainable from a regeneration perspective. The analysis in Section 2
indicated that the latest index of multiple deprivation (IMD) 2007 ranks the area occupied by
the Chandless Estate as within the top 1% most deprived areas in the country.

There is a comparatively high crime rate and economic inactivity and unemployment rates are
much higher than the average for Gateshead. A large number of tenants are on housing
benefit. A significant number of tenants are also in arrears (45 % of all tenancies are in
arrears, 70% if tenancies of less than 3 years are considered. A large number of residents are

also claiming Income Support and Council Tax Benefit.

The Estate is also in a poor physical and environmental condition and any programme of
improvement work (e.g. decent homes work) is dependent on the outcome of this study and

further consultation with the community.

There are 416 residential units in the study area. 256 are located in the two towers Abbot and
Monk Court (14 floors). The remaining 172 units are made up of 168 maisonettes in 11 blocks
and 4 bungalows. Maisonettes — spread across 11 blocks - each accommodates up to 12, 2
and 3 units.

Just over half of the tenants under 40, 20% aged 40-59 and 20% over 60;
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4.37

4.38

4.39

4.40

441

4.42

4.43

4.44

There are 13 right to buy properties. There is a high turnover of tenants in the towers (more
than 40% tenancies are 3 years or less). Lower turnover in Maisonettes (80% tenancies

longer than 3 years).

It is not considered sustainable to invest in home improvements to a predominantly single
tenure estate of this character and size within Gateshead as a sustainable development would
need to provide a mix of housing tenures. Our assessment of the current market conditions
indicates that demand to purchase refurbished or remodelled flats in the estate (as properties
become available) is likely to be low and the retain and refurbish/remodel options are

therefore likely to perform poorly in this regard.

The demolition option is therefore considered to be preferable against this objective.
Support from the existing residents and wider community

Research undertaken by Social Regeneration Consultants with the residents of Chandless
Estate in 2005 indicated that just over half of the residents interviewed did not consider the
Estate to have a long term future, with over 70% requesting total or partial demolition of the
properties. Issues cited included inappropriate, illegal and anti-social behaviour by children
and young people, litter, rubbish dumping and drugs as the biggest problems.

That said, many residents felt they would like to stay in the area if new, substantially more
modern properties were provided together with accompanying facilities for Children and young
people.

Research undertaken by Social Regeneration Consultants shows that just over half of
residents interviewed do not consider the Chandless Estate to have a long term future, with
over 70% requesting total or partial demolition of the properties on the estate. Issues cited
included anti-social behaviour, litter and drugs as the main social problems suffered by

residents.

Despite the problems, many residents wished to stay on the estate due to its close proximity
to the town centre. However, substantially better and more modern properties would have to

be provided together with accompanying facilities for children and young people.
Deliverability

One of the key factors to consider in delivering the options for regeneration is the cost/value

associated with each option and the availability of funds to carry out the works. Table 4.17
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considers the costs associated with each of the options and the following paragraphs consider

the costs of each of the options in more detail.
4.45 A summary of the development appraisals is provided at the end on this section of the report.

Table 4.17 Costs associated with each of the option s

Item Cost

Option 1. Selective clearance of the maisonettes £4,088,000 - £10,728,000
in Chandless Estate

£3,954,000 - 10,352,000
Option 2: Redevelopment of the Maisonettes for
new housing and the Refurbishment and retention
of both Towers and Tynegate Precinct.
Redevelopment of the remaining site for housing

Option 3: Retention of one Tower (Monk Court) £5,052,000 - £8,252,000
and the redevelopment of the remaining site for
Housing and Mixed Use

£4,502,000
Option 4: Redevelopment of the entire site for

housing and Mixed Use

Option 1

4.46  Table 4.17 shows that the total cost of demolition and refurbishment with Option 1 is
£4.088m.The cost of demolition and remodelling with Option 1 is £10.728m. The remodelling

option is £6.64m more expensive that the refurbishment option.
Option 2

447  Table 4.17 shows that the total cost of demolition and refurbishment for Option 2 is £3.95m.
The cost of demolition and remodelling is £10.35m. The remodelling option is £6.4m more

expensive than the refurbishment option.
Option 3

4.48  The costs of demolition and refurbishment with Option 3 is estimated to be £5.05m. The costs
of demolition and remodelling with Option 3 is £8,252,000, which is £3.2m more expensive

than the refurbishment option.
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4.49

4.50

451

4.52

4.53

4.54

4.55

Option 4

Table 4.17 shows that the total cost of demolition is £4.5m.

Development appraisals are attached in Appendix 3.

Appendix 3 outlines the broad assumptions which have been used in the development
appraisals for the for the four alternative development options. The analysis shows the
following:

A negative residual value of -£830,000 for Option 1;

A negative residual value of -£1.8m for Option 2;

A negative residual value of -£3.92 for Option 3;

A negative residual value of -£4.86m for Option 4;
The costs are significantly higher for Options 3 and 4 which include the demolition of one and
two tower blocks respectively.

Results of the Assessment

Table 4.18 summarises the performance of the options against the key objectives of the
study. The assessment has been undertaken as follows:

Good performance against objective — 3

Average performance against objective — 2

Poor performance against objective - 1
The scores for each option are presented in the last row of the table. The ranking of the

options in terms of performance is presented in the last column of the table.

The analysis shows that Option 4, which includes the demolition of the two towers and the
maisonettes and results in the comprehensive regeneration of the site, outperforms the other
options against two of the three study objectives and is therefore ranked top in the

assessment. It should however be noted that no public consultat ion work has been

undertaken at this stage and therefore the Option A ppraisal exercise is incomplete,

pending the outcome of the community engagement exe rcise.
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456  The preferred option identified in this initial assessment is therefore provisional and
represents the consultants view. It is our recommendation that the options are taken forward

for consultation with the community before a preferred option is recommended.

Table 4.18: Preliminary assessment of the Alternati  ve Options

Options Create a Support from Deliverability Total Ranking in
stronger community terms of
sustainable Performance
community

1. 1 * 2 3 3

2. 2 * 2 4 2

3. 3 * 2 5 1

4. 3 * 2 5 1

Key: (Score of 3 - good performance; Score of 2 — average performance; Score of 1 poor performance;

Score of 0 — not applicable).
Preferred Option (Provisional Assessment)

457  As mentioned above, the preferred option identified in this initial assessment is provisional. All
options will need to be taken forward for consultation with the community before a preferred

option can be selected for the Chandless Estate.

458 Figure 16 illustrates our preferred option (provisional). This illustrates the demolition of the two

towers and the maisonettes and the comprehensive regeneration of the study area.

459 Figure 17 presents a conceptual plan with a provisional illustration of the site upon full

development. The image shows the following:

An area of open space on land previously occupied by the two tower blocks in

Chandless Estate which acts as a focal point for the development;

New housing located on land previously occupied by the maisonettes and bungalows
in Chandless Estate with access from Park Lane. The housing is arranged in four

separate development blocks;

New housing grouped in four separate development blocks to the south of the
retained maisonettes. These sites were previously occupied by the central area of
maisonettes and bungalows, the Pilkington Glass site and the Primary School. These

sites will have access from Park Lane and Sunderland Road,;

New housing on the former Bus Depot and Heaton Paper employment sites with
access off Sunderland Road;
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New housing (with the potential for mixed use at ground floor along Sunderland

Road) on the former Tynegate Precinct site;

New housing on the former open space in the southern part of the site with access

from Sunderland Road.

4.60 The preferred option has the following key characteristics:

Facilitates comprehensive rather than piecemeal development;

Required the acquisition of strategic sites such as the Bus Depot and Heaton Paper

Company;

Creates new gateway development along Sunderland Road;

Adds impetus to new town centre road link;

The larger site is potentially more attractive to the market;

Allows greater development control/design quality from the Council;
First phase of development can start early;

Will create 11ha development opportunity (acquiring 3ha of land).

4.61  The preferred option will provide comprehensive redevelopment with the following

development features:

11ha of new development at 55dph — delivering circa 600 units;

Of the 416 existing units we have assumed that 80% are rehoused. This would

require 333 new units (55% of potential units);

With the 30% affordable housing provision, 180 units (out of the 333 required) will be

delivered. Therefore 153 will need to be rehoused on alternative sites.

4.62  We would like to reiterate that this is a provisional recommendation, pending the outcome of

the public consultation exercise with residents of the Chandless Estate.

4.63  The next section of the report outlines the Development Programme and Delivery

Arrangements for the provisional option.
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5. DEVELOPMENT PROGRAMME, DELIVERY
ARRANGEMENTS AND RISK MANAGEMENT

Background

5.1 This section addresses the development programme and delivery arrangements for the
Preferred Option (provisional) and is divided into the following headings:
Development programme and phasing;
Preparation of a Masterplan and Delivery Strategy for the development of the site;
Planning Brief;
Detailed Design and Planning Approvals;
Rehousing of existing tenants;
Site Acquisitions;
Demolition Programme;

Construction Projects.

Development Programme and Phasing

5.2 The phasing strategy and development programme are presented in Figures 18 - 21. Figures
18 - 20 present the phasing strategy and Figure 21 and Figure 22 illustrate the projects that
need to be delivered as part of the scheme. The key projects are summarised below:

A. Redevelopment of Council owned land (the former school and Pilkington Glass
Site for housing) for housing;

B. Redevelopment of existing Maisonettes and Bungalows for housing;

C. Redevelopment of Heaton Paper Co. for housing;

D. Redevelopment of Bus Depot for housing;

E. Redevelopment of Tynegate Precinct for housing/mixed use;

F. Redevelopment of open space for housing;

G. Redevelopment of the tower blocks for housing and open space;
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The extension of Sunderland Road into the Town Centre, and
The demolition of the flyover in the long term.

5.3 Figures 18 - 20 present the phasing strategy which is summarised below.

Phase 1

5.4 This work includes the following:

Construction of new housing on the former Primary School and Pilkington Glass site;
Demolition of the maisonettes;

Acquisition and demolition of the Bus Depot, Heaton Paper Company and Tynegate

Precinct;

Phase 2

55 This work includes the following:

Construction of new housing on the former Bus Depot and Heaton Paper Company sites;

Construction of new housing on the remaining site previously occupied by the

maisonettes;
Construction of new housing on the southern part of the site;
Demolition of both tower blocks;

Construction of new housing with the potential to incorporate mixed use development at
ground level on the former Tynegate office site;

Extension of Sunderland Road into the town centre;
Demolition of the Flyover.
Phase 3

5.6 This work includes the provision of new housing and open space on land previously occupied
by the tower blocks.

5.7 The following paragraphs describe the programme of tasks that need to be undertaken to

deliver regeneration on the site (Figures 21 and 22).
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Prepare Masterplan and Delivery Strategy for the de  velopment
of the site

5.8 Following the completion of this report, the options to be taken forward for further analysis for
the regeneration of the Chandless Estate will be submitted to Cabinet for approval. There is a
pressing need for further consultation with key stakeholders, councillors and the community

as part of Stage 2 of this work. The key tasks to be undertaken in Stage 2 are the preparation

of a masterplan and delivery strategy for the study area in consultation with the community.

5.9 The regeneration of the area located to the south of Chandless Estate will be undertaken by a
preferred Joint Venture Vehicle which will be appointed in 2010.

Planning Brief

5.10 A planning brief will subsequently be prepared. The brief will draw upon the body of
information contained in this report including:
The development concept for the site;

Proposed land uses including housing, open space framework, public realm and car

parking requirements;

Broad urban design and density requirements for the residential component of the

scheme;
Specific design requirements;
Development programme.

Development of new social rented accommodation off-site.

Detailed Design and Planning Approvals

5.11  The JV partner will begin to prepare more detailed plans for the redevelopment of the site that
will show the residential site layout, pedestrian movement, areas of open space, landscape

and vehicular access arrangements.

5.12  The residential layout plans will be supplemented with a series of other plans that will show

the following key regeneration measures that will need to be delivered by the developer.

5.13  The following outlines the sequence of work:
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5.14

5.15

5.16

5.17

5.18

Planning application and approval for new residential development on cleared council

owned sites;

Planning application and approval for residential development on Heaton Paper and
Go North East Bus Depot Site;

Planning application and approval for mixed use development on the Tynegate

Precinct Site;

Planning application and approval for new residential development on cleared

maisonettes sites;

Planning application and approval for new residential development on cleared tower

block sites;

Rehousing of existing tenants

One of the key objectives is to discuss the masterplan options with existing tenants. This will

be followed by consultation with tenants on their rehousing options.
This activity is scheduled to commence in late 2008 and take just over 2 years to complete.

Figures 22 illustrates the development programme which shows the sequence for rehousing

tenants from the maisonettes and the towers in the following order:

Cathedral Court;

Lancet Court and Minster Court (and bungalows);
Lychgate Court and Cloister Court;

Abbot Court (tower);

Monk Court (tower);

We have assumed for the purpose of this analysis that there will be a requirement to construct

new social housing units to rehouse residents from the Chandless Estate.
Site Acquisitions
The following key site acquisitions will be undertaken:

Heaton Paper Co.
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Go North East Bus Depot Site;

Tynegate Precinct Site;

Demolition programme

5.19  Once the residents have been rehoused, the tower and the maisonettes can be demolished. A
phased programme of demolition is preferred as follows;
Demolition of the Chandless Estate Maisonettes, bungalows and tower blocks
Cathedral Court;
Lancet Court and Minster Court (and bungalows);
Lychgate Court and Cloister Court;
Abbot Court (tower);

Monk Court (tower);

Construction Projects

5.20  Figure 19 illustrates the construction projects that will be undertaken as part of the
development. These are outlined below.
Residential development on cleared council owned sites:
Residential development on Heaton Paper and Go North East Bus Depot Site;
Mixed use development on Tynegate Precinct Site;
New residential development on cleared maisonettes sites;
New residential development on cleared tower block sites;

Public realm upgrading.

December 2008 54



Gateshead Council Chandless Estate Regeneration Area: Option Appraisal

6.1

6.2

6.3

6.4

6.5

CONCLUSIONS AND NEXT STEPS

This report has presented a range of alternative options for the regeneration of the Chandless
Estate and adjacent sites within the study area, including housing improvement, housing

remodelling and redevelopment.

The alternative options are based on a full understanding of the area, including the
development/policy context and socio-economic profile and site analysis including a housing

assessment and broad overview of the property market.

The analysis has also addressed the key issues, opportunities and constraints for future
development. The implications for existing residents, landowners and businesses has also

been considered.

The options consider the future use of Chandless Estate and other sites, including the Bus
Depot, the former school site, the site formerly occupied by the Pilkington Glass Company,
the Tynegate Precinct office quarter, the Heaton Paper Company site which has now closed

and the open space located in the southern part of the area.
The options are set out below:

Option 1: Partial Demolition of the Chandless Estate Maisonettes and the
redevelopment of the former School and Pilkington Glass site for new housing (Figure
8);

Option 2: Demolition of all the Chandless Estate Maisonettes and redevelopment of
the former School, Pilkington Glass site, Heaton Paper Company, Bus Depot and

open space in the southern part of the site for new housing (Figure 9);

Option 3: Demolition of all the Chandless Estate Maisonettes and the Demolition of
one residential tower block and the redevelopment of the former School, Pilkington
Glass site, Heaton Paper Company site , Bus Depot, Tynegate Precinct and open
space in the southern part of the site for housing, with potential for mixed use along
Sunderland Road. (Figure 10);

Option 4: Demolition of all the Chandless Estate Maisonettes and the demolition of
both tower blocks, the redevelopment of the former School, Pilkington Glass site,
Heaton Paper Company, Bus Depot, Tynegate Precinct and open space in the
southern part of the site for housing, with potential for mixed use along Sunderland
Road. (Figure 11);
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6.6

6.7

6.8

6.9

6.10

The key characteristics of the options are presented below.

Table Alternative Options: Key Characteristics

Intervention at Chandless i other sites within the Study Area

Estate
Selective Demolition of New housing on adjacent council owned land including the former
Maisonettes and redevelop school and Pilkington Glass site. No change to the rest of the site
site for housing (with decent
homes work to retained

stock);
2 Demolition of all Maisonettes | Same as Option 1 plus the acquisition and development of the Bus
and redevelop site for Depot (a key strategic site which is surplus to the current owner’s

housing. (With decent homes | requirements).
work to retained stock).

3 Demolition of all Maisonettes | Same as Option 2 plus the redevelopment of Tynegate Precinct
and demolition of one Tower. | area for mixed use housing led development and the
Redevelop site for housing redevelopment of the area of open space to the south of the area
(with decent homes work to for housing.
retained stock) This option also includes the extension of Sunderland Road into

the Town Centre

4 Demolition of all the Same as Option 3 plus the demolition and redevelopment of the
Maisonettes and demolition second tower block. This option has a greater rehousing
of both Towers requirement but delivers a totally cleared site for redevelopment

The options have been assessed under the following headings:

Ability to create a sustainable stronger community;
Support from the existing residents and wider community;
Deliverability

The analysis shows that Option 4, which includes the demolition of the two towers and the
maisonettes and results in the comprehensive regeneration of the site, outperforms the other
options against two of the three study objectives and is therefore ranked top in the

assessment. It should however be noted that no public consultat ion work has been

undertaken at this stage and therefore the Option A ppraisal exercise is incomplete,

pending the outcome of the community engagement exe rcise.

The preferred option identified in this initial assessment is therefore provisional and
represents the consultants view. It is our recommendation that all four options are taken
forward for consultation with the community before a preferred option is recommended as
feedback from a community engagement exercise is an important part of the option evaluation

process.

The recommended option which is outlined in the report is therefore provisional, pending

further consultation on the alternative options with residents and stakeholders.
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6.11  The phasing strategy and development programme are presented in Figures 18 - 21. Figures
18 - 20 present the phasing strategy and Figure 21 and Figure 22 illustrate the projects that

need to be delivered as part of the scheme. The key projects are summarised below:
A. Redevelopment of Council owned land (the former school and Pilkington Glass
Site for housing) for housing;
B. Redevelopment of existing Maisonettes and Bungalows for housing;
C. Redevelopment of Heaton Paper Co. for housing;
D. Redevelopment of Bus Depot for housing;
E. Redevelopment of Tynegate Precinct for housing/mixed use;
F. Redevelopment of open space for housing;
G. Redevelopment of the tower blocks for housing and open space;
The extension of Sunderland Road into the Town Centre, and
The demolition of the flyover in the long term.
6.12  Figures 22 illustrates the provisional development programme for Option 4 which shows the
sequence for rehousing tenants from the maisonettes and the towers in the following order:
Cathedral Court;
Lancet Court and Minster Court (and bungalows);
Lychgate Court and Cloister Court;
Abbot Court (tower);
Monk Court (tower);

6.13  We have assumed for the purpose of this analysis that there will be a requirement to construct
new social housing units to rehouse residents from the Chandless Estate. This information will
need to be refined to incorporate the results from the community engagement exercise during
Stage 2 of the study.

6.14  The provisional development programme also shows the following key site acquisitions:

Heaton Paper Co.
Go North East Bus Depot Site;

Tynegate Precinct Site;
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6.15

6.16

6.17

6.18

6.19

6.20

Meetings have been held with key stakeholders with regard to the above and work is now

progressing on the site acquisition strategy for these sites.

The provisional development programme shows that once the residents have been rehoused,
the tower and the maisonettes can be demolished. A phased programme of demolition is set
out in the report as follows;
Demolition of the Chandless Estate Maisonettes, bungalows and tower blocks
Cathedral Court;
Lancet Court and Minster Court (and bungalows);
Lychgate Court and Cloister Court;
Abbot Court (tower);
Monk Court (tower).
The provisional development programme (Figure 19) also illustrates the construction projects
that will be undertaken as part of the development. These are outlined below.
Residential development on cleared council owned sites:
Residential development on Heaton Paper and Go North East Bus Depot Site;
Mixed use development on Tynegate Precinct Site;
New residential development on cleared maisonettes sites;
New residential development on cleared tower block sites;
Public realm upgrading.

It is our recommendation that all four options are taken forward for consultation with the

community during stage 2 of the study before a preferred option is recommended.

There is a pressing need for further consultation with key stakeholders, councillors and the

community as part of Stage 2 of this work.

The key tasks to be undertaken in Stage 2 are the preparation of a masterplan and delivery
strategy for the study area in consultation with the community. One of the key objectives is to
discuss the masterplan options with existing tenants. This will be followed by consultation with

tenants on their rehousing options.
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6.21  This should draw on the analysis contained in this report and follow the format for consultation
recently undertaken for the Ravensworth Road Study.

6.22  The regeneration of the area located to the south of Chandless Estate will be undertaken by a

preferred Joint Venture Vehicle which will be appointed in 2010.
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