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1 Introduction 
This volume of the Stage 2 research contains contextual and background information 
on Thames Gateway and Greater Manchester. The aim is to give an overview of the 
socio-economic characteristics of the sub-regional case study areas, and to provide 
detailed information on the amount and type of brownfield land in each sub-regional 
area, and also within the relevant local authority areas. 

The nature of contamination is also explored as well as housing markets and 
planning background within each area. 

This volume is designed to be self-contained but at the same time to provide 
background to the case study interviews, which form the subject of Volume 3, to be 
published at the Department of Real Estate and Construction, Oxford Brookes 
University, which is also where the project is now based. 

For further details on the research please contact: 
Professor Tim Dixon 
Department of Real Estate and Construction 
School of Built Environment 
Oxford Brookes University 
Gipsy Lane 
Headington 
Oxford, OX3 0BP 
 
Tel: 01865 484202 
 
Email: tdixon@brookes.ac.uk 
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2 Thames Gateway 

2.1 Introduction 

This part of the report is a follow-up to the research conducted by Dixon et al (2004) on 
the housebuilding industry’s approach towards brownfield regeneration. It provides a 
background and context for the next stage of brownfield research, based on 
interviews/case studies undertaken in specific locations within the Thames Gateway.  

There are two reasons for choosing this particular sub-region. Apart from being 
identified as national priority for regeneration and growth, the Thames Gateway is also 
one of the country’s four priority areas for development of new residential communities 
in an effort to tackle the housing supply shortage in South East England (ODPM, 
2003c).  

The structure of this section seeks to explain and analyse: 
 How the Gateway framework operates (policies, organisational structure and 

what have been delivered since being launched in 2003);  

 The characteristics of the sub-region (demographic and economic state, 
brownfield stock with its potential for regeneration, and housing); and 

 The characteristics of the local authority area, Barking and Dagenham, where the 
case study sites for the next research stage are chosen (demographic and 
economic state, historical land use, development framework, brownfield stock, 
and housing). 

This report will also provide brief introductions of the chosen case study sites.  

2.2 Background 
The conception of Thames Gateway area (formerly known as East Thames Corridor) 
goes back to the 1980s. During that time the planned Channel Tunnel rail link raised 
expectations that it would be an opportunity to improve the economically under-
performing areas in the South East Region1. In 1991, the East Thames Corridor was 
announced, and during the reign of Michael Heseltine as the Environment Secretary in 
the 1990s much energy was put into analysing the potential of the area. The Thames 
Gateway Regional Planning Guidance, RPG9A, was also published in 1995, marked as 
the initial Government policy and strategy for the area. During that year the Thames 
Gateway London Partnership (TGLP) was established with responsibility for delivering 
economic, physical and social regeneration of areas surrounding the Thames in East 
London. 

The sub-region had expanded since its conception, and the redrawing of England’s 
regional boundaries in 2001 led to the Thames Gateway areas being divided into three 
separate regions and partnerships: 
 The Thames Gateway London Partnership; 

 The Thames Gateway South Essex Partnership; and 

 The Thames Gateway Kent Partnership. 

Details of the regional partnerships are shown in Table 2.1. 

In February 2003, ODPM launched the Sustainable Communities Plan, which put the 
Thames Gateway at the focus of the largest brownfield area regeneration and provision 
                                                 
1 The Thames Gateway, a report for English Partnerships (Newzeye, 2004). 
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of new housing in the South East of England. In July 2003, the proposal for 
regeneration and growth in the Thames Gateway, Sustainable Communities: Making It 
Happen – Thames Gateway and the Growth Area, was also launched. 

Table 2.1 The Thames Gateway Partnerships (member organisations) 

Partnership Local Authorities Public Bodies Non-public bodies 

Thames Gateway 
London Partnership 
(TGLP)2 

 LB Barking & Dagenham 
 LB Bexley 
 Corporation of London 
 LB Greenwich  
 LB Hackney 
 LB Havering 
 LB Lewisham 
 LB Newham 
 LB Redbridge 
 LB Tower Hamlets 
 LB Waltham Forest 

Others: 
 Dartford Borough 
Council 
 Thurrock Council 

 London Development 
Agency (LDA) 
 Learning & Skills Council 
London East 
 South Eat London 
Strategic Health 
Authority 
 North East London 
Stategic Health Authority 

 University of East 
London 
 University of 
Greenwich 
 Queen Mary 
University of 
London 
 Goldsmiths College 
University of 
London 
 London 
Metropolitan 
University 
 Trinity College of 
Music 
 Ravensbourne 
College of Design 
and 
Communication 

Thames Gateway 
South Essex 
Partnership   
(TGSEP)3 

 Essex County Council 
 Basildon District 

Council 
 Castle Point Borough 

Council 
 Rochford District 

Council 
 Southend-on-Sea 

Borough Council 
 Thurrock Council 

 East of England 
Development Agency 
(EEDA) 
 Thurrock Urban 
Development 
Corporation 
 Essex Strategic Health 
Authority 
 Learning & Skills Council 
Essex 

 Essex Business 
Consortium 
 Business Link of 
Essex 
 Essex Economic 
Partnership 

Thames Gateway 
Kent Partnership 
(TGKP)4 

 Kent County Council 
 Dartford 
 Gravesham 
 Medway  
 Swale 

 South East of England 
Development Agency  
(SEEDA) 
 Thames Gateway 
Parliamentary Group  
 Kent & Medway Health 
Authority 
 NW Kent Community & 
Voluntary Service 

 BBP Regeneration 
Ltd 
 Medway Ports 
 Hutchison Ports 
(UK) Ltd 
 Land Securities 
Development 

 

A recent event that acted as additional catalyst for the regeneration of the Thames 
Gateway was the announcement of London’s winning bid to host the 2012 Olympic 
Games. The main regeneration scheme will be concentrated on the Lower Lea Valley 
in East London for the development of the 500-acre (c.221 hectares) Olympic Park. 
The legacy of the event will include the creation of 9,000 new homes and 10,000 jobs5. 
The mayor of London, Ken Livingstone, stated ‘The Olympics will bring the biggest 
                                                 
2 Taken from website of TGLP www.thames-gateway.org.uk 
3 Taken from website of TGSEP www.tgessex.co.uk 
4 Taken from website of TGKP www.thamesgateway-kent.org.uk 
5 London Development Agency website www.lda.gov.uk  
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transportations of the city since the Victorian age.… It will regenerate East London and 
bring in jobs and massive improvement in transport infrastructure.’ 

According to the current geographical boundaries, the Thames Gateway stretches 
along the River Thames from the London Docklands to Southend in Essex and 
Sheerness in Kent (Figure 2.1), covering about 173,800 hectares in total area, housing 
about 3.3 million residents or 1.4 million households (as at 2001) and supporting about 
1.1 million jobs in 20046. 

Figure 2.1 Thames Gateway Partnerships – local authority boundaries  

Corporation 
of London

Hackney

Waltham 
Forest

Redbridge

Corporation 
of London

Hackney

Waltham 
Forest

Redbridge

Corporation 
of London

Hackney

Waltham 
Forest

Redbridge
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6 Taken from Census 2001 and Annual Survey of Hours and Earnings 2004 (ONS, 2004b). 
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2.3 Key policies and organisations 

2.3.1 Policies 

Initiated by the Sustainable Communities Plan (published as Sustainable Communities: 
Building for the Future (2003)), a succession of policies and guidance concerning the 
Thames Gateway has been developed. These underpin the main strategic challenges 
for the London, East of England and South East regions, as stated in the Plan, which 
seek to address problems related to: 
 Housing provision and affordability; 

 Economic growth benefits distributed towards areas with poverty and deprivation 
(low education and skills, high crime rates); and 

 Environment (green space, water resources). 

In terms of the planning framework for the Gateway, the ODPM website cited the 
RPG9a (1995) and the recent Inter-regional Planning Statement (2004) as ‘the most 
relevant planning statements to the Gateway agenda’. The latter was published by 
three regional planning bodies: the London Development Agency, the East of England 
Development Agency, and the South East of England Development Agency. 

Eighteen months after launching the proposal for the Thames Gateway, the ODPM 
published Sustainable Communities: Delivering the Thames Gateway (2005). It 
highlights the latest improvements in green space, transport, homes and social 
deprivation in the Gateway, as well as reiterating the development priorities in the 
future. Table 2.2 details the policies underlying the Thames Gateway framework.  

Figures 2.2 and 2.3 illustrate the sub-regional context of major transport improvement 
and housing provisions in the Gateway’s identified strategic development locations: 
Stratford, Lower Lea and Royal Docks; Greenwich Peninsula and Woolwich; London 
Riverside; Thurrock; North Kent Thameside; and; Medway Waterfront. 
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Figure 2.2 Thames Gateway Scenario: Transport (source: ODPM, 2005c) 

 

Figure 2.3 Thames Gateway Scenario: Dwellings (source: ODPM, 2005g)
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Table 2.2 Policies/Guidance for Thames Gateway  

   Strategy  

Scope Policy/Guidance Housing and Employment Infrastructure Area of Focus 

England • Sustainable Communities: 
Building for the Future 
(ODPM, 2003c)  

Addressing housing shortage by 
accelerating provision of housing in 
four designated ‘growth areas’, 
provision of affordable housing and 
tackling homelessness. 
 

ODPM working with Highways Agency 
and Strategic Rail Authority to bring 
forward schemes to improve travel and 
address transport needs in growth 
areas. 

The four Growth Areas: 
• Thames Gateway  
• London-Stanstead-Cambridge 

corridor 
• Ashford 
• Milton Keynes-South Midlands 

 • Sustainable Communities: 
Homes for All – A Five Year 
Plan from the ODPM 
(2005g) 

There are 120,000 new homes and 
180,000 new jobs to be delivered in 
the Gateway by 2016.  

Proposed transport schemes in 
Thames Gateway: 
• Channel Tunnel Rail Link (CTRL) 

domestic services from 2009 
• Docklands Light Railway extension to 

Woolwich and Stratford opened by 
2010 

• New Thames Gateway bus transit 
opened by 2010 

The four Growth Areas: 
• Thames Gateway  
• London-Stanstead-Cambridge 

corridor 
• Ashford 
• Milton Keynes-South Midlands 

London, 
South East 
and East of 
England 

• RPG 3: Strategic Guidance 
for London Authority (2003) 
Now superseded by the 
London Plan – Spatial 
Development Strategy for 
Greater London (Mayor of 
London, 2004), which is 
subject to alteration for the 
housing provision target – 
Draft London Plan 
Alterations:Housing 
provision targets (Mayor of 
London, 2005b) 

East London, being the Mayor’s 
priority area for development, should 
plan for additional 104,000 homes and 
249,000 jobs up to 2016. 

However, the latest proposed 
alteration (currently under 
consultation) suggests that East 
London is to meet the target of 
145,800 additional homes by 2016. 

Proposed transport schemes affecting 
East London: 
• Crossrail 1, two proposed corridors 

from Whitechapel to Ebbsfleet and 
Stratford, start from 2012 

• Crossrail 2, from and to Hackney. 
• Phase II CTRL, to Stratford 

completed by 2007 
• DLR extensions, start from 2007 
• East London Line northward 

extension to Dalston, completed by 
2009 

• East London Transit and Greenwich 
Waterfront Transit 

• Three new river crossing schemes 

Opportunity areas for growth of 
new homes and jobs in East 
London: 
• Bishopsgate/South Shoreditch 
• Whitechapel/Aldgate 
• Isle of Dogs 
• Stratford 
• Lower Lea Valley 
• Royal Dogs 
• Barking Reach 
• London Riverside 
• Deptford Creek/Greenwich 

Riverside 
• Greenwich Peninsula 
• Belvedere/Erith 
• Thamesmead 
• Ilford 
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  Strategy  

Scope Policy/Guidance Housing and Employment Infrastructure Area of Focus 

 • RPG 9: Regional Planning 
Guidance for the South East 
(2001) 
To be superseded by the 
South East Plan –
Consultation Draft (South 
East England Regional 
Assembly, 2005)  

The Thames Gateway area, the 
growth options comprise additional 
housing between 25,000 and 32,000 
units p.a., delivered through either 
continuance of existing policy or 
focusing on specific areas. 

Regional Transport Strategy: 
• Priority improvements to public 

transport and rail network covering 
regions of the core strategy  

• Priority improvements to the strategic 
road network 

• Multi-modal studies to address 
problems with the trunk road network 

• Developing the Regional Transport 
Strategies and proposed further 
studies 

Regions of the Core Strategy: 
• London 
• Thames Gateway 
• Rest of the South East 

 • RPG 14: Regional Planning 
Guidance for East of 
England – Draft; 
now has been revised to 
East of England Plan – 
Consultation Draft7 (East of 
England Regional 
Assembly, 2004)  

For the Thames Gateway area, local 
developments will provide a total of 
43,800 additional dwellings and 
55,000 additional jobs up to 2021.  

Provision of transportation 
infrastructure, phased into completions 
by 2006, 2011 and 2021 of the 
following: 
• Provisions and upgrades of core 

transport network 
• Multi-modal study on Lower Thames 

Crossing 
• Progressing regional interchanges 

Sub-region/policy areas: 
• Thames Gateway/South Essex  
• Haven Gateway  
• Great Yarmouth/Lowestoft  
• The Norfolk and Suffolk Broads 
• Thetford 
• Greater Peterborough 
• Cambridge 
• Stanstead/M11 
• Stevenage 

Thames 
Gateway 

RPG 9a: Thames Gateway 
Regional Planning Guidance 
(Department of the 
Environment, 1995)  

 

Thames Gateway could be expected 
to provide 110,000 new dwellings, with 
about 70,000 new dwellings being 
anticipated by 2006. A significant 
proportion of new homes will be in 
London and Essex. 

Transport improvement schemes: 
• Rail: Jubilee Line extension (river 

crossing), DLR extension (river 
crossing), Kent Link modernisation, 
refurbishment of LTS line 

• Road: A13 improvements (Docklands 
to M25), Hackney, Blackwell Third 
Crossing (river crossing), A2 
Kidbrooke Park improvement, M25 
improvement (j30-31), A249 
improvement, M2 widening (j104), 
A2.A282 improvement, Gallions 

The specific areas of major 
developments: 
• The Royals and Stratford 
• Greenwich Riverside 
• Woolwich and Thamesmead 
• Barking Reach 
• Havering Riverside 
• Erith Reach 
• Essex Thameside 
• Kent Thameside 
• Thames and Medway Estuary 

Marshes 

8

7  On 5th November 2004 The East of England Regional Assembly submitted the Draft East of England Plan to the Deputy Prime Minister accompanying by the statement that 
they did not believe it would be possible to deliver targeted housing growth rates in the East of England without central government funding to support the infrastructure. 
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  Strategy  

Scope Policy/Guidance Housing and Employment Infrastructure Area of Focus 
Reach area (river crossing), study for 
lower Thames crossing. 

• Schemes supported by TSG: 
Medway Towns northern relief road, 
A206 Woolwich road widening, 
STDR & Dartford northern bypass, 
Staplehurst link, Choates Manor 
Way, Bexleyheath town centre. 

• Medway Towns and the Hoo 
Peninsula 

• Swale 

 • Creating Sustainable 
Communities:  
Making It Happen – Thames 
Gateway and the Growth 
Areas (ODPM, 2003b)  

Development of 120,000 new homes 
in the Gateway by 2016, focusing on 
five strategic development locations: 
• East London Gateway: 15,000 
• South of Thames: 20,000 
• North of Thames: 15,000 
• Thurrock, Medway Riverside and 

others: 45,000 
• North Kent Thameside: 25,000 

Strategic Transport Programmes 
delivering new dwellings: 
• CTRL: Ebbsfleet, Eastern Quarry, 

Swanscombe/Northfleet, Gravesend, 
Stratford City 

• Fastrack: Ebbsfleet, Eastern Quarry, 
Swanscombe/Northfleet, Gravesend, 
Dartford 

• DLR Extension: Barking Reach, 
South Dagenham 

• DLR Crossing: Woolwich 
• DLR Woolwich: Royals 
• East London Transit: Barking Reach, 

South Dagenham, Barking Town 
Centre 

• Greenwich Waterfront Transit: 
Woolwich, Thamesmead, Greenwich 
Peninsula 

The five strategic development 
locations: 
• East London Gateway (Stratford 

and Lower Lea) 
• South of Thames (from 

Greenwich Peninsula to 
Woolwich, Thamesmead) 

• North of Thames (Barking Reach) 
• Thurrock 
• Ebbsfleet and North Kent 

Thameside 

 • Creating Sustainable 
Communities: Greening the 
Gateway (ODPM, 2004a)  

Creating functional green infrastructure 
in the Gateway (no strategies on 
housing and employment). 

   Thames Gateway

 

 • Growth and Regeneration in 
the Thames Gateway: Inter-
regional Planning Statement 
by the Thames Gateway 
Regional Planning Bodies 

By 2016 the Gateway will have the 
capacity to accommodate 128,500 
additional homes: 
• London: 59,0008 
• North Kent: 43,000 

Transport schemes to support 
delivering minimum housing and 
employment figures by 2016: 
• Channel Tunnel Rail Link and CTRL 

Five strategic Zones of Change: 
• East London Gateway 
• Greenwich Peninsula/ Woolwich/ 

Thamesmead 
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  Strategy  

Scope Policy/Guidance Housing and Employment Infrastructure Area of Focus 
(Mayor of London et al., 
2004b)  

• South Essex 26,500 
To create 232,000 additional jobs: 

• London: 150,000 
• North Kent: 40,000 
• South Essex: 42,000 

domestic services (2007) 
• East London Transit phase 1 (2008) 
• Greenwich Waterfront phase 1 

(2008) 
• Kent Fastrack: completion in phases 
• A249 Swale crossing (2006) 
• DLR extension to City Airport (2005) 
• DLR extension to Woolwich (2008) 
• DLR to Barking Reach (2008) 
• Thames Gateway Bridge (2013) 
• Bus improvement 
• Crossrail phase 1 (2012) 
• C2c line improvement/connections 
• Road capacity expansion (South 

Essex, North Kent) 
• East London Line extension (2009) 
• Thameslink 2011 (2011) 
• Silvertown Crossing 

• London Riverside 
• Thurrock 
• North Kent Thameside 

 
Other Zones of Change: 

• Medway 

 • Creating Sustainability 
Communities: Greening the 
Gateway – Implementation 
Plan (ODPM, 2005e)  

Setting the delivery framework for 
Greening the Gateway. 

 Sub-regional greenspace 
initiatives, such as ‘Green Grids’ in 
East London, South Essex, North 
Kent 
Areas referred by local greenspace 
strategies, such as Barking and 
Dagenham Parks and 
Greenspaces Strategy 

 • Creating Sustainable 
Communities: Delivering the 
Thames Gateway (ODPM, 
2005c)  

Deliver 120,000 new homes by 2016 
By 2010: 
• Deliver more social rented homes, 

homes for key workers, and low cost 
home ownership  

• Deliver 4,000 affordable homes 
• Minimum 80% of new homes being 

built on brownfield land 
• Minimum 35% of new homes being 

By 2010: 
• Planned transport improvements are 

delivered on time 
• Tackle outstanding transport 

constraints on key Gateway locations 
(London Riverside and North Kent 
Thameside) 

• Community Infrastructure Fund 
(decided in 2005) being allocated 

Six strategic development 
locations: 
• Stratford, Lower Lea and the 

Royal Docks (LB Hackney, 
Newham, Tower Hamlets, 
Waltham Forrest) 

• Greenwich Peninsula and 
Woolwich (LB Greenwich) 

• London Riverside (LB Barking & 
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  Strategy  

Scope Policy/Guidance Housing and Employment Infrastructure Area of Focus 
affordable for rent or purchase 

• Planning Delivery Grant9 being 
delivered to local authorities 

• English Partnership’s Advisory Team 
for Large Application to support local 
authorities deliver large scale 
housing and regeneration projects 
(South East)  

• New homes receiving government 
funding to meet the Code for 
Sustainable Building10 

• Improve social housing to meet the 
Decent Homes Standard11 

effectively to transport projects 
supporting housing delivery 

• Local Transport Plan (settled in 
2006) to support the Growth Areas’ 
ability to deliver sustainable growth. 

• Support transport solutions by 
Transport Innovation Fund 
(introduced 2008) 

Dagenham) 
• Thurrock 
• North Kent Thameside (Dartford 

and Gravesham councils) 
• Medway Waterfront – identified 

after 2003 (Medway council) 

Local 
Government 

• Sustainable Communities: 
An UDC for Thurrock – 
Consultation Paper (ODPM, 
2003a)  

Objective: ‘To unlock the regeneration 
and growth potential of Thurrock.’ 

 UCD operates and takes planning 
power within the Borough of 
Thurrock 

 

 

 

 

 

 

• Sustainable Communities: 
An UDC for London Thames 
Gateway – Decision 
Document (ODPM, 2004c) 

Objective: ‘To unlock the regeneration 
and growth potential of the London 
Thames Gateway.’ 

 UDC to operate and take planning 
powers in areas of: 
• East London Gateway (Lower 

Lea) 
• North of the Thames 

(Barking/Havering Riverside) 
UDC to establish delivery 
mechanism for regeneration in 
Greenwich and Bexley 

                                                 
9 Government grant allocated ‘on the basis of local authorities’ performance across a rage of planning functions and the scale of the growth in their area’ (ODPM, 2005f). 
10 Code designed to increase sustainability of new and refurbished buildings focusing on water and energy savings, use of construction material, and waste reduction. 
11 Standards of minimum statutory standards for housing, state of repair, provision of modern facilities and services, provision of thermal comfort. 
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2.3.2 Organisational framework 

The organisation of the Thames Gateway comprises the Thames Gateway Strategic 
Partnership (TGSP) and the Cabinet Committee Misc22. The TGSP is led by the 
ODPM where ‘high plans are set, objectives and targets are aligned, strategic 
investment priorities are identified and negotiated, and significant barriers are 
addressed’ (ODPM, 2005a). TGSP encompasses the following stakeholders: 
 Central government departments 

 Regional assemblies (or GLA for London) 

 Statutory regional development agencies 

 The Gateway regional partnerships; 

Figure 2.4 Thames Gateway key stakeholders12 
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12 Adopted from A Guide Through the Gateway’s Maze (Fay Schopen, 2004), Town and 

Country Planning in the UK (Cullingworth and Nadin, 2001) and Creating sustainable 
communities: delivering the Thames Gateway (ODPM, 2005a).  
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These stakeholders operate with direct involvements of non-departmental public 
bodies (quangos), local authorities and the Urban Development Corporations (UDCs). 
Figure 2.4 maps the key stakeholders in the Thames Gateway framework based on 
their hierarchical order. The cabinet committee chaired by the Prime Minister, Misc22, 
was set up to manage cross-government delivery in the Gateway.  

Appendix 1 describes the main role of each key stakeholder.  

In practice, the framework does not operate through the traditional hierarchical 
mechanism, as illustrated in Figure 2.4. The stakeholders’ interactions are based on 
the agenda of specific regeneration area bearing different targets and needs; hence 
the decision-making processes may circumvent the pecking order. This also means 
that apart from the key organisations mapped out in Figure 2.4, the number of 
stakeholders continues to evolve as more independent bodies are being established 
to cater for special interests of the Gateway. The architect Sir Terry Farrell illustrated 
this complicated stakeholders’ engagement map, published in the Regeneration & 
Renewal (Ross 2004) (Figure 2.5). 

Figure 2.5 Thames Gateway stakeholders’ engagement (Source: Ross, 2004) 

Source: Taken from ‘Is the leadership in the Thames Gateway in disarray?’, Regeneration 
& Renewal (2004) 

In November 2004, the Deputy Prime Minister announced the establishment of the 
Thames Gateway Delivery Unit. Based in the Docklands, the Unit acts as ODPM’s 
local liaison to deliver the programme management of the Government’s allocated 
fund by working with other stakeholders on specific projects and investments. The 
Unit sponsors the local delivery vehicles and the new UDCs.  

The local delivery vehicles include the local regeneration partnerships, which are 
independent bodies established to drive and coordinate regeneration activities at local 
levels. The Delivering the Thames Gateway report (ODPM, 2005a) lists the local 
partnerships that have been established. They are: 
 Bexley Regeneration Partnership; 

 Woolwich Regeneration Agency; 

 Basildon Renaissance Partnership; 

 Renaissance Southend; 

 Kent Thameside Delivery Board; 
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 Medway Renaissance Partnership; and 

 Swale Forward. 

With its numerous stakeholders involved, the Thames Gateway’s organisational 
framework has provoked scepticism as to how it could actually support an effective 
decision-making process. As one practitioner observed, in addition to the current 
TGSP framework; the Gateway is characterised by ‘…a plethora of special interest 
groups, from local communities to environmentalists, and Thames Gateway risks 
becoming bogged down in a bureaucratic morass’ (Hornagold, 2004). Some feel that 
there are too many stakeholders being empowered as the consequence of 
Government’s attempts to promote ‘inclusivity’ in approaching the Gateway project. 
However, it was also argued that the complexity of the project actually requires 
involvement of all of the stakeholders. Hence to get things done there is a necessity 
for ‘clear leadership and a clear blueprint for action, with clarity over who is doing 
what’ (as quoted from a Thames Gateway-based consultant in Ross, 2004). 

The need for clear leadership is particularly crucial when the organisation framework 
does not clearly reflect the areas of regeneration targets. For example, when 
delivering regeneration in the Government’s six strategic development locations, 
clear management will be needed to administer the governance between local 
authorities13, local partnerships and regional partnerships where the sites are located. 

Specific concerns are also directed at the revival of Urban Development Corporations 
(UDCs) to help regenerate the Gateway. Some stakeholders still remember the 
impression of the old UDCs, which many felt resulted in the exclusion of local people. 
For example, ‘The UDCs have a good track record in filling in docks and getting 
property values up, but much less good in “building communities” ‘ (Ross, 2004; 
Walker, 2003).  

Another problem is the potential overlap of powers (compulsory purchase and 
planning) exercised by the UDC with those of local authorities, regional development 
agencies and English Partnerships. This difficulty has been hinted at in East London, 
where ‘there is an urgent need for a clear “who does what” agreement between the 
LDA, the UDC and government regeneration agency English Partnerships, because 
those three tend to be land- and development-based, and nominally are doing 
overlapping things’ (as quoted from the TGLP’s chief executive in Ross, 2004).  

Nevertheless, these concerns have not yet been verified as they were raised when 
the UDCs in Thames Gateway had not been fully operationalised14. Under 
Government pressures to meet the sustainable agenda, these new UDCs may 
transform their approach towards the Thames Gateway. Raco (2005) argues that the 
new UDCs are based on a broader development agenda, and that ‘they are being 
established to fulfil a particular role – that of bringing into use derelict and vacant 
brownfield sites in one of Britain’s most contaminated and polluted post-industrial 
areas’ (Raco, 2005). 

2.4 Delivering regeneration in the Thames Gateway 

The Sustainable Communities: Delivering Thames Gateway report (ODPM, 2005a) 
outlines the delivery of measures taken in addressing problems in the Gateway, as 
                                                 
13 The strategic development locations are located within the boundaries of London Boroughs 

of Newham, Hackney, Tower Hamlets, Waltham Forest, Greenwich, Barking & Dagenham, 
and the councils of Thurrock, Dartford, Gravesham, Medway and Swale. 

14 Thurrock UDC has recently completed a baseline study of the borough and is about to 
complete its Regeneration Framework, which will be fully in place later in 2005. East 
London UDC will take planning powers for large planning applications by October 2005. 
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well as setting regeneration targets for year 2010 and 2016 (see Table 2.2). The 
following overview summarises the progress in the Gateway from July 2003 to March 
2005. 

New delivery structure: 
 A new ODPM Thames Gateway Delivery Unit. 

 Two UDCs in Thurrock and East London. 

 A network of seven regeneration partnerships to coordinate local regeneration 
and involve local communities (as listed in section 2.3.2). 

Strategic development locations (see Figure 2.3): 
 Stratford, Lower Lea and Royal Docks: outline planning permission for the 

development of 7,000 new homes, 750,000-sqm commercial space, two schools, 
and health centre. 

 Greenwich Peninsula: new community being created around a new school and 
health centre. Greenwich Millennium Village already in place. Further planning 
permission has been granted for 10,000 new homes. 

 London Riverside: public–private joint venture to develop Barking Reach, planned 
for up to 10,800 homes, a school and community facilities. 

 Thurrock: the new Thurrock UDC is to embark on land acquisition to facilitate 
housing and job provision. 

 North Kent Thameside: planning permission granted for 700,000-sqm offices and 
housing space, supported by the improvement of trunk road network capacity to 
cope with growth. 

 Medway: creation of new community in Rochester Riverside. Funding for 
adaptation of historic buildings for new university’s campus in Chatham. 

Housing: 
 An increase of new homes built in the Gateway to 9,368 units in 2003/2004. 

 An agreement between three Regional Planning Boards (RPBs) which stated in 
the Inter-Regional Planning Statement that the Gateway has the potential for 
128,500 homes across London, North Kent and South Essex. 

 New home ownership initiatives to provide opportunities for people with moderate 
incomes (key workers, first-time buyers, tenants of social housing). 

Transport: 
 A further £400m for transport projects (in addition to £600m previously allocated) 

and new £200m Community Infrastructure Funds to pay additional range of 
projects. 

 A financial settlement for the Mayor of London to commit a Five-Year Business 
Plan to transport schemes, e.g. Thames Gateway transits and Docklands Railway 
extension. 

Environment:  
 The publishing of Greening the Gateway, followed by its Implementation Plan. 

 An achievement of 80 per cent of new development on brownfield land. 

 Planning frameworks to ensure flood risks that have been taken into account in 
local development and planning decision. 
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Schools, colleges, health care: 
 A £60m investment in Primary Care Trust across the four Growth Areas for health 

provision. 

 A £40m investment in three universities and colleges in Southend, Medway and 
Royal Docks to equip people with the right skills to take up new jobs in the 
Gateway. 

Government funding: 
 £6b of mainstream Government programmes to deliver sustainable communities 

in Thames Gateway (Figure 2.6). 

 £475m of the Thames Gateway Programme Fund to facilitate projects (Figure 
2.7), as part of £850m budget over the five years to 2008. 

Figure 2.6 Government funding in Thames Gateway (Total: £6bn) 
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There have been increased concerns related to regeneration delivery, however, 
particularly over the need for commitment to infrastructure provision that would be 
able to support the additional 120,000 homes. This includes transport infrastructure, 
schools and hospitals, utilities, community facilities and infrastructure for flooding 
prevention. In the absence of clarity over the programme and the timing of the 
infrastructure provision, a typical risk-averse developer may find it difficult to commit 
to new sites. As one practitioner, Pierre Williams, remarked; ‘Nobody is going to take 
on a loss-making project… if the Government really wants to see the regeneration of 
the Gateway then it knows what to do: increase investment and make more sites 
available’ (quoted from Pierre Williams in Walker, 2005b). 

This leads to the main issue of funding. An article published in Regeneration and 
Renewal noted that to deliver the target of 91,000 homes in London Thames 
Gateway alone, the costs for land remediation, transport and utilities infrastructure, 
schools, hospitals and other facilities are estimated at £16 billion (Knutt, 2004). 
Comparing this figure to the Government’s spending commitment (see Figures 2.6 
and 2.7), the Gateway is facing a substantial funding gap. Evidence suggests that, so 
far, the effort to encourage private sector investment in high-quality developments 
has resulted in little progress.  

For example, in early 2005 an investment fund15 intended to push the private sector 
investment into the Thames Gateway has been delayed for at least 18 months, 
following the failure to raise the capital. With the private sectors making their 
infrastructure contribution through individual section 106 agreements, the public 
sectors are under pressure to deliver the regional infrastructure. Optimism, however, 
still prevails amongst some. Another practitioner noted that the funding institutions 
have started to allocate more of their investment into regeneration, and with this, ‘the 
Thames Gateway will be at the top of the list’ (quoted from Ken Dytor in Knutt, 2004). 

From the social perspective of the sustainable agenda, creating new communities in 
the Gateway requires more than simply delivering the physical features. One 
practitioner, Sharon Hedges, stated that careful planning and allocation of the mixed 
use, housing ownerships, social infrastructure and support are essentials for creating 
the balance of communities, as well as being cautious about the NIMBY effect when 
expanding the existing communities (quoted from Sharon Hedges in Ross, 2004). 

 

 

                                                 
15 The Thames Gateway Limited Partnership Fund, is a joint partnership of Colliers CRE, and 
fund manager, Teesland, were due to buy a portfolio of rented property to create a stable 
income and attract other private sector investments (Walker, 2005a). 
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2.5 Thames Gateway 

2.5.1 Demographic and economic overviews 

Demographic 

The Thames Gateway is situated within the regions where over a third of the 
population in England is concentrated (i.e. London, South East and East of England). 
Figures published by the Office of National Statistics show that in 2001 there were an 
estimated 3.36 million inhabitants in the Thames Gateway assembled in 1.38 million 
households (ONS, 2005). Between 1991 and 2001 the Thames Gateway had 
witnessed a population rise by 4.7 per cent, a substantial figure compared to 
England’s growth rate of 2.6 per cent during the same period. Amongst the Gateway’s 
areas, the City of London had the most rapid population growth in the decade (33 per 
cent). In contrast, other local authorities experienced a decrease in their population, 
notably Havering (–2.9 per cent).  

There were an estimated 19.4 inhabitants per hectare living in the Thames Gateway 
(Census 2001), which was significantly higher than England’s average of 2.4 
inhabitants per hectare. The Gateway accommodates a mix of heavily populated 
areas in the England and other more sparsely populated areas. Areas like Hackney 
(106 per hectare) and Tower Hamlets (99 per hectare) ranked respectively as the 
third and fifth most populated area in England, compared with Swale (3 per hectare) 
and Rochford (5 per hectare). Table 2-1 summarises the key demographic figures in 
the Gateway. 

Economic 

A recent figure recorded the unemployment rate in the Gateway at 3.3 per cent of the 
total working age population, whilst long-term employment was recorded at 0.5 per 
cent (JSA)16. Both rates were lower than the national averages (3.4 per cent and 1.1 
per cent respectively). Comparing figures of the local authorities in the Gateway, 
Hackney has the highest rate of unemployment (5.6 per cent) whilst Tower Hamlets 
has the highest long-term employment rate (1.4 per cent).  

The two local authorities mentioned above also ranked as the fourth (Tower Hamlets) 
and fifth (Hackney) most deprived local authorities in England (ODPM, 2004). These 
ID ranks17 indicate levels of unsatisfactory housing, high unemployment, wide 
disparity of income, lack of skills and educational achievement, high rates of crime, 
and poor health in the areas.  

The annual earning surveys (ASHE)18 during 1998–2004 show an average earnings 
growth of 26 per cent in the Thames Gateway. Some areas in the Gateway 

                                                 
16 Job Seeker Allowance: figures of job seeker allowance claimants (ODPM, 2005). 
17 The Index of Multiple Deprivation for 2004 consists of 7 indices related to deprivation of / barriers to 

income and employment; health and disability; education, skills and training; living environment; and 
crime and disorder (ODPM, 2004e). 

18 The Annual Survey of Hours and Earnings: figures of average gross weekly pay for all employee 
jobs (ONS, 2004a). 
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experienced a significant rise; however, as the survey was conducted amongst 
employees of businesses in the borough, this figure does not necessarily represent a 
true measure of local prosperity. For example, the borough of Tower Hamlets 
experienced the most significant earnings growth in the Gateway at 62 per cent 
(Appendix 2), indicating an increasing number of high-paid jobs concentrated in the 
area, with workers most likely to be from outside the borough. 

 19



The role of the UK development industry in brownfield regeneration: Stage 2, Volume 2 

Table 2.3 Demographic and economic summaries of Thames Gateway 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Local Authority  Area (ha)**** 1991 2001
 Growth 

1991-2001 
Households 

2001 

 Density 
per 

hectare 

 JSA 
Claimant 

Count  

 Long-term 
unemployments 
(over 12 months) 

 Average 
score 

 Ranking 
(where 1 = 

most 
deprived) 

City of London 300                    5,385         7,185         33.4% 4,338           25          1.5% 0.4% 14            226                
Barking & Dagenham 3,400                 155,444     163,944     5.5% 67,273         45          3.7% 0.5% 31            42                  
Bexley 6,100                 218,107     218,307     0.1% 89,451         36          2.1% 0.3% 15            212                
Greenwich 4,800                 210,903     214,403     1.7% 92,788         45          4.0% 0.6% 31            414                
Hackney 2,000                 184,924     202,824     9.7% 86,042         106        5.6% 1.0% 45            5                    
Havering 11,800               230,948     224,248     -2.9% 91,722         20          1.8% 0.2% 15            214                
Lewisham 3,500                 240,222     248,922     3.6% 107,412       71          4.5% 0.9% 29            57                  
Newham 3,600                 216,291     243,891     12.8% 91,821         67          4.3% 0.7% 40            11                  
Redbridge 5,600                 222,035     238,635     7.5% 92,288         42          2.6% 0.3% 18            163                
Tower Hamlets 2,000                 166,306     196,106     17.9% 78,530         99          5.4% 1.4% 46            4                    
Waltham Forrest 4,000                 215,941     218,341     1.1% 89,788         56          4.3% 0.9% 30            47                  
Southend on Sea 4,200                 161,157     160,257     -0.6% 70,978         38          2.8% 0.3% 22            114                
Thurrock 16,400               128,628     143,128     11.3% 58,485         9            2.4% 0.3% 21            122                
Medway Towns 19,200               242,488     249,488     2.9% 99,566         13          2.3% 0.2% 18            160                
Basildon 11,000               161,868     165,668     2.3% 69,207         15          2.1% 0.2% 21            132                
Castle Point 4,500                 86,908       86,608       -0.3% 35,279         19          1.4% 0.1% 13            245                
Rochford 16,900               75,489       78,489       4.0% 31,952         5            1.1% 0.1% 9              316                
Dartford 7,300                 80,111       85,911       7.2% 35,240         12          1.9% 0.2% 17            170                
Gravesham 9,900                 93,217       95,717       2.7% 38,266         10          2.5% 0.2% 18            158                
Swale 37,300               116,101     122,801     5.8% 49,257         3            2.2% 0.1% 21            130                
Total/average 173,800             2,838,922  2,982,622  5.1% 1,379,683    17          3.3% 0.5%

Population* Unemployment              
(as of Feb-05)**

 Index of deprivation 
(2004)*** 

 

Source: * Census 2001  (ONS, 2003)(ONS), **(NOMIS, 2005) ODPM, ***(ODPM, 2004e) NOMIS (ONS), ****(Freeman, 2001) 
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2.5.2 Brownfield land19 

Brownfield land is also a key issue in the Thames Gateway. To monitor the target of 
the brownfield redevelopment set by the Government, the National Land Use 
Database (NLUD)20 records the potential for future land use changes by detailing 
sites suitable for redevelopment (Dixon et al., 2004). In this dataset, brownfield land is 
referred as ‘previously developed land’ (PDL), which is defined in Planning Policy 
Guidance Note 3 (PPG3) as:   
‘…(land) which is or was occupied by permanent structure (excluding agricultural or 
forestry buildings), and associated fixed surface infrastructure. The definition covers 
the curtilage of the development…’ (DETR, 2000).  

The NLUD data published at the local authority level and employed in this report, 
however, excludes the PDL with redevelopment potential that has not yet been 
allocated for planning. This is due to the local authorities’ concerns about the 
possibility of some sites being commercially sensitive and their fears that the 
publication of this type of detailed data may affect land values21. 

The NLUD 2003 figures indicate that there were an estimated 3,600 hectares of PDL 
in the Thames Gateway in 2003, which reflected an increase of 10 per cent from the 
previous year (Table 2.4).  

Table 2.4 Brownfield land in Thames Gateway 

Local Authority
Number of 
PDL sites

Area covered 
by PDL sites 

(ha)
Number of 
PDL sites

Area covered by 
PDL sites (ha)

Barking & Dagenham* 28             250                 28            250                     
Bexley 31             34                   43            51                       
City of London … … 23            15                       
Greenwich 59             241                 62            200                     
Hackney 15             13                   18            14                       
Havering 23             100                 21            135                     
Lewisham 31             57                   31            57                       
Newham* 51             264                 51            264                     
Redbridge 51             208                 48            174                     
Tower Hamlets* 47             58                   47            58                       
Waltham Forest 51             25                   45            37                       
Dartford 25             748                 22            723                     
Gravesham 32             120                 35            150                     
Medway (UA) 82             988                 22            734                     
Swale 188           90                   292           108                     
Basildon … … 27            92                       
Castle Point … … 26            108                     
Southend  (UA) 18             90                   20            91                       
Rochford 15             19                   11            19                       
Thurrock  (UA) … … 88            318                     

Totals 747          3,305             960         3,600                

2002 2003

Source: (NLUD, 2004a), *figures taken from local authorities’ 2002 returns 

The current prominence of Thames Gateway as the focus of national regeneration 
efforts has been translated into practice. A significant portion of PDL stock in the 
Gateway (50 per cent) has already been provided with planning allocation or 

                                                 
19 See also Volume 1 of Stage 2 of this research for a detailed overview on NLUD. 
20 Data in the NLUD-PDL has been collected by individual local authorities on annual basis 

since 1998; however, not all have supplied data to the database as yet.  

 21

21 The ODPM’s published PDL data (NLUD, 2004b) shows that the PDL stock in England was 
recorded at 65,800 hectares, whilst the site-specific PDL data by local authorities (NLUD, 
2004a) recorded a lower figure of 50,800 hectares, reflecting this difference. 
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permission (Figure 2.8). With an average plot size of 4.7 hectares, these reflect the 
extensive scale of redevelopment schemes in the short to medium term.  

About 41 per cent of the total PDL stock in the Gateway was categorised as vacant 
(average plot size of 3.8 hectares) and derelict (average plot size of 4.8 hectares), 
suggesting considerable potential for re-utilisation.    

Figure 2.8 Thames Gateway: PDL by land type 2003 
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The highest proportion of ownership of the PDL stock in the Thames Gateway was 
held by the private sector at 76 per cent, with the exception of the boroughs of 
Havering and Tower Hamlets (Figure 2.9). 
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Figure 2.9 Thames Gateway: PDL by ownership 2003 
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Source: (NLUD, 2004b),  *figures taken from local authorities’ 2002 returns 
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The NLUD figures indicating the proposed use of brownfield stock in the Thames 
Gateway show that a substantial proportion has been allocated for mixed use (43 per 
cent) and employment (30 per cent) (Figure 2.10). Of the area designated for mixed-
use purpose, with an average plot size of 8.5 hectares, about 78 per cent will 
incorporate housing components.  

Figure 2.10 Thames Gateway: PDL by proposed use 2003 
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The employment use proposed in the Gateway is associated with an average size 
plot of 8.0 hectares, which suggests that the Gateway will see more large-scale 
commercial uses in the future. Proposed use for housing accounted for 13 per cent of 
the total stock, with an average plot size of 1.4 hectares. 

Problems in redeveloping brownfield land may arise from the existence of persistent 
under-utilised vacant or derelict sites, which can pose significant problems for 
efficient and effective regeneration. From the 1,480 hectares of vacant and derelict 
PDL recorded in the Thames Gateway, about 33 per cent have been vacant or 
derelict for at least five years and categorised as what the Environment Agency 
describes as ‘suffering from medium-term dereliction’ (Figure 2.11). Ownership of 
medium-term derelict PDL in the Gateway was dominated by the private sector (93 
per cent of derelict area and 72 per cent of vacant area). 

In February 2005, the English Partnership and ODPM launched a jointly led pilot 
programme to tackle long-term dereliction (for 9 or more years) in England, also 
known as ‘hardcore’ sites. A press release from English Partnerships stated that a 
major output from the programme is that ‘at least one hardcore site in each area will 
be developed either for commercial or recreational use, with funding being acquired 
through private investment’ (English Partnerships, 2005). There are 12 pilot local 
authority areas selected for the programme, of which two are within the Thames 
Gateway area, namely Tower Hamlets and Barking and Dagenham. According to 
latest figures stated in the press release, there are 9 hectares of hardcore sites 
identified in Tower Hamlets and 97 hectares in Barking and Dagenham.  

Figure 2.11 Thames Gateway: PDL vacant and derelict 1998-2003 
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2.5.3 Housing  

The figures from ODPM Housing Statistics show that there were 21.4 million housing 
units registered in England in 2003. Of these, about 66 per cent were built on 
brownfield land (ODPM, 2004a). Between 1993 and 2003 England witnessed the 
completion of 1.4 million homes, with on average 147,700 units being delivered per 
year. The statistics also indicate that in 2003 the ownership of housing stock in 
England was dominated by owner occupation (70 per cent), followed by renting from 
local authorities/council housing (11 per cent), renting from private enterprises (10 per 
cent), and renting from Registered Social Landlords (8 per cent)22.  

The latest Government’s effort to address the housing problems came with the 
launching of Sustainable Communities: Homes for All (ODPM, 2005f) in January 
2005. The document illustrates the social, economic and demographic trends 
influencing the housing market. Some of these trends include the recent economic 
stability; the rapid growth of households; the declining number of social homes; the 
stock of social homes that have reached the state of disrepair; and the insufficient 
number of homes being built to meet the increasing demand. These trends have 
subsequently set a series of challenges in housing provision in England. Housing has 
become less affordable, making it difficult for people to choose areas to live. The 
provision of social housing has to be focused in areas with particular needs; also, 
their current disrepair has led to low demand for housing in deprived areas.  

The Homes for All document draws together a 5-year housing strategy where the 
Government plans to: 
 Deliver 1.1 million new homes in the wider South East by 2016 (120,000 homes 

in the Thames Gateway), by investing £1.1 billion in homes and infrastructure 
over three years to create new communities in the four Growth Areas (Table 2.1). 

 Promote sustainable ownership by introducing a new scheme to help first-time 
buyers by using public land for new homes, introducing a home ownership 
package for social housing tenants, and running a competition for developers to 
build the affordable ‘£60k home’. 

 Increase the supply of social housing through the Private Finance Initiative, 
funding building by housing association, and partnerships with developers 
supported by funding from the Housing Corporation. 

 Extend market renewal initiatives by investing £1.2 billion to 2008 in deprived 
areas with low demand for housing.  

 Enhance the environment through preventing low-density development in areas 
of high housing demand, maintaining the target of 60% new homes on brownfield 
land, increasing the protection of the green belt, and introducing the Code for 
Sustainable Buildings. 

In the Thames Gateway, the Census results show that there were 1.4 million homes 
registered in 2001, with a total 83,163 new units being delivered since 1991. The 
growth rate was lower than the average figures of England and the regions (Table 
2.5). The rough estimation of additional housing in the Gateway between 1991 and 
2001 was 8,300 units per year23. To meet the Government’s target of 120,000 new 
homes by 2016, a conservative estimate suggests that the Gateway will be required 
to deliver around 9,200 units annually.   
                                                 
22 Registered Social Landlords (RSL) represent the Housing Associations and local housing 

companies. 
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Table 2.5 Housing stock in Thames Gateway 

 

 

 
 
 
 
 

 

Average
Census Census annual

Areas 1991 2001 Units % new stock
TG Partnerships:
London 864,098         909,882         45,784       5% 4,600        
South Essex 252,457         272,572         20,115       7% 2,000        
Kent 211,500         228,764         17,264       8% 1,700        
Thames Gateway 1,328,055      1,411,218      83,163       6% 8,300        
Region and England:
London 2,912,000      3,090,000      178,000     6% 17,900       
East of England 2,093,000      2,308,000      215,000     10% 21,600       
South East 3,099,000      3,392,000      293,000     9% 29,300       
England 19,671,000    21,207,000    1,536,000   8% 153,500     

Change 1991-2001

Source: Census 1991 & 2001, ONS 

Home ownership in the Thames Gateway was dominated by owner occupation at 64 
per cent. Council housing ownership was 16 per cent, followed by renting from 
private enterprises at 12 per cent and renting from RSL landlords at 7 per cent 
(Figure 2.12). This home ownership pattern also characterised the most deprived 
areas in the Gateway. For example, Tower Hamlets and Hackney had 
accommodated the lowest level of owner-occupied homes (27 per cent and 31 per 
cent) and the highest percentage of rented from the council/RSL homes (53 per cent 
and 51 per cent).   

Figure 2.12 Homes by ownership 2001 
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The housing framework for the Thames Gateway is detailed in the Delivering the 
Thames Gateway report (ODPM, 2005a), which is summarised in Table 2.2. The 
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report sets main targets related to the provisions of housing stock in the Gateway. 
They are: 
 To achieve a minimum 80% of new homes being built on brownfield land. 

 To achieve a minimum 35% of new homes being affordable for rent or purchase. 

 To deliver more social rented homes and homes for key workers (national target: 
75,000 units and 40,000 respectively). 

 To deliver 4,000 affordable homes. 

The latest figures from Land Use Change Statistics (ODPM, 2004a) show that over 
half of the local authorities in the Thames Gateway have already reached the 
Government’s raised target of 80 per cent new homes built on brownfield land in the 
area (Figure 2.13). However, some local authorities have not even met the national 
60 per cent target; they are: Basildon (48 per cent), Rochford (54 per cent) and 
Swale (49 per cent). Two of these areas have the lowest population density (Swale 
and Rochford).  

Figure 2.13 Homes built on brownfield land 2000–2003 
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Looking at the housing market, the latest figures taken from the Land Registry 
(March 2005) indicate that, at £223,900, the average house price in the Thames 
Gateway (from 9,945 recorded sales transactions) was above the national average of 
£171,000. The average house price in the Gateway’s London area was £204,000, 
whilst in areas outside London (Kent and South Essex) the average price was 
£179,000 (Figure 2.14). A report on housing affordability crisis by National Housing 
Federation (NHF) argues that the rising price of an average home in England has not 
corresponded with the rise in average earnings (NHF, 2005) 24. This may lead to 
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more debts and certain groups of population missing the chance of better homes and 
being forced to live in poor accommodation, subsequently increasing the problems of 
social deprivation related to household income, health, education level, etc.  

Reflecting this situation in the Thames Gateway case, house prices in two of the 
most deprived areas were actually higher than the average price achieved in the 
Gateway. The average house price achieved in Hackney was £248,700 (from 279 
sales transactions), whilst in Tower Hamlets the average price achieved was 
£262,500 (from 660 transactions). The low level of housing stock for owner 
occupation in these areas is likely to be a major contributing factor to the price level. 

Figure 2.14 Average house prices (Jan-Mar 2005) 
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The stock of PDL in the Thames Gateway also provides substantial opportunity for 
new housing provision. Table 2.6 derived from the NLUD-PDL shows that about 
1,900 hectares of brownfield land are considered suitable for housing. Estimations 
done by local authorities suggest that the stock of PDL in the Gateway will have the 
overall capacity to accommodate 81,300 new homes with an average density of 88 
homes per hectare.  

This NLUD-PDL figure, however, is lower than the approximation by the Regional 
Planning Bodies ((Mayor of London et al., 2004a)) and ODPM (ODPM, 2005b). The 
Inter-regional Planning Statement report by the RPBs stated that the Thames 
Gateway has the capacity to accommodate 128,500 new homes by 2016, assuming 
that ‘the necessary transport, education, health and other infrastructure is put in 
place together with vigorous promotion and implementation to support these levels of 
growth’ (Mayor of London et al., 2004).  

Meanwhile, the indicative overall capacity taken from the Delivering the Thames 
Gateway report by the ODPM shows that the scenario of housing provision in the 
Gateway provides the opportunity for 113,500 additional homes. Table 2.7 shows the 
proposed housing schemes in the Gateway’s strategic development locations. 
Provided that local and regional planning decisions allow developers to achieve the 
housing capacity proposed in each project, the Gateway is expected to see the 
completion of 47,700 homes by the end of 2016 coming from these locations.  
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However, in comparison with the NLUD-PDL, the housing capacity figures stated by 
RPBs and ODPM are likely to be based on different estimation methods. It is also 
likely that if it were also possible to include data for PDL with redevelopment potential 
that had not yet been allocated for planning, a higher housing capacity figure would 
be generated from the NLUD-PDL data. 

Nevertheless, figures from all three sources reflect the Government’s determination 
to enforce higher density housing provision in the Thames Gateway. A recent press 
release by the Housing and Planning Minister claimed that this attempt has achieved 
results where ‘the average density of housing schemes on previously developed land 
is 44 dwellings per hectare’ (Neale, 2005). 

There is a threat, though, that the Government may enforce this density target 
without paying attention to the actual end products. The architect Richard Rogers 
argued that ‘the delivery tends to be about numbers and hitting targets’, overseeing 
the importance of good architecture (Dorrell, 2005). High-density housing will also 
require a good design, and, for a large-scale regeneration area like the Gateway, 
many believe that the Government needs to gain more understanding of the 
importance of this issue.  

To meet the delivery goal, the Government has set up specific targets for the local 
authority in dealing with planning applications. Development control must complete 
60 per cent of major applications in 13 weeks; 65 per cent of minor applications in 8 
weeks; and 80 per cent of other applications in 8 weeks25.  

These increased standards have imposed serious pressures on local planning 
authorities, as the limited number of staff must cope with the number of incoming 
applications and their complexities. Any delays will affect the local performance 
standards, which consequently could jeopardise the funding allocation from central 
government. Such pressures may lead to planning applications being dealt in haste 
and involving controversial judgments – a high stake for the Thames Gateway 
(Molyneux and Bosworth, 2005).  

Another subject of concern related to housing provision in the Thames Gateway is 
increased flood risk. A report published by the Association of British Insurance (ABI) 
reveals that 85,200 of proposed properties in the Gateway (89 per cent) are located 
in the flood plain. The report calculates the financial costs of river and coastal 
flooding of the Gateway at an estimated £47.1 million per year, a figure that is not 
acceptable to the insurance industry (ABI, 2005). Unless special measures (planning, 
building design, flooding prevention infrastructure) are taken to minimise the flood 
threat, the developments in the Gateway may be considered uninsurable, which 
consequently make it impossible for people to obtain mortgages (Brown, 2005).  

                                                 
25 Taken from SR2002 Public Service Agreement (PSA) 2003-2005: Technical Notes, the 

PSA Target 6: Planning Performance (ODPM 2002). 
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Table 2.6 Thames Gateway: housing opportunities from brownfield land 
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 Est. Housing 
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 Area 
(hectares) 

Est. 
Housing 
Capacity 

 Est. Housing 
Density /ha 

 Area 
(hectares) 

 Est. Housing 
Capacity 

 Est. Housing 
Density /ha 

Barking & Dagenham* 250                        159                       7,471               102                  4                    346              74                  -                  -                   -                 
Basildon 92                          28                         656                  47                    21                  378              49                  39                   514                  34                  
Bexley 51                          19                         838                  111                  3                    145              107                 15                   683                  88                  
Castle Point 108                        67                         1,662               37                    67                  1,657           38                  -                  -                   -                 
Dartford 723                        682                       14,827             54                    8                    642              77                  664                 13,600             30                  
Gravesham 150                        150                       7,908               68                    21                  919              45                  92                   5,710               110                 
Hackney 14                          7                           175                  250                  0                    25                250                 4                     100                  250                 
Havering 135                        33                         1,808               78                    11                  617              46                  12                   651                  112                 
Greenwich 200                        95                         14,952             115                  8                    787              79                  83                   13,933             118                 
Lewisham 57                          36                         1,819               53                    3                    156              52                  32                   1,599               53                  
Medway (UA) 734                        161                       2,271               37                    25                  813              31                  133                 1,393               54                  
Newham* 264                        122                       10,239             138                  13                  1,300           100                 -                  -                   -                 
Redbridge 174                        144                       6,043               176                  138                2,017           95                  23                   3,464               228                 
Rochford 19                          16                         320                  38                    6                    203              43                  -                  -                   -                 
Southend  (UA) 91                          9                           459                  85                    3                    259              87                  6                     206                  68                  
Swale 108                        42                         1,477               53                    29                  785              48                  1                     6                      12                  
City of London 15                          -                        -                  -                 -               -                 -                  -                   -                 
Thurrock  (UA) 318                        114                       3,987               40                    95                  3,373           40                  10                   409                  48                  
Tower Hamlets* 58                          32                         2,978               103                  9                    690              102                 -                  -                   -                 
Waltham Forest 37                          23                         1,456               86                    6                    480              97                  7                     340                  72                  

otal/average 3,600                     1,938                    81,346             88                    471                15,592          59                  1,120              42,608             104                 

Proposed for Housing Proposed mix-use with housing componentsSuitable for housing

Source: (NLUD, 2004a) 
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Table 2.7 Thames Gateway: Housing scenario in strategic development locations 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Strategic development locations Local Authority boundaries Location
Indicative 
start dates

Indicative 
completion

Stratfod, Lower Lea and the Royal Docs 20,000   units 5,000       units Silvertown Quays 2005 2012
7,000       units Stratford City 2005 after 2016

London Riverside LB Barking & Dagenham 20,000   units 2,000       units Rainham Village 2008 2014
4,500       units South Dageham 2008 2016

10,800     units Barking Riverside at Barking Reach 2007 after 2016

Greenwich Peninsula and Woolwich LB Greenwich 25,000   units 5,000       units Royal Arsenal at Woolwich ongoing 2010
3,000       units Greenwich Millenium Village ongoing 2010

10,000     units Greenwich Peninsula 2006 2016

Thurrock Thurrock council 13,500   units 3,300       units Chafford Hundred sites ongoing 2011
2,000       units Purfleet sites ongoing after 2016
2,000       units Grays sites ongoing after 2016

North Kent Thameside 20,000   units 1,600       units Ingress Park and Waterstone Park ongoing 2007
3,000       units Ebbslfeet 2006 2014
7,250       units Eastern Quarry 2007 after 2016
1,500       units Dartford Pard 2006 2012

Medway Waterfront Medway council 15,000   units 1,000       units Gillingham Waterfront 2006 2010
1,800       units Rochester Riverside 2007 2012
5,000       units Chattenden Barracks 2008 2016
1,000       units Strood Waterfornt 2007 2016
3,500       units Chatham Town Centre and Waterfront sites 2005 after 2016

Total 113,500 units 80,250     units Indicative housing capacity by end of 2016 47,700 units

Dartford, Gravesham, Medway, 
Swale councils

Proposed capacity

 Major housing schemes   Housing 
capacity in the 
area by 2016  

LB Newham, LB Hackney, LB Tower 
Hamlets, LB Waltham Forest

Source: (ODPM, 2005a) 
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2.6 Barking and Dagenham 

This section seeks to set out the characteristics of the London Borough of Barking 
and Dagenham (LBBD) area, where the chosen case study sites for the next stage of 
this research are located.  

Barking and Dagenham is situated at the heart of Thames Gateway, occupying about 
3,400 hectares on the eastern side of the Greater London area. It is located between 
three other London boroughs: Redbridge (north), Havering (east), and Newham 
(west). The southern boundary is the River Thames (see Figure 2.1). The borough is 
accessible through the A12, A13 and A406 roads, the London Tube (District and 
Hammersmith & City lines), and the Network Railway c2c line to Fenchurch Street. 
The borough has been described as ‘genuinely a key link between London, the South 
East and Europe, offering one of the most exciting and extensive regeneration 
opportunities in Europe’ (quoted from Lord Falconer in LBBD 2002). 

2.6.1 Demographic and economic overviews 

Demographic 

The Census 2001 figures indicate that about 163,900 inhabitants live in the borough, 
assembled in 67,300 households, a 5.5 per cent growth since 1991. The GLA 
Population and Household Forecast estimated a continual rise of the borough’s 
population at an annual rate of 0.5 per cent from 2001 to 2016 (GLA, 2002). With its 
density at 45 inhabitants per hectare, the borough was one of the 20 most densely 
populated areas in England.  

As far as ethnic groups are concerned, the population in Barking and Dagenham is 
dominated by Anglo Saxon (85 per cent), followed by a mix of minority groups that 
make up the remainder. About 88 per cent were born in the UK. An LBBD strategy 
report that as of 2010, the proportion of ethnic minorities in the borough will increase 
up to 24 per cent (LBBD, 2002). In terms of heath conditions, about 30 per cent of 
the borough population were in the category of having ‘limiting long-term illness’ or 
‘general health not good’ (Census 2001). The mortality rates in the borough are 
higher than regional and national averages, with some areas in the Borough having a 
life expectancy of 6–9 years less than the national average (LBBD). 

Employment 

The unemployment rate in Barking and Dagenham recorded recently was 1.5 per 
cent, and long-term unemployment (over 12 months) was 0.4 per cent (JSA, 
February 2005). These figures were an improvement on the rates recorded in the 
Census 2001, in which the unemployment rate was 8 per cent and long-term 
unemployment was 2.5 per cent.   

The largest proportion of the workforce in the borough was employed by the 
manufacturing industry and wholesale/retail distribution, at 21 per cent and 18 per 
cent respectively. Heavy industry activities have started to shift towards lower-density 
manufacturing. This was marked in 2002 with the closure of Ford’s car production 
plant in Dagenham, which used to be identified with the economic activity in the 
borough.  

A report by LBBD identified that the proportion of adults in the local work force was 
lower at 56 per cent, compared to London’s average of 60 per cent. Low levels of 
education and skills were likely to be the main reasons for this situation. The borough 
identified that one in three residents possessed low literacy and numeric skills, about 
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40 per cent of the population had no qualification of any kind, and only 13 per cent 
held managerial or professional jobs (LBBD, 2004). 

The ASHE 2004 figures show that employees in Barking and Dagenham earned a 
gross weekly income of £510, which was higher than England’s average of £427. 
However, the current weaknesses of the local work force suggest that non-local 
workers have taken most of the high-paid jobs in the borough.  

The latest Indices of Deprivation (ODPM, 2004b) indicate that of the 354 local 
authorities under assessment, Barking and Dagenham was 31st (in the top 10 per 
cent) in the list of the most deprived areas in England.  

2.6.2 Historical land use and contaminated land 

The landscape of London Borough of Barking and Dagenham is shaped by the 
nature of its residential and industrial areas. In 1920 the Becontree Housing Estate 
was built, taking up about 1,200 hectares of land to accommodate terraced and semi-
detached houses from the wards of Goodmayes to Chadwell Heath and Dagenham 
Village (see Appendix 3 for the map of wards in the borough). The establishment of 
the Estate was then followed by developments of heavy industry at Dagenham 
Marshes along the River Thames corridor, and, eventually, the development of the 
Ford Motor Plant. Both the Becontree Estate and the Ford Motor Plant dominated the 
housing and industrial landscape in the borough, until 1992 when the plant was 
closed. 

The development of more housing in the borough took place in the early 1970s, with 
the construction of high-rise residential estates at various locations within the 
borough. The industrial estates also expanded, taking a large area of open space.  

Most of the industrial sites in the borough were heavily contaminated due to the 
nature of their production. The LBBD’s Contaminated Land Strategy (CLS) report 
(2001) outlines the types of industrial operation in the borough in the past and 
present (see Appendix 3). A report titled Rising from dust (London Hazards Centre, 
2004), lists some of the former large industrial estates that had generated 
contaminants: 
 Asbestos factory at Harts Lane;  

 Power station at Barking Reach; 

 Gas works at Beckton; and 

 Chemical works at Creeksmouth. 

In addition, the CLS report lists petrol stations and road/rail corridors as areas with 
possible contamination. Some of the common toxic substances found in the 
contaminated land areas are: 
 Polychlorinated Biphenyls (PCBs) – a group of chemicals used in the power 

engineering industry; 

 Free cyanide – when waste chemicals in soil mix together; 

 Sulphides – when sulphates in soil are transformed by microbial action; 

 Heavy metals (e.g. lead) – used widely industrially and in everyday use (e.g. 
batteries and paints); 

 Mercury – used widely industrially and in everyday use (e.g. thermostats and 
batteries); 

 Cadmium – used in electroplating; 
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 Arsenic – used to produce pesticides and wood preservatives; and 

 Dioxins and Furans – by-products of herbicide manufacturing, incineration 
processes, metal processing and chlorine-bleaching paper pulp. 

The borough council’s awareness of the history of industrial use in Barking and 
Dagenham has been reflected in the implementation of section 106 agreements 
during the planning application process (LBBD, 2001). This is to ensure that 
developers or landowners deal with their contaminated land effectively according to 
current best practice. The council has also conducted large-scale site investigations 
in major regeneration projects, road and infrastructure projects. For example, the 
CLS report noted that a robust remediation strategy was in operation for the Barking 
Reach development, where three former power stations were located. Other 
remediation schemes have also been undertaken at other locations in the borough 
(for example, Harts Lane Estate), working jointly with developers and the LDA. 

2.6.3 Local development plan 

The current adopted statutory development for Barking and Dagenham is the Unitary 
Development Plan (UDP). The Plan aims ‘to improve the quality and equality of life for 
all residents in the Borough on a sustainable basis’ (LBBD, 1996). In the medium 
term, the Plan will be replaced by a new development plan known as the Local 
Development Framework, which will run in conjunction with the regional spatial 
strategy known as the London Plan.  

The main aim of the UDP is to set out the detail of development objectives in 
housing, employment, shopping, Barking Town Centre, Barking Reach, green issues, 
design and environment, community facilities, arts and tourism, and transportation 
and movement. The Plan sets up sustainable objectives within the context of these 
issues, and it also outlines policies to control development locally where applications 
for planning permissions will be evaluated against those policies.  

From the perspective of the current research, some of the strategic policies in the 
UDP stand out as the ‘policy push’ factors driving brownfield regeneration in the 
borough and addressing the main problems in the borough. The policies are listed in 
Appendix 3. 

Figure 2.15 plots the existing prominent areas of the borough, including the ones 
targeted for regeneration: 
 Ford sites (largest manufacturing employer); 

 Dagenham Dock (sustainable industrial areas); 

 Barking Reach/Barking Riverside (largest housing site); 

 South Dagenham (mix use of commercial, industrial and residential); and 

 Barking Town Centre/Roding Valley (additional flats, shops, offices, leisure 
facilities, learning centre). 
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Figure 2.15 Barking and Dagenham’s target areas for regeneration 

Source: ‘Barking and Dagenham housing in context’ map taken from the Barking and Dagenham 
Housing Strategy 2003-2006 report (LBBD, 2002). 

The borough’s regeneration plan has evolved since the inception of the UDP, mainly 
induced by the wider objectives of the Gateway’s sustainable agenda. Recent 
documents published by the LBBD are the Local Development Scheme (LDS) and 
the Local Implementation Plan (LIP). The Local Development Scheme was adopted 
in March 2005, drawing a 3-year work programme to produce the Local Development 
Framework that will replace the UDP. In addition to the regeneration areas listed 
above, more areas are being taken into consideration for redevelopment: the 
University of London site, Lymington Fields, Dagenham Heathway, and Martin’s 
Corner (LBBD, 2005). Table 2.8 shows the estimated number of dwellings and jobs 
generated by the proposed regeneration sites published recently in an LBBD report.  

Table 2.8 Proposed regeneration sites 

 R

 BDage

 SUE

 Ly
B

 Rodi

 BMa
 

egeneration area Dwellings Employment People

arking Reach 10,000+ 25,000    
nham Dock

outh Dagenham 6,000+ 4,000+ 15,000    
L site 500+ 1,300      

mington Fields 800+ 2,000      
arking Town Centre 4,000+ 10,000    

Dagenham Heathway, 
ng Valley, 

eacontree Heath, 
rtin's Corner

3,000+ 7,500      

Source: (LBBD, 2005) 

The Local Implementation Plan, published in May 2005 as a draft for public 
consultation, also covers the 5-year plan for transport in Barking and Dagenham, and 
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at the time of writing its draft is being consulted to the public. A number of strategic 
transport schemes to meet the needs of the borough include: 
 Crossrail (high speed rail service run through London from East to West); 

 DLR extension to Barking Riverside; 

 East London (Thames Gateway) Transit with upgrade to tram; 

 Thames Gateway Bridge (boroughs of Newham and Greenwich); 

 Improvement of new bus routes, Barking stations and other interchanges; and 

 Development of road schemes, particularly Renwick Road/A13 junction to 
improve access to Barking Riverside 

Four regeneration areas in the borough (i.e. the Ford sites, Dagenham Dock, South 
Dagenham, and Barking Reach) are incorporated in the London Riverside 
regeneration area. The area, which was identified as a priority area for regeneration 
by the ODPM and the Mayor of London, covers over 400 hectares of Barking and 
Dagenham and Havering areas, stretching along the north bank of Thames (see 
Appendix 1). The strategy for this area was prepared by the London Riverside Ltd 
(formerly known as the heart of Thames Gateway Ltd), projecting a vision of a new 
mixed urban centre on the River Thames through revitalisation of the riverside. The 
company oversees a 6km2 area that has the potential to accommodate 20,000 new 
homes and 25,000 new jobs by year 2016. It manages a regeneration programme 
valued at £155 million26, working in partnership with key stakeholders such as the 
London boroughs (Barking and Dagenham, Havering, and Thurrock), the London 
Development Agency, the Thames Gateway London Partnership, the Transport for 
London, and the Greater London Authority.  

2.6.4 Brownfield land 

In 2003 there were 28 brownfield sites totalling 250 hectares identified in Barking and 
Dagenham. Historical data (Figure 2.16) suggests that the stock of previously 
developed land in the borough has been relatively stable with the exception of year 
1998, when the pilot project of collecting the PDL data was carried out and there was 
a high possibility of patchy data. 

Figure 2.16 Barking & Dagenham: PDL stock 
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Based on a calculation of the size in hectares, the type of PDL stock in Barking and 
Dagenham was dominated by that which already held planning allocation or 
permission (48 per cent), comprising 14 sites with an average size of 8.5 hectares. 
Derelict and vacant PDL constituted 34 per cent of the overall stock, which came 
from 7 sites with an average size of 12.3 hectares. The remaining 18 per cent of the 
PDL stock came from two PDL sites identified as vacant buildings (average size of 2 
hectares) and another 5 sites currently categorised as vacant land (average size of 
8.5 hectares) (Figure 2.17). The relatively large sizes of PDL stock in Barking and 
Dagenham are logical considering the historical land use of the borough which was 
dominated by large-scale industrial and warehousing sites.  

Figure 2.17 Barking & Dagenham: PDL by type 2003 

Derelict land 
and buildings

34%

PDL or buildings 
currently in use 
and with AP or 

PP
48%

Vacant buildings
1%

PDL now vacant
17%

 
Source: (NLUD, 2004a) 

 

Responding to the demand for regeneration in the borough, these vacant and derelict 
PDL sites were quickly identified for their development potential. Figure 2.18 shows 
that almost all the PDL stock (96 per cent) had already been allocated with a 
proposed use. Over two-thirds were allocated for mixed use (66 per cent) with an 
average site size of 14.9 hectares. Areas proposed for employment use accounted 
for 29 per cent ,with an average size of 17.9 hectares. The area taken for proposed 
housing use constituted only 1 per cent (average size 0.7 hectares); however, it may 
be assumed that the sites proposed for mixed use may incorporate housing 
components.  
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Figure 2.18 Barking & Dagenham: PDL by proposed use 2003 
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The ownership of PDL stock in Barking and Dagenham was largely within the private 
sector (89 per cent), with an average size of 13.1 hectares per site. The local 
authority held 10 per cent (average size of 2.5 hectares), followed by other public 
bodies at 1 per cent (average size of 1.9 hectares) (Figure 2.19). There were no 
unknown ownerships identified, which was encouraging since that could hinder 
efforts to tackle sites with persistent vacant and dereliction.  

Figure 2.19 Barking & Dagenham: PDL by ownership 
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PDL sites that have been vacant and derelict in the past 5 years were identified in the 
borough (Table 2.9). There were 6 sites identified in 2003, of which almost all were 
under the local authority’s ownership. Their condition – small sites scattered around 
the borough (an average size of 1 hectare) – may be the main reason why 
regeneration has not been addressed on these sites. 
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Table 2.9 Barking & Dagenham: PDL vacant and derelict 1998-2003 

 

 

 

 

 

 
 

Description Size (ha)
Type of medium term 

dereliction Owner
Proposed 

use

Barking:
Former garage site 0.8 Derelict land and buildings LBBD None
Barking open air pool 0.6 PDL now vacant LBBD Other
Former Barking hospital site 1.9 Vacant buildings Other Public Housing

Dagenham:
Former Mayesbrook school 0.8 Derelict land and buildings LBBD None
Former college annex and Lymington field 0.8 Derelict land and buildings LBBD Mixed
Former school site 1.1 PDL now vacant LBBD Mixed

 

Source: (NLUD, 2004a) 

 

In comparison with these NLUD-PDL 2003 figures, however, a recent press release 
by English Partnership (2005) stated that currently there are 97 hectares of hardcore 
sites in Barking and Dagenham27.  

                                                 
27 The discrepancy between figures from NLUD-PDL and English Partnerships is likely due to 
the fact that the NLUD-PDL, which provides information at site level, excludes PDL ‘with 
redevelopment potential that have not yet been allocated for planning’. This is related to local 
authorities’ concerns about the possibility of some sites being commercially sensitive and the 
publication of this data may affect the land values. The figures published by English 
Partnerships are aggregated and so represent the actual total of PDL in the borough. 
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2.6.5 Housing  

There were 71,800 homes recorded in Barking and Dagenham (LBBD, 2002). Of the 
total stock, about 10 per cent were vacant. The type of housing in the borough was 
fairly uniform and half of the stock came from the Becontree Estate. The LUCS data 
shows that between 1999 and 2002 the percentage of new homes built on brownfield 
land was 86 per cent. Based on the 2001 Census, ownerships are dominated by the 
private sector (62 per cent), followed by the local authority (35 per cent) and the RSLs 
(3 per cent).  

The Housing Strategy 2003–2006 report by the LBBD (2002) notes some challenges 
from the Housing Survey Need in 2002: 
 Unsuitable housing (14.6 per cent of households in the borough). 

 Overcrowding, particularly amongst ethnic minority families. 

 Special needs for the elderly, mental health sufferers, etc (18.3 per cent of total 
households). 

 Homelessness (43 per cent of the backlog of existing housing need), with 
common reasons being asylum seeker status and loss of accommodation due to 
rent arrears. 

 Housing affordability (1,909 households unable to afford either a mortgage or 
suitable private rented accommodation). 

 Shortfall in affordable housing (net annual affordable housing requirement of 904 
homes). 

 The condition of the local property market: demand and supply are mismatched, 
the buy-to-let market is saturated and not sustainable, affordability issues, the 
borough’s image, planning restrictions, current strong demand for flats. 

The 2002 survey indicates that average gross household income was calculated at 
£17,900 per year. With the average house price in the borough recorded at £116,100 
per unit as at the end of 2002 (Land Registry – see Figure 2.20), this put many 
homes in the borough beyond the reach of local people. The average weekly rents of 
council housing recorded in April 2002 was £56 per week and the average weekly 
rents of social housing was £69 per week, according to a report by the Greater 
London Authority (2002). 
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Figure 2.20 Barking and Dagenham housing market 
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The Mayor’s London Plan indicates that 510 new homes are needed in Barking and 
Dagenham per year, 35 per cent of which should be affordable (LBBD, 2002). The 
borough council has brought forward strategies to address the shortfall of housing 
supply, such as: 
 Using the council’s Local Authority Social Housing Grant (LASHG) programme to 

appoint RLS partners to deliver new social housing units or revitalise existing 
ones. 

 Working with home owners to bring empty homes back on to the market. 

 Turning round council void properties and allocating them to key workers. 

 Provision of affordable housing through new major housing schemes (Barking 
Reach, South Dagenham, Barking Town Centre) and employing section 106 
powers to acquire affordable housing developments. 

 Piloting a flexible tenure scheme that allows residents to transfer between rent 
and ownership in the same home. 

The borough council’s action plan for 2003–2006 includes the provision of 1,300 new 
homes per year, of which 1,050 units coming from the strategic development sites 
(mentioned above) and 250 units from other sites. Of this, 390 units of affordable 
homes will be delivered.  

The NLUD-PDL analysis shows that of the 250 hectares of PDL in Barking and 
Dagenham, about 64 per cent were considered suitable for housing. The capacity 
estimation suggests that the stock of PDL registered in the borough will be able to 
accommodate about 7,500 housing units, with an average density of 102 homes per 
hectare.  

The actual development schemes in the borough, however, have exceeded the 
estimated capacity. It is likely that a substantial number of sites were not included in 
the NLUD-PDL data due to their type (PDL with redevelopment potential that had not 
yet been allocated for planning).28 Two sites are currently under pre-application 
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(South Dagenham) and application status (Barking Reach), waiting for approvals. 
Should all planning applications being granted according to their proposed units, 
Barking and Dagenham will see the completion of 17,200 new homes in the next 20 
years (Table 2.10).  

Table 2.10 Planning applications for housing development schemes 

 

 

 

 

 

 

 

Year Housing units Sites
Housing 

units Sites
Housing 

units Sites
2000 39                 2                  83                 3             
2001 194               3             
2002 68                 1                  218               4             
2003 218               4                  478               10           
2004 4,075                  2                  10,835          5                  1,030             13           
Total 4,075                  2                  11,160          12                2,003             33           

Pre-application status* 
Application status awaiting 

for approval* Granted permission** 

Source: EGi, 2004, *year when application submitted, **year when permission granted 

There is a possibility, however, that residential planning applications in Barking 
Reach may be scaled down to 6,000–7,000 housing units. This is due to the 
perceived lack of transport infrastructure in the area, which plays a crucial role in 
supporting new communities generated by the development. The planning 
application for Barking Reach was submitted before there had been any decision as 
to whether the Government would fund the extension of Docklands Light Railway in 
the area.  

The commitment to transport infrastructure provision in the borough of Barking and 
Dagenham is crucial, particularly in meeting the latest target set out by the Mayor of 
London, which foresees an additional 11,900 homes in the borough by 2016 (Mayor 
of London, 2005a). 

2.7 Conclusions 

The naming of the Thames Gateway as one of the priority areas for new residential 
communities has been underpinned by a series of policies and guidance since being 
launched in 2003 through the Sustainable Communities Plan. The idea of creating 
sustainable communities in the Gateway has trickled down consistently from the 
regional strategic guidance to the planning guidance of the local authorities.  

However, this seemingly clear concept has proved to be more complex in its 
implementation. The Thames Gateway Strategic Partnership started as the core of 
the organisation framework of the Gateway, encompassing five central government 
departments, three regional development agencies, three regional assemblies and 
three sub-regional partnerships. However, the scale of the Gateway area, and the 
ensuing complexities of strength, weakness, opportunity and threat from each 
locality, mean that more stakeholders have joined the framework. With numerous 
stakeholders currently involved in the various partnerships, a degree of scepticism 
has been expressed as to how this framework can achieve an effective decision-
making process in delivering the ‘end products’ that could achieve the sustainable 
community goal.  

Another concern in delivering the end products in the Gateway is securing the 
foundation to meet the Government’s targets. Evidence suggests that the campaign 
to meet the number of housing targets has not been followed by commitment to 
infrastructure provision to support future demand from the new communities. Funding 
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is the main reason underlying this problem. With the Government already allocating a 
fixed sum to the Gateway and the private sector making its contributions through 
individual s.106 agreements, the public sector is facing pressure filling the remaining 
gap. On the other hand, with the absence of clarity over the timing and delivery of the 
infrastructure, some developers may hesitate to commit to new sites.  

The Thames Gateway area itself is characterised by the large amount of brownfield 
land and the growth of population, employment and prosperity in the last decade. 
However, disparities exist in the economic success and quality of life across the 
Gateway; problems also have arisen in the ‘prosperous areas’ relating to housing 
shortage and its affordability. Related to this, the NLUD-PDL indicates that the 
existing PDL in the Gateway offers the potential for accommodating up to 81,300 
new homes. The Gateway’s regional planning bodies stated an even higher figure of 
113,500 additional homes by 2016. Nevertheless, in adopting these indicative figures 
in local regeneration, careful consideration needs to be given to making sure that 
they are realistic and will meet the aspiration of sustainable communities. Issues 
such as contaminated sites, sites within the flood plain and social characteristics of 
the surrounding area will require further investigation and may affect a proposed 
housing scheme from the aspects of planning, design and infrastructure provision.  

The borough of Barking and Dagenham, where the case study areas for this 
research are located, has come into the limelight after some of the major sites in the 
borough were included in the London Riverside framework. The borough falls into the 
top 10 per cent of deprived areas in England, which has been translated into sets of 
challenges in the social, economic and housing condition. The NLUD-PDL figures, 
although not fully representing the borough, show the extensive scale of 
redevelopment schemes in the borough in the short and medium term.  

The major housing schemes currently in the pipeline, however, have not yet been 
supported by commitment to infrastructure provision. This is a crucial issue, as some 
of the sites are quite isolated; also, the scale of these schemes will require the 
provision of schools, hospitals, utilities, community facilities and flooding prevention 
infrastructure to ensure that the newly created communities will be sustainable. Until 
now, s.106 agreements have played a major role in large schemes in the borough. 
However, the current condition of the area (i.e. mostly heavily contaminated and in 
need of expensive remediation work) and the current lack of transport commitment 
may hinder the interest of small to medium-sized developers in the remaining sites in 
the borough.  

Following the findings of the first stage of this research, which shows the developers’ 
risk-averse attitude towards dealing with brownfield land, the next stage will attempt 
to look at their role as one of the stakeholders involved within the Government’s 
housing delivery framework.  

Three areas of brownfield regeneration schemes have been chosen for this purpose: 
South Dagenham, Gascoigne Estate, and Barking Riverside. Interviews will be 
conducted with key stakeholders related to each scheme, investigating their 
perception and attitude towards: 
 The scheme within the context of three pillars of sustainability (social, 

environment and economic), including how the stakeholders engage in the 
scheme, the technology adopted related to contaminated land, and the market 
impact. 

 The ‘policy push’ and ‘opportunity pull’ aspects of the scheme. 

 The uncertainties and risks of the scheme. 
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3 The North, North West and Greater Manchester 

3.1 Introduction 

The aim of this part of the report is to provide a background context and summary of 
the main issues relating to brownfield regeneration and residential development in 
Greater Manchester. The chapter will initially examine the regional (North and North 
West) and sub-regional (Greater Manchester) perspectives to set the scene for local 
case studies. The section focuses on Manchester and Salford in order to understand 
the following ‘localised’ issues in brownfield regeneration: 
 Examine and assess the relative influence of the main forces that drive and 

constrain the brownfield development process, including the regulatory and policy 
framework. 

 Analyse the role of individual stakeholders in the brownfield development process 
and evaluate the relationship between key players. 

 Investigate the existence of, and reason for, any ‘dysfunction’ and ‘dereliction’ in 
the local urban property markets (residential) in Greater Manchester. 

 Assess and analyse the relative importance of ‘stigma’ and discuss what this 
relates to (land contamination, social deprivation, housing market failure). 

There is a multitude of national, regional and local policies related to brownfield 
regeneration in Northern England and the North West. An overview and summary of 
these policies is shown below, and these will be discussed in greater detail 
throughout this part of the report. The next section discusses the aims and objectives 
for the regeneration of the North and North West region and the challenges in terms 
of the existing housing market, and concludes by highlighting the main initiatives and 
partnerships that are intended to assist in the creation of successful ‘sustainable’ 
communities.  

3.2 The regional context: The North and Northern Way 

3.2.1 Background 
 

‘We have a simple vision for the North…Together we will establish the North of 
England as an area of exceptional opportunity, combining a world class economy 
with a superb quality of life.’     

Northern Way Steering Group, 2004 

 

The ODPM’s Sustainable Communities in the North West: Building for the Future 
guidance document sets out the political agenda for the North West and places the 
region in its national context. According to the ODPM (2003d), the national 
sustainable communities programme seeks to create places that: 
 Are economically prosperous; 

 Have decent, affordable housing; 

 Have accessible and pleasant living and working environments; 

 Have community-led initiatives. 
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A central part of the creation of sustainable communities is housing and ensuring that 
it meets both current and future needs. More specific to our case study area, the 
North West report (OPDM, 2003) identifies some major challenges for the region 
within its urban environment. These include: 
 Significant areas of deprivation often characterised by poor housing. 

 Need for a joined-up approach to tackling deprivation (better housing, health, 
improving the wider environment). 

 Need for better economy and job creation. 

 Create greater innovation. 

Table 3.1 summarises the key challenges currently faced by the North West. 
 
Table 3.1 Challenges and ODPM policy guidance for the NW (source: 
summarised from (ODPM, 2003c)). 
 
Principal challenge ODPM guidance 
Low demand and experiencing housing 
market failure: 
 
It is estimated that some 440,000 homes 
suffer from low demand in the region 

The HMR Pathfinders are designed to 
restructure parts of these local authorities 
most affected by low demand.  
 
Four of the nine Housing Market Renewal 
(HMR) Pathfinders29 are in the North West. 
 
Complementary initiatives such as those 
being piloted in Salford include a ‘Homeswap’ 
scheme whereby the impact of house 
clearances can be better managed and 
tenants are offered a newly refurbished 
property in a stable local housing area. 
 

Areas of high demand (North East Cheshire, 
South Manchester) with inaccessible prices 
to the local communities 

The issue with these areas is that prices are 
unattainable for a high proportion of the local 
population. 
 
The Sustainable Communities Plan for the 
North West (OPDM, 2003) suggests that, to 
tackle these high demand areas, additions to 
the social housing stock and stimulating 
opportunities in surrounding Low Demand 
Pathfinders are necessary. 
 

Housing conditions are generally poor and 
obsolescent30 

21 of the 88 Neighbourhood Renewal Fund 
(NRF) are located in the North West, and 
£220m of additional investment was provided 
over the last four years (2001-2004). 
 
£325m is being made available through the 
New Deal for Communities initiative until 
2013. 
 
The North West will benefit from the central 
government’s £201m investment in improving 
‘liveability’ in the UK between 2003 and 2006. 

                                                 
29 HMR are: Manchester/Salford, Liverpool, Oldham/Rochdale and East Lancashire.  
30 According to ODPM (2003b) 10% of private stock is unfit and 14 out of 43 (33%) of the 
North West’s local authorities are at risk of failing the ‘decent homes’ criteria for 2010. 
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3.2.2 Organisational framework 
The organisational hierarchy of regeneration stakeholders in the North West and 
Greater Manchester, although complex, can be simplified, as shown in Figure 1.1. 
One of the key stakeholders overseeing the economic redevelopment of the region is 
the North West Development Agency (NWDA). Principally, the NWDA’s main aim is 
to improve the region’s competitiveness and encourage economic growth (NWDA, 
2003). However, there is an appreciation by the NWDA that there is a need to: 
 Improve transport and communications infrastructure; 

 Address problems of poor health, housing and deprivation; 

 Improve the quality of the environment. 

This organisational framework implies that regeneration initiatives should work 
alongside improving business development, skills and employment, infrastructure 
and image in the region. The redevelopment of the NW region is also set around 
guidance within the Regional Economic Strategy (RES), a document published in 
2003, to advise all three northern regional development agencies (NWDA, Yorkshire 
Forward, and One North East). The framework encompasses a number of principal 
stakeholders and, according to the NWDA (2003), these groups undertake the 
following roles: 
 Central government departments, such as ODPM: The Sustainable Communities 

Plan includes major investment in housing and is seeking a regional approach to 
tackling various housing problems. Alongside this they aim to reduce the regional 
economic divide. 

 Regional agencies and assemblies (NWRA, NWDA): To improve the quality of 
the built environment and, working within the Housing Market Renewal Pathfinder 
Authorities (Manchester/Salford, Oldham/Rochdale), to seek to develop economic 
strength in areas of unpopular or sub-standard housing.  

 Urban Regeneration Companies (e.g. Salford URC, New East Manchester31): To 
implement growth strategies/action plans to coordinate the reclamation of derelict 
or underused land in urban (or adjacent) areas. 

 Local governance: To support regeneration of the most deprived wards by, for 
example, strengthening their economic base. 

These stakeholders also operate directly with a number of non-departmental public 
bodies. For example, English Partnerships is a national government agency that has 
been established to acquire strategic development sites and acts as the 
Government’s advisory body for development on brownfield land. 

Our research seeks to investigate the relationship between the various stakeholders 
in order to assess the level of interaction. According to BURA (2005), the Northern 
Way ‘Business Plan 2005–2008’ has several investment priorities in order to facilitate 
a sound working relationship between these key stakeholders. For example, £12m is 
being invested to bring together the activities of the three RDAs in marketing the 
North, as well as £6m for these RDAs to develop ‘clusters’ across the northern 
regions. A further £2m is being invested to support the City Region Development 
Programme (see below). Therefore, great emphasis (and financial investment) is 
being placed on encouraging cooperation between stakeholders in order principally 
to create economic prosperity. The Chairman of the Northern Way stated in a recent 
publication (BURA, 2005) that: ‘I believe that the involvement of the three northern 

                                                 
31 See www.urcs-online.co.uk. New East Manchester URC was established in October 1999 
and Central Salford URC was established on 1 February 2005. 
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regions and the eight City Regions represents the most significant economic 
development collaboration in Europe.’ 

Table 3.2 summarises the key relevant policies for the North and North West regions. 

Figure 3.1 Key stakeholders in the North West (summarised and graphically 
represented from information contained in Regional Economic Strategy 
(NWDA, 2003)) 
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Table 3.2 Key policies 

Scale Policy/guidelines Housing & Infrastructure Area of focus 

National Sustainable Communities: Building for the 
Future (2003) 

Designed to help tackle and prevent 
areas of housing of low demand and 
abandonment. 

A government commitment to creating 
thriving, vibrant communities (ODPM, 
2004b). 

 Sustainable Communities: Homes for All – A 
five year plan from the ODPM (2005) 

To date the number of non-decent 
social homes has been reduced by 
around one million and this plan is 
helping over 130,000 vulnerable 
households in the private sector to 
make their homes decent. Its focus is 
predominantly on London and the 
South East; nonetheless it is a 
national policy. 

Builds on the success of the Government’s 
£38 billion Sustainable Communities Plan, 
the most comprehensive programme in 
decades to improve people’s homes, 
neighbourhoods and quality of life. The 
Plan sets out a vision of sustainable 
communities for the next 15 to 20 years and 
a programme for immediate action, bringing 
together work across Government. 

 Housing Market Renewal Pathfinders £500m of investment has been 
awarded to the nine HMR schemes 
and this is to be used for both housing 
and public infrastructure. HMR seeks 
to follow innovative design and the 
involvement of a wide-ranging number 
of stakeholders. 

Tackles low demand or a ‘non-existent’ 
market. 

 National Neighbourhood Renewal The aim will be to narrow the gap 
between deprived areas and the rest 
of England by improving people’s 
lives in the most deprived areas by 
lifting standards of employment, 
educational attainment, housing, 
health, and lowering crime rates. 

National – however, 21 out of 88 NRF 
areas are located in the North West, and 
Neighbourhood Renewal Funds (NRF) are 
available to finance projects 
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 Compulsory Purchase Bill These reforms will allow more 
responsive site assemblies from local 
authorities that ultimately seek to 
speed up the regeneration of areas of 
low demand. 

The system has been made more 
responsive.  

 PPS 1 Sustainable Development Planning policies should promote high 
quality inclusive design in the layout 
of new developments and individual 
buildings in terms of function and 
impact, not just in the short term but 
over the lifetime of the development. 
Design which fails to take the 
opportunities available for improving 
the character and quality of an area 
should not be accepted. 

Sets out the Government’s overarching 
planning policies on the delivery of 
sustainable development through the 
planning system. 

 PPG 3 Housing  The Government intends that 
everyone should have the opportunity 
of a decent home. They further intend 
that there should be greater choice of 
housing and that housing should not 
reinforce social distinctions. The 
housing needs of all in the community 
should be recognised. Priority should 
be given to the use of previously 
developed land.   

 

 

This PPG includes the government’s 
response to the Environment, Transport 
and Regional Affairs Committee’s report on 
housing. Housing objectives based on the 
‘plan, monitor and manage’ approach to 
housing provision. 

Explanations of affordable housing policy 
and emphasis on re-use of urban land and 
buildings are included. A substantial section 
explores the creation of sustainable 
residential environments, highlighting the 
role of public transport provision, making 
the best use of land and planning 
necessary greenfield development. 
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 PPS 6 Town Centres  The Government’s key objective for town 
centres is to promote their vitality and 
viability by: 

• Planning for the growth and development 
of existing centres; and 

• Promoting and enhancing existing 
centres, by focusing development in such 
centres and 

• Encouraging a wide range of services in 
a good environment, accessible to all. 

 PPG 13 Transport Planning policy related to the 
transport infrastructure of new 
residential developments. 

The objective is to integrate planning and 
transport at the national, regional, strategic 
and local level and to promote more 
sustainable transport choices. 

Regional Making it Happen: The Northern Way 

Making it Happen: The Northern Way (First 
Growth Strategy Report) 

The aim is to agree pan-regional 
transport investment priorities and 
create a base for additional funding. 
Housing policy in the Northern Way 
focuses on the HMR but gives a 
regional perspective on how these 
programmes will relate to create a 
strong economic North. Demolition is 
being encouraged in the worst 
affected areas.  

An area of great potential with the principal 
objective of interlinking and creating 
economic growth from each ‘city-region’. 

Pathfinder areas were allocated £28m in 
the early stages for local community 
consultation.  

 Sustainable Communities in the North West Identifies significant areas of 
deprivation and sets out guidance that 
seeks to facilitate regeneration in the 
North West.  

Regional document to accompany the 
Government’s Communities Plan – covers 
provision of affordable homes and ‘decent’ 
homes. 
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 PPS 11 Regional  Focuses on what ‘should’ happen in 
preparing revisions to RSS and 
explains how this relates to the Act 
and associated regulations. 

The procedural policy related to Regional 
Spatial Strategies (RSS). 

 RPG 13 Regional Planning Guidance for the 
North West 

RPG sets annual rates of new 
housing provision across the North 
West. Manchester’s target is ‘1,350 
dwellings per annum net clearance. 
90% must be on PDL’. 

A broad framework for the preparation of 
development plans in the region up to the 
year 2016. The four key principles of its 
core strategy are: economy in the use of 
land and buildings, enhancing the quality of 
life, quality in new development, and 
promoting sustainable economic growth 
and social inclusion. 

 RSS – Regional Spatial Strategy and these 
relate to Local Development Documents 
(LDDs). (To replace RPG 13 in September 
2005). 

 Opportunity for the region to link its 
economic, housing, transport and planning 
goals together in a broad spatial strategy. 
Build on the existing RPG 13, Action for 
Sustainability (AfS), Northern Way and 
other regional strategies such as the 
Regional Housing Strategy and Regional 
Economic Strategy. 

 Regional Housing Strategy 

Regional Economic Strategy 

To ensure everyone has ‘a choice of 
good quality housing in secure and 
sustainable communities’. Local 
authorities have been allocated 
£267.5m (2004–2006). A further 
£250m will support regional/local 
housing associations.  

 

‘Housing and Community Cohesion’, 
‘Housing and neighbourhood renewal’, and 
‘Sustainable, quality and design’. 
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Sub-
regional 

Greater Manchester Strategic Planning 
Framework 

 Refers to strategic land use and transport 
planning in the conurbation. 

Local    

Manchester 
& Salford 

Housing Market Renewal Opportunity to regenerate areas of 
fragility and low demand. Emphasis 
is placed on diversifying the housing 
market and balancing the over-supply 
of pre-1919 terraced homes with 
other tenures. 

HMR areas seek to support the social, 
economic and environmental regeneration 
of residential neighbourhoods, interrelating 
with national policy. 

Manchester Regulatory Reform Orders (RRO)  Allows design of more effective solutions to 
the local housing problems, creating 
bespoke ‘packages’ of financial assistance 
(grants or loans) 

 UDP – The Development Framework Key priorities are to develop 
rehousing strategies, regulate private 
rented sector, and implement HMR. 

 

 Strategic Performance Plan (2004/05) 

Public Service Agreements (PSAs) 

Strategic priorities are the 13 Public 
Service Agreement (PSA) targets 
agreed with the government in 2000–
01 (e.g. transport, services, 
environment). Currently, Manchester 
compares poorly with the rest of 
England. The PSA aims to close the 
gap. 

 

 

 

The Strategic Performance Plan combines 
performance information for a range of 
services provided by the local authority 
with a summary of the main objectives.  
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 Local Strategic Partnership (LSP) 

Manchester Community Strategy 

To reinforce Manchester’s status as 
regional capital and bring together 
the different parties that influence its 
economic and social well-being. 

To develop a ‘strategic direction’ for 
Manchester – a planned and 
coordinated drive for the continuing 
economic and social regeneration of 
the city – and bring together, as far 
as possible, the resources of the 
many organisations able to contribute 
towards it. 

Manchester City Council suggest that the 
Manchester LSP should work towards 
building on the city’s status as regional 
capital and capitalise on the experiences of 
the City Pride Partnership and other 
successful regeneration work across the 
city: 

 Local Neighbourhood Renewal Strategy See ‘National Policy’. Local level NRF funding. 

 Corporate Housing Strategy Improvement of public sector housing 
stock required for wider housing 
renewal. 

Sets out delivery of quality and choice in 
local housing market. 

 Private Finance Initiatives (PFIs) Focus on housing and infrastructure 
such as schools, road networks and 
hospitals. One example of this is a 
scheme in Miles Platting that has 
identified nearly 2,000 council homes 
to take part and will bring in millions 
of pounds of investment to the area. 

Private finance initiatives – a way of 
bringing investment into council estates. 

Salford Supplementary Planning Guidance (SPG)  The purpose of SPG is to augment certain 
UDP policies and explain how these 
policies will be applied in practice. 
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 Unitary Development Plan Schemes to provide new or 
refurbished housing and the provision 
of new housing on allocated sites 
elsewhere in the City.   

Initiatives that will bring about an improved 
environment in the City’s housing, 
particularly within the Investment Priority 
Area. 

 New Deals for Communities In Salford (Charlestown & Lower 
Kersal), the NDC complements the 
other regeneration occurring within 
the area. £53m investment has been 
awarded in this area to tackle some 
of the UK’s worst deprivation. 
Funding will bring 2,500 new homes.  

NDC is a key programme in the 
Government’s strategy to tackle multiple 
deprivation in the most deprived 
neighbourhoods of the country. This gives 
some of our poorest communities the 
resources to tackle their problems in an 
intensive and coordinated way. The aim is 
to bridge the gap between these 
neighbourhoods and the rest of England. 

(Source: information is modified from www.manchester.gov.uk , www.salford.gov.uk and www.planningportal.gov.uk) 
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The Northern Way, a progress report produced in 2004 by the ODPM, is based 
around the Sustainable Communities Plan for the North of England. The document 
views Northern England as a number of valuable ‘city-regions’ that have great 
potential to interlink. The principal objective is for the government to unlock the 
potential of the North and bridge the long-existing disparity between the North and 
South – primarily by accelerating its economic growth. The eight ‘city regions’ are as 
follows: 
 Tyne and Wear  

 Tees Valley 

 Central Lancashire  

 Liverpool/Merseyside  

 Manchester  

 Sheffield 

 Leeds  

 Hull and the Humber Ports. 

Figure 3.2, taken from the Northern Way Growth Strategy (2004), gives the spatial 
scale and proximity of these city regions, showing the existing infrastructural linkages 
through major transportation routes.  

Figure 3.2 ‘City Regions’ – the central theme of the Northern Way Growth 
Strategy 

 
The emphasis on these city regions is based on their regional significance: together 
they accommodate over 90 per cent of the North’s population and economic activity. 
Each of the core key regions has its own strategic initiative, with Manchester, 
Liverpool, Sheffield, Newcastle and Leeds being the region’s principal strategic 
areas. Preston, Warrington and parts of the Tees valley (including North Sunderland) 
have been identified as future growth areas and strategic sites. According to BURA 
(2005) the City Regions Development Programme is designed to utilise the principles 
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of the Northern Way into bespoke projects, creating investment programmes that 
build on each city’s individual strengths. For example, Liverpool is promoting itself as 
an area of culture and heritage – ‘a premier European City Region’. Manchester’s 
role is to accelerate economic growth, with its key economic drivers being the 
financial districts, higher education and media communications, as well as strategic 
transport links, including Manchester Airport.  

National government and the North West regional agencies (NWDA, NWRA) are 
suggesting that the success of the Northern Way and increased levels of economic 
activity will be measured through Gross Value Added (GVA) outputs. Table 3.3 
illustrates the output deficit (based on GVA) between the three Northern regions and 
the UK as a whole. 

Table 3.3 Economic productivity in the Northern regions 

 GVA (£ billion), 2002 Gap to meet UK GVA per 
capita average (£ billion) 

North West 93.1 10.2 

North East 29.5 8.8 

Yorkshire and Humber 65.7 10.3 

Total 188.3 29.3 
(Source: Moving Forward: The Northern Way Growth Strategy, 2004) 

Currently, the UK and in particular the South is significantly outperforming the North. 
According to a recent publication by the Centre for Sustainable Urban and Regional 
Futures (SURF32), the South has an absolute GVA growth value some 20% greater 
than the North. Of the Northern regions, the North West is the only region to meet 
GVA targets above the national average (38%) (Harding, 2005). This is supported by 
a recent analysis of economic trends from SURF, where the NW region has in fact 
exceeded UK economic levels in the last three years. A representative from the 
Northwest Development Agency stated at a recent conference (White, 2004) that: 
‘Over the last four years, the northwest has managed a small improvement over the 
UK as a whole, with a significant improvement in Greater Manchester. Conversely, 
Cumbria has seen a dramatic decrease … nonetheless the region as a whole is 
under-performing.’ 

In 2004, the government pledged £100m to the Northern Way Growth Strategy in 
order to outline proposals aimed to reduce the economic disparity gap between North 
and South. In the light of the economic disparity between the Northern and Southern 
UK regions, the Northern Way Steering Group (2004) concluded that in order to 
‘bridge the £29bn gap’ the following must be achieved: 
 Long-term sustainability: integrating economic, social and environmental 

objectives. 

 Integrating working relationships across the North, such as the Manchester and 
Salford local authority ‘collaborations’.  

 Establishing and defining the main investment priorities. 

 Utilising the eight city regions and establishing them as the ‘building blocks’ for 
future growth.  

The success of the Northern Way will be based on the ability of the North to meet UK 
GVA average. Some property professionals feel there is ‘economic fragility’ and that 
                                                 
32 Research centre at Salford University (1995-2001). 
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economic diversification must occur in the Northern regions (Hughes, 2005). In 
relation to the residential property sector there seems to be an overall concern that 
housing market failure could become a drag on the economy, and this is a valid 
reason for national government to focus on the low demand areas of the North West 
– and their improvement as a means of new impetus (through the Housing Market 
Renewal Pathfinder scheme, for example). 

3.2.3 Delivering regeneration: The Northern Way 
There is a general consensus by national government that the development industry 
and local and central government have not responded well to changes in the 
Northern housing market. This has resulted in large proportions of the Northern 
housing stock, especially within its inner cities, becoming outmoded by the recent 
growth of flats and apartments (refer to Figure 3.5), and many areas of traditional 
pre-1919 terraced housing have become stigmatised by social deprivation, low 
aspirations and low skills and as a result have received little inward investment. Much 
of the housing stock is in need of repair in order to meet the decent homes criteria33 
set in recent government policy. The Northern Way Growth Strategy states that ‘the 
costs of refurbishment could exceed the market values’ and therefore implies a 
strong rationale to demolish and start again. Consequently, these areas seldom 
appeal to private developers and investor confidence is lacking. These are key 
challenges for the UK development industry, whose role will be discussed in later 
stages of this report. Additional concerns for the North were highlighted at a recent 
brownfield conference34 as being: 
 Declining manufacturing base means at present some level of economic fragility. 
 A requirement for increased cooperation, not competition, between ‘core cities’. 
 Benefits of growth of core cities must be far-reaching and extend to peripheral 

locations such as East Lancashire. 
There are a number of regional spatial strategies that are central to the growth of the 
North and are designed to mitigate risk and uncertainty in the housing markets 
across the North. According to Hughes (2005), the key principles of these strategies 
relating to property professionals are to: 
 Make sound investments in housing, transport and economies. 

 Offer a diverse range of homes for rent and sale. 

 Identify suitable areas for public investment in housing infrastructure. 

 Ensure housing markets operate efficiently, taking into consideration the under- 
and oversupply in each locality. 

 Set ‘realistic’ affordable housing targets. 

 Set targets for significant improvements in energy efficiency of the housing stock.  

 Complementary Economic Growth Zones emerging around infrastructure and 
strategic sites. 

 

                                                 
33 The four main criteria of a ‘decent home’, as outlined by the ODPM (2004a), are: meets the 
current statutory minimum standard for housing (in relation to 1989 Local Government and 
Housing Act); is in a reasonable state of repair; has reasonably modern facilities and services; 
and provides a reasonable degree of thermal comfort. 
 
34 The Northern Way: Greenfield Growth or Brownfield Bonanza? (19 April 2005, Haydock 
Park, Newton-Le-Willows). 
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The Northern Way (2004) also seeks to address the problems associated with 
market failures over a 15–20 year period. Initiatives such as the Housing Market 
Renewal (HMR) Pathfinders, together with the government’s ‘decent homes’ agenda, 
have been designed to complement the Regional Spatial Strategies (RSS), Regional 
Housing Strategies (RHS), and the Regional Economic Strategies (RES).  

Key priorities include: 
 Stock replacement quotas stated in the First Growth Strategy will involve 

approximately 1.5 million homes, with 400,000 set aside for replacement, and this 
will be viewed very much at a local authority level.  

 Priority has been given to areas where renewal programmes would ‘directly 
contribute to economic growth’ and, where possible, rely upon the private 
development sector to finance renewal initiatives. 

 In certain housing market conditions, central government propose ‘clear financial 
incentives to facilitate clearance’ rather than repair and ‘provisions should be 
made to recycle the proceeds from disposals by Regional Housing Boards’.  

 The rate and scale of replacement programmes will be bespoke in each city 
region and for each local authority. 

Many Northern regions are now undergoing dramatic change in order to move away 
from the attached stigma of their industrial past. Major regeneration successes 
include that of Speke Garston in Liverpool, and projects at Plymouth Grove and 
Langworthy, both based in Manchester, are set for national recognition (Hughes, 
2005; Pink, 2005). The next section examines some of the policies and incentives 
that are driving housing market regeneration forward in the North and describe the 
guidance set out by central government.  

3.2.4 Housing market renewal and decent homes 
‘There is a major legacy of pre-1919 terraced properties in the north west (and 
Manchester and Salford). There is a lot of controversy about what we should do with 
them and we will need to retain some. Several private associations and housing 
associations are looking to see how they can give them a new spin, making them 
relevant to today’s purchasers.’ 

(Walton, 2004) 

 

Nationally, in excess of one million homes (or 5 per cent of England’s housing stock), 
are affected by low demand (RICS, 2004). To tackle these low demand areas the 
Housing Market Renewal (HMR) Pathfinder initiative has been established with the 
aim of reducing the stigma associated with dereliction and abandonment in the 
housing stock. The government is encouraging demolition in order to remove the 
negative image of these areas and clearance as the best way to attract inward 
investment and stimulate development activity. However, as Mumford (2002) states: 

‘Demolition must be used with care. We found instances where it has triggered 
further decline and broken up communities…. Local Authorities must make clear the 
purpose of demolition … phased demolition strategies sometimes encouraged 
stigmatisation and uncertainty.’ 

Figure 3.3, sourced from the ODPM website, shows the location of the nine HMR 
areas. 
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Figure 3.3 The nine Housing Market Renewal Pathfinder schemes (Source: 
ODPM) 
 

 

The HMR is a government policy designed to increase the housing supply in the 
North of England. The principal objective is to improve market conditions alongside 
the environment and economy, and it is hoped that local partnerships will be 
promoted and subsequently be more responsive to local drivers. Key responses 
stated in Cole (2004) include tackling social exclusion and decline and providing a 
multi-layered approach to urban policy. 

Each Pathfinder area suffers different housing issues. For example, Manchester and 
Salford are aiming to maximise the competition for rebuilding/redevelopment, and 
has identified within its HMR initiative that a lack of choice, poor environment and 
high crime are key issues to tackle. In contrast, Oldham and Rochdale, within the 
Greater Manchester catchment, has ‘a dysfunctional housing market … oversupply of 
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small, poor quality terraces … and severe overcrowding’ (ODPM, see weblink35). In 
general, the HMR is working across the nine Pathfinder areas to reduce low demand. 
According to the ODPM, low demand areas are characterised by limited market 
choice, the departure of economically active households, poor conditions, unpopular 
housing, poor facilities and inadequate local services. This is evidenced throughout 
the North West in areas such as East Manchester.   

According to a recent publication (ODPM, 2004b), house prices in the North have 
risen by 60 per cent between 1996 and 2002, and in 2003 they rose by a further 20 
per cent. House prices in the HMR areas rose 45 per cent during the same period 
(1996–2002), and this suggests increased developer confidence within the HMR 
areas. However, negative equity rates are high at 18 per cent, and owner occupation 
is low. To tackle these problems the government has identified the following key 
factors to be tackled: 
 Low demand and low prices are rarely related just to housing, and wider issues 

such as employment, education and the local environment can bring economic 
confidence for investors. 

 A need to empower local stakeholders. 

 A requirement to create effective interrelationships between stakeholders. 

Housing Gap Funding (HGF), an investment tool supported by the European 
Commission, is one of several initiatives intertwined with the HMR Pathfinder 
scheme. It is designed to assist in the redevelopment of areas that face particular 
challenges, such as land contamination or high vacancy rates, and is there to help 
those areas in which the housing market has collapsed. English Partnerships feel 
that HGF is a crucial tool in assisting progress towards the government’s sustainable 
communities plan by offering grant assistance to both private developers and 
housing associations. One representative stated in a recent forum36 that: 

‘It will create an open and understandable new methodology enabling developers to 
seek approved “gap” funding to create more affordable homes.’ 

According to English Partnerships (2005), the funding can be used to: 
 Tackle problems of housing decline and abandonment; and 

 Subsidise the cost of providing affordable housing in areas of high demand. 

As a consequence of both HMR and HGF, previously non-viable development land 
has increasingly become available, and these funding sources appear to be making 
medium- to long-term derelict land more attractive to private developers. 
Furthermore, these grant-assisted initiatives are likely to increase the supply of 
affordable housing (Local Government Association, 2003). 

However, several initiatives still experience opposition. For example, the HMR 
Pathfinder initiative has been met with some degree of scepticism. Recent research 
by RICS (2004) has shown that private developer interest in these areas is lacking, 
and that ambiguous objectives have been set. There are also claims from 
organisations such as Shelter37 that these projects are ‘causing a severe lack of 
affordability in the very areas they are supposed to be regenerating’ (Morrison, 
2004).  

However, according to Morrison (2004) ‘housebuilders have welcomed the scheme 
as a means of maintaining their output.’ Nonetheless, there is uncertainty over the 
                                                 
35http://www.odpm.gov.uk/stellent/groups/odpm_communities/documents/page/odpm_comm_
027362-03.hcsp 
36 E-Politix Forum: Housing Gap Funding (2003) www.epolitix.com 
37 Shelter is a registered homeless charity group. 
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direction of the HMR scheme, its benefits and eventual outcomes. One expert states 
(Audit Commission, 2005): 

‘Rises in house prices are a double-edged sword for this type of public intervention 
[Pathfinder]. They may be the ultimate prize for the pathfinder bodies … but there is 
uncertainty about what is driving house prices in pathfinder areas. Some have 
concerns that it may be due to short-term property speculation rather than new 
residents moving in, fuelled by “hope value” gains under CPOs. In addition, an 
increase in buy-to-let property may contribute to the problem of residential volatility.’ 

At present the initiative is in its early stages, with many groups still unsure of its 
current direction and some property professionals in our preliminary survey indicating 
that there was the possibility that the initiative would price out the very groups it was 
designed to assist.  

Nowadays developers are attracted to areas of favourable conditions, and 
speculative development within the industry has seemingly disappeared (Guy, 2002). 
Consequently, policy is being aimed at attracting private sector development activity 
through the provision of suitable infrastructure, and initiatives such as the HMR will 
be critical to this.  

3.2.5 Affordable housing: provisions in the North 
The Office of the Deputy Prime Minister defines affordable homes38 as being 
‘housing that can be classified as social housing at typically low, sub-market rents 
and can also include other forms of sub-market housing such as intermediate rent 
(above social rent, but below market rent) and low cost home ownership such as 
shared ownership’.  
Government policy such as the Sustainable Communities Plan also states the 
importance of providing a greater number of affordable homes in new residential 
developments. There is also recognition by the development industry (regional 
housing boards, housing corporations, ODPM) that the supply of affordable housing 
must be increased in key areas, and that the focus of affordable homes should be on 
areas where residential prices are relatively high (OPDM, 2003).  

The Sustainable Communities Plan also places a great emphasis upon creating a 
tenurial and social mix across communities, with particular attention being paid to low 
demand areas. The rationale behind these schemes is to create more socially 
diverse communities. With reference to the North of England, the Northern Way 
Growth Strategy highlighted three main categories for specific focus. These are: 
 Areas that currently lack affordable housing ‘that is leading to shortages in key 

workers’, and possibly constraining economic growth.  

 Low demand areas ‘for people who have been affected by housing clearance’. 

 Areas that would ultimately lead to the provision of housing for the ‘socially 
excluded’. 

 

                                                 
38 ODPM website (accessed 2005) 
http://www.odpm.gov.uk/stellent/groups/odpm_housing/documents/divisionhomepage/035395
.hcsp 
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3.3 The North West 

3.3.1 Introduction 
The development of Northern England is focused on three regional development 
agencies. These are located in the North East (One North East), the North West 
(North West Development Agency) and Yorkshire and Humberside (Yorkshire 
Forward). The overall aim is that these regional priority areas working alongside each 
other will establish Northern England as an area of exceptional opportunity, both in 
terms of quality of life and its society.39 Regeneration in the North West is being built 
around three major regional strategies, in transport, housing, and the economy. One 
government official stated at a recent conference40 that: 

 

‘The three agencies [the Northern RDAs] are working together, and have rightly 
decided that their plan of action is to focus on these three critical areas of activity 
[transport, housing, economy] to ensure that they cut through all those strategies. 
That work is focusing on housing, jobs and access, which are seen as the three 
critical issues for the region.’ 

 (Barnes, 2004) 

 

The North West will be the focus of the Northern region in this report as it contains 
the case study areas situated within Greater Manchester and the SUBR:IM portfolio 
sites. The next section will examine the housing issues in the North West in order to 
set the scene for the subsequent sections, examining Greater Manchester and the 
administration areas of Manchester and Salford. 

The North West contains four of the nine housing market renewal (HMR) pathfinder 
schemes and this is an indication of the severity of its housing issues. In general, the 
region has a problem of housing dereliction and abandonment (see Figure 3.4), 
largely due to social issues surrounding high levels of deprivation.  

 

                                                 
39 http://www.thenorthernway.co.uk/ 
40 The Northern Way: Greenfield Growth or Brownfield Bonanza? (April 2005). 
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Figure 3.4 Vacant dwellings (as a proportion of Local Authority Housing) 
(source: ODPM local authority dwelling data ) 
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As highlighted in the regional housing strategy, the principal housing concern is one 
of low demand and it is reported that more than 500,000 homes suffer from it. One 
government official recently stated: ‘about 20% of the region’s [north-west] stock is … 
at risk of low demand’. He went on to say: ‘other areas at risk of low demand are not 
beneficiaries of pathfinder resources’ (Styche, 2004). 

The region’s housing market suffers not only from low demand but also from areas of 
poor quality and poor repair. A representative from the Housing Corporation recently 
stated: ‘… almost 36% of homes in the north west failed to meet the decent homes 
standard. That is 2.5 percentage points above the national average.’ Equally, high-
demand areas are cause for concern, and high prices in areas such as Cheshire are 
‘causing difficulties for key workers and the homeless. There are significant problems 
of affordability in rural areas’ (Walton, 2004). Furthermore, social cohesion is a major 
issue for the region.  

Government policy is seeking to tackle housing problems in the North with the pledge 
to dispose of 400,000 ‘sub-standard’ homes in those areas of failing property 
markets. Almost £160m will be invested in the worst affected areas to deal with the 
problems of house and land dereliction, failing markets and lack of infrastructure and 
private sector investment. Initiatives like the HMR Pathfinder, set up in areas such as 
Liverpool and Manchester, which seek to revamp the property market and raise the 
housing standards, are an example of the strong government focus now present 
within the region.  

In addition, the region suffers greatly from issues related to its industrial past and 
land contamination and these have contributed to the North West’s high vacancy and 
dereliction rates (see later in this section). Due to its industrial past, large areas of the 
region have been classed as ‘potentially’ contaminated. To alleviate this uncertainty, 
work is now being done to create a reliable record of contaminated land, and this 
should help to release new development sites that are not heavily contaminated. 
However, it would appear that currently the record of contaminated land held by local 
authorities (Salford and Manchester) is very much in its early stages and site specific. 
For example, Manchester City Council’s strategy is to ‘identify and prioritise sites for 
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inspection’, with the priority very much relating to potential problems. The key 
inspection strategies for contaminated land, as stated in Manchester City Council 
(2001) are as follows: 
 Review all the sites for which Environmental Health already has files and initiate 

action where land may be contaminated; 

 Review files that include site investigations; 

 Systematically review all land in administration boundaries, prioritising those for 
further inspection and assessment. 

Alongside this there is also seemingly ‘haphazard’ discovery of contaminated land, 
for example through the reconditioning of former local authority housing. Whilst 
perhaps not the best method, this is assisting local government to identify the extent 
of the problem and ensure that suitable remediation is carried out so that the land 
can be subsequently developed.  

The success of the region therefore depends on how well developers adapt to 
changing policy agendas. The increasing number of delivery vehicles (North West 
Development Agency (NWDA), New East Manchester (NEM), Liverpool Vision) 
illustrate the strong government focus on the North West. National bodies, namely 
English Partnerships, are helping the development of some less favourable sites and, 
with the increase of public–private partnerships assisting land acquisition, the 
agencies involved hope that the problems identified can be tackled effectively. 

The government and key stakeholders are also proposing innovative solutions to 
tackling regeneration in the North. The Super City, Will Alsop’s Vision for the North, 
although merely a theoretical concept, illustrates the desire to create an economic 
rival to London and to balance the North/South disparity. The proposal also highlights 
the eagerness to create connectivity between Northern cities, an action that is being 
seen as fundamental to creating sustainable communities and is of great importance 
to the success of the Northern Way. However, the negative image of contaminated 
land alongside contradictory legislation, such as the EU Landfill Directive, has added 
further complication and risk to the development process in this region. 

3.3.2 The North West’s Housing Market 
 
‘We have a huge number of Victorian and older terraced houses, and there is 
continual evidence that, in terms of planning and quality, there is not a demand for 
that level of terraced housing’.  

(Barnes, 2004) 

 

In order to place the North West housing market in context, one must examine the 
recent housebuilding trends. Data supplied by the National House Building Council 
(2005) has shown: 
 Housing starts in the North West represent 9 per cent of the UK total in 2004, 

against 23 per cent in the South East (including Greater London).  

 In total, 16,085 units were started in 2004 and this was a 4 per cent decrease on 
housing starts of 2003.  

 Conversely, Greater London experienced a 14 per cent increase during the same 
period. 

A similar trend was shown in the housing completions data, with the North West 
experiencing a 2 per cent decline between 2003 and 2004, whilst Greater London 
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increased by 13 per cent. A report published by the NHBC (2005) shows the 
downward trend that is seemingly apparent in the North West’s housebuilding. 
However, this trend is in line with UK averages. National figures also were some 1 
per cent lower in 2004. Overall, starts are levelling off after recent upward trends in 
the North West. Completions remained fairly level up to the end of 2004; however, a 
downward trend is anticipated in the following years.  

The NHBC report went on to show the housebuilding industry in the North West and 
across Greater Manchester to be relatively constant in terms of starts and 
completions, and this is in line with the rest of the Northern market (Johnson, 2005). 
The rate of annual completions in the North totals approximately 42,000, with the 
North West accounting for around 10 per cent. Around half of these completions take 
place within Greater Manchester. Data supplied by the House Building Federation 
(HBF) suggested that the housebuilding industry in the North is valued at 
approximately £5,645m at the current building rate.  

In understanding the housing markets operating in the North West, one must also 
examine the trends in tenure. Figure 3.5 highlights the trends in the types of 
residential units being built in the North West over the past five years. Clearly, there 
has been a decrease in the number of detached homes constructed, falling from 50 
per cent in 2000 to approximately 20 per cent in 2004. Conversely, there was an 
increase in the provision of flats. According to data supplied by the NHBC (2005), 
flats now account for 46 per cent of new homes in the North West. Terraced homes 
and semi-detached units have remained fairly constant over recent years, although 
they are showing signs of a slight downward trend. 

Figure 3.5 Percentage of house type starts in the North West (data supplied 
from NHBC statistical information, 2005 First Quarter Report) 
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These trends may highlight both the lack of development space available for larger 
units as well as the requirement to provide higher densities in order to sustain local 
infrastructure. 
The Northern Way (ODPM, 2004b) found the main constraint in housing 
development in the North West is land supply, alongside: 
 The housebuilding industry’s reluctance to implement rapid build-out rates. 
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 Lack of innovation in the UK development industry, with a need for alternative 
construction techniques such as prefabrication and timber or steel frame 
construction (to increase speed of construction). 

 Complexities in relation to brownfield development and subsequent delays. 

 Planning framework lacking response to land availability. 

Housing market weaknesses, through high vacancy rates, increasing population 
turnover, low sales values, and in some cases neighbourhood abandonment and 
market failure, are the fundamental problems operating within the region. Figure 3.6 
summarises changes in the North West residential property market over time.  

Figure 3.6 Changes in the North West residential property market (1994–2004) 
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1994–2004 Average 
Annual % Change 

Bungalows 65,947 147,982 165,250 11.7 9.6% 
Detached 95,851 219,835 261,831 19.1 10.6% 
Flat & Maisonette. 40,794 116,801 131,546 12.6 12.4% 
Semi-Detached 53,307 122,250 148,740 21.7 10.8% 
Terraced 38,105 84,535 100,364 18.7 10.2% 

(Source: Halifax Publication, 2005 – Q4 values) 

In general, there has been a steady increase in the residential market values across 
the North West, with detached and semi-detached properties achieving the greatest 
price growth in recent years. This may be due to the increased demand for these 
types of family accommodation in the North West over the last few years. However, 
historically the largest annual rate of return has been from flats and apartments (12.4 
per cent). 

In terms of housebuilding starts and completions, the South East, for example, has 
tended to outperform the North West. Within the North West, the data can be 
disaggregated into associated counties. In 2003/04 almost half of the housing 
completions occurred in Greater Manchester (see Figure 3.7). Cumbria saw the least 
development activity with only 6 per cent of house completions. Whilst these values 
illustrate developer confidence in Greater Manchester, they also highlight the 
disparity in investment across the NW region. 
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Figure 3.7 Proportion of house completions in the North West (modified from 
ODPM, 2005) 
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The disparity between North West and South East is also seen in residential property 
prices. Figure 2.5 shows the North West to have a higher proportion of low value 
property, and 15 per cent of properties sold in 2004 were purchased for less than 
£100,000. The greatest proportion of property (62.4 per cent) lies between £100,000 
and £200,000, whereas the South East has more than 60 per cent of its housing 
stock achieving sale prices in excess of £200,000.   

Figure 3.8 Residential sale prices (UK comparison) (source: NHBC, 2005) 
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3.3.3 Affordability in the North West’s housing market 
Table 3.4 shows the change in the first-time buyer’s market across the UK. The North 
West’s first-time buyer house price rose by 22 per cent, from £80,222 to £98,127, 
compared to a UK average of 16 per cent. The North West is going through massive 
change, and the annual rate of house price inflation is currently 27.3 per cent, 12.2 
per cent above the national average. As a consequence, the proportion of 
unaffordable areas in the region has increased to 88 per cent (Halifax Group plc). 
Although there is still disparity between North and South, with Greater London house 
prices 1.87 times greater than the North West, the gap is closing. Based on 
increases in house prices, the North West was ranked fourth in a recent survey and 
over the past three years prices have risen by 92 per cent (HBOS plc, 2005). 
Nowadays, average prices in North West are approximately £130,000.  

Table 3.4 Recent changes to the UK residential property values. 
  

 2002 
£ 

2003 
£ 

2004 
£ 

03-04 
% Change 

North 52,669 71,234 90,607 27% 
Yorks & the Humber 59,483 76,114 93,394 23% 
North West 63,435 80,222 98,127 22% 
East Midlands 75,930 96,022 110,907 16% 
West Midlands 81,721 99,242 113,576 14% 
East Anglia 102,088 115,518 132,543 15% 
South West 107,556 123,000 138,040 12% 
South East 133,488 147,237 162,685 10% 
Greater London 187,690 198,611 220,093 11% 
UK 96,007 112,541 131,024 16% 

 
(Source: Halifax Group plc (2005)) 
 
These figures would suggest, therefore, that despite the narrowing of the differential 
between national house prices and those in the North West, the region’s housing 
market consists of areas of lower value residential property located within booming 
markets. 

3.3.4 Regional Planning Guidance 13: ‘Moratorium in the North West’ 
The main purpose of the Regional Planning Guidance (RPG) is to provide a strategy 
on which local authorities’ development frameworks can be based. RPG also 
provides a long-term planning objective for the region and will be used to inform other 
national, regional and local policy-makers. 

In 2003 the OPDM introduced a 15 per cent reduction (from 15,000 to 12,70041) in 
the North West’s annual build rate set out in RPG13 (ODPM, 2003b). This reduction 
was related to the overall aim of RPG13, in that it would encourage residential 
development in a number of areas. The planning guidance suggests that 
development should be concentrated in Blackpool, Blackburn, Burnley, Lancaster, 
Preston, Carlisle, Chester, Crewe, Macclesfield and Northwich. By concentrating 
residential development in these areas, central government seeks to create a 
balanced level of house building across the region, reducing the likelihood of 
localised pockets of failing housing markets. According to the Government Office for 
                                                 
41 (Roberts, 2005) 
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the North West42, the overall of aim of RPG13 is to ‘promote a sustainable pattern of 
spatial and physical change … with the economic, social and environmental 
advancing together’. 

The reduction in the number of residential units allocated in the North West has met 
with varied opinion. Roberts (2005) stated that:  

‘The ODPM and the North West Regional Assembly believe the RPG13 will cut the 
region’s high vacancy rates and bring new residents to revitalised Pathfinder areas.’ 

Subsequently, the House Builders Federation (HBF) accused planning authorities in 
North West England of imposing a moratorium on all new housing, stating that it 
could have a detrimental impact43. Developers are now seemingly expressing 
concern over this planning policy and feel that blankets of planning restrictions 
across the North West are threatening its economic growth. Such viewpoints were 
also gathered from our most recent national developer surveys (Dixon et al., 200544). 
A large housebuilder predominantly operating in the North of England explained: 

‘We’ve got brownfield land that we are not allowed to build on because it is not a 
Pathfinder area…. for the last 18 months there has been a moratorium outside these 
government initiative areas … you can’t have any consent.… I can’t make people 
move to Blackburn if the wealth generators are in Chester and Manchester and 
South Manchester.… It’s no use saying you can go to the backseat of Blackburn 
where you can buy a house for £6,000 and say go and live there.’ 

Many property professionals (Johnson, 2005; Roberts, 2005) feel these restrictions 
may hamper the economic development in the North West and is bound to impede 
the success and objectivity stated in the Northern Way. Furthermore, housebuilders 
have expressed concern over the RPG13’s statement (Top UK Housebuilder, cited in 
Roberts (2005)): 

‘There is no guarantee that restricting the housing supply in buoyant areas will flood 
the undersold and Pathfinder areas.’  

There is obviously some disagreement between national government and the 
development industry over the likely impact of the RPG13 planning policy, and this 
issue will be discussed in more detail within this research45.  

3.3.5 Brownfield land 
According to a recent report (English Partnerships, 2002), the North West region has 
the greatest incidence of long-term vacancy and dereliction (both quantity and 
incidence) in England. A survey by the National Land Use Database (NLUD, 2002), 
shows the North West encompasses more than 25 per cent of all registered 
hardcore46 land in England, with 4,321 ha, a value some 36 per cent greater than the 
next worst affected area (Yorkshire and the Humber). This is a historic problem: over 
75 per cent of the current hardcore land has remained vacant for the past nine years 
(English Partnerships, 2002), illustrating the extent of the problem in the region. 

                                                 
42 (ODPM, 2004d) 
43 HBF (2005) ‘The Economic Importance of Housebuilding in the North West’ cited in Roberts 
(2005). 
44 Dixon, T., Pocock, Y., and Waters, M. (2005) Stage 2, Vol. 1 report.  
45 Interviews at the local level asked housebuilders, planning professionals and the 
regional development agencies (RDAs) to give their opinions on the RPG13 
legislation, and these views will be summarised in subsequent sections. 
46 Land that has been vacant or derelict for nine years or more (English Partnerships, 2003). 
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There are a number of key constraints on regeneration in the North West, and 
English Partnership has classified these into the following categories47:  
 Ground conditions (>50%); 

 Access and services (38%);  

 Land ownership (35%);  

 Planning (25%); and 

 Lack of market interest (25%). 

Such hardcore areas suffer from other secondary constraints, and location, site 
suitability and local infrastructure were all reported as being capable of adding to the 
negative stigma associated with previously developed land in the region. Figure 3.9 
summarises the latest NLUD data and classifies PDL in the North West in 2003. 

Figure 3.9 Analysis of NLUD data for North West (source: 2004a) 
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The latest figures show that, in 2003, 77 per cent of PDL was either derelict or 
remained vacant. This means that, together with vacant buildings, more than 80 per 
cent of PDL was not in use, equating to 7,461 ha. Analysis of the NLUD data shows 
that a significant proportion of PDL was allocated for residential use, with an 
estimated capacity of providing 87,880 units. These values, although promising, 
show that there was a great deal of land locked up that was currently unavailable for 
development. Of the 9,040 ha of PDL vacant or derelict in the North West, 2,600 ha 
were designated suitable for housing. However, at present, only 1,070 ha of PDL 
have been proposed for housing through the planning system. It is the responsibility 
of key stakeholders such as English Partnerships to make efforts to ensure that a 
greater proportion of PDL is made available to land investors and developers. 
However, according to English Partnerships (2002), approximately one-third of 
hardcore land has no planning status, making the aim of redeveloping these sites in 
the near future an ambitious one. 

                                                 
47 The figures in brackets show the percentage of hardcore land affected by these site 
constrictions. 
48 This value includes residential use and residential use incorporated into mixed land use 
schemes. 
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3.4 Greater Manchester 
This section will discuss the socio-economic and housing indicators for Greater 
Manchester and describe the extent of brownfield land across the sub-region. These 
outputs are designed to give an overview of Greater Manchester in order to place 
Manchester and Salford (and the case study sites) in a sub-regional context (Figure 
3.10).  

Figure 3.10 Greater Manchester 
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Greater Manchester: Wigan (1), Bolton (2), Bury (3), Rochdale (4), Salford (5), Manchester 
(6), Oldham (7), Tameside (8), Trafford (9) and Stockport (10).  

3.4.1 Demographic and economic overview 
Table 3.5 shows the socio-economic indicators for the Greater Manchester (GM) 
region taken from the most recent national census in 2001. The key indicators shown 
are all important considerations in the realm of regeneration. Both Manchester and 
Salford are amongst the UK’s most deprived local authorities, ranked 2nd and 12th 
respectively, and therefore justify the government’s policy attention, such as the 
Housing Market Renewal Pathfinder and Sustainable Communities Plan. 

Based on the most recent 2001 Census information: 
 Manchester has the greatest population of the ten GM authorities (15.8%). Bury 

has the smallest (7.3%). 

 Between 1991 and 2001 Bury experienced the greatest population increase 
(+1.3%). Manchester and Salford had population changes of –9.2% and –6.5% 
respectively. These represent the greatest population losses in Greater 
Manchester and in absolute terms accounted for a loss of 54,700 people.  

 According to GM research (2003), the population of Greater Manchester is 
expected to decrease by 0.8% between 2005 and 2020.  

 At 2001, levels of economic activity were greatest in Stockport and least in 
Manchester. 

 At 2004, levels of income support beneficiaries were highest in Manchester with a 
claimant count of 3.3%. Of these, 35% had been long term unemployed (>12 
months). 
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 According to GM research (2003), Greater Manchester had lower than average 
house prices. Trafford has the highest priced residential units and Wigan the 
lowest across Greater Manchester. 
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Table 3.5 Socio-economic indicators for Greater Manchester 
 

  Population  Unemployment Index of deprivation 

Local Authority Area (ha) 1991 2001 

Growth 
1991-
2001 

 
Households 

2001  

Density 
per 

hectare

Claimant 
Count (%) 

Nov 04 

Long-term 
unemployments 
(over 12 months)

Average 
score 

 Ranking 
(where 1 = 

most 
deprived)  

Bolton      13,980  261.3 261.3 0.0        108,085 18.67  2.0% 29.6  29.41                    50  
Bury        9,948  178.3 180.7 1.3          74,335 18.15  1.3% 24.8  23.53                    97  
Manchester      11,565  432.7 392.9 -9.2        167,451 33.97   3.3% 35.0  48.91                      2  
Oldham      14,236  218.5 217.5 -0.5          87,824 15.26  2.1% 28.4  30.73                    43  
Rochdale      15,808  203.9 205.2 0.6          83,452 12.99  2.1% 28.7  33.69                    25  
Salford        9,719  230.8 215.9 -6.5          94,238 22.33   2.6% 28.9  38.19                    12  
Stockport      12,606  288.6 284.6 -1.4        120,456 22.57  1.3% 29.1  18.06                  159  
Tameside      10,317  218.0 213.1 -2.2          89,981 20.65  2.0% 28.5  29.81                    49  
Trafford      10,604  215.8 210.2 -2.6          89,313 19.82  1.6% 29.8  20.15                  136  
Wigan      18,819  305.6 301.5 -1.3        125,096 16.02  1.9% 28.0  29.26                    53  

Total    127,602           2,554          2,483       1,040,231              
(Source: National Census Database, accessed at May 2005) 
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Table 3.6 also gives a summary of housing statistics across Greater Manchester. 
These figures are taken from the most recent Census national survey. Although 
Manchester and Salford account for a high proportion of the region’s total dwelling 
stock (26 per cent), they also have the greatest proportion of low demand housing 
(owner-occupied and private-rented), with 44.4 per cent and 30.4 per cent 
respectively. Manchester and Salford also registered high counts of vacant dwellings, 
with Manchester recording the highest vacancy at 7.2 per cent. 6,652 of these 
dwellings have remained vacant for more than 6 months. 

Table 3.6 Housing data (Greater Manchester) 

Local Authority 
Total dwelling 

stock (April 2003) 

Low demand owner 
occupied and private 

rented (%) 
Total vacant 
dwellings (%) 

Vacancy  
> 6 months

Bolton 115,922 *** 4.7 2,563
Bury 78,088 0 3.8 1,220
Manchester 193,885 44.4 7.2 6,652
Oldham 93,390 7.1 6.3 2,993
Rochdale 86,762 2.7 1.9 560
Salford 100,895 30.4 6.6 *** 
Stockport 123,472 0 3.4 1,875
Tameside 95,040 2.6 5.7 2,796
Trafford 92,567 *** 2.7 *** 
Wigan 132,376 2.6 3.5 2,374

(Source: National Census data (ONS). Accessed May 2005) *** = no available data 
 

The vision for Greater Manchester (Manchester and Salford) and the North West is to 
lose the image of their industrial past. Manchester City Council recently won the 
Regeneration Agency of the Year Award 2004, and the Council, like Salford City 
Council, sees its role as a facilitator, creating the right conditions for investment and 
economic prosperity. With the help of innovative developers like Urban Splash, many 
suggest that the housing future is set for radical improvement. 
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3.4.2 Brownfield land 
Based on the NLUD 2003 figures shown in Table 3.7, there is an estimated 2,625 
hectares of previously developed land in Greater Manchester, a 38 per cent increase 
on the previous year. Manchester and Salford represent two of the largest areas 
covered by PDL, with 541 ha and 396 ha respectively. 

Table 3.7 Previously developed land in Greater Manchester (Source: NLUD 
2004a)  

 2002* 2003* 

  
Number of PDL 

sites 
Area covered by 

PDL sites 
Number of 
PDL sites 

Area covered by 
PDL sites (ha) 

Greater Manchester      
Bury                216              436           150                 431 
Bolton                138              270           154                 307 
Manchester                380              418           323                 541 
Oldham (outside NP)                  34                55             35                 118 
Rochdale                103                67           109                 115 
Salford                322              516           158                 396 
Stockport  … …             96                 216 
Tameside  … …           205                 239 
Trafford*                  45              140             45                 140 
Wigan  … …           170                 123 
Totals/average                 1,238               1,901            1,445                  2,625 

 

By examining recent NLUD data, it is clear that there is a great potential within 
Greater Manchester for the re-use of brownfield land. However, at present there is an 
underutilisation of brownfield land in Greater Manchester, with:  
 Only 20% of vacant brownfield land made available for residential use (2003).  

 Only 19% of PDL currently holding planning allocations or permissions. 

 Almost 10% of derelict land (including buildings) and 36% of vacant buildings 
being made available for housing development.  

 Wigan proposing to use 80% of its PDL for residential use, leading other areas 
within Greater Manchester, with Stockport and Bury utilising 27.3% and 28.2% of 
PDL respectively.  

 Bolton and Rochdale being amongst the worst performing areas, with only 5.9% 
and 3.3% of PDL being proposed for housing. 

Figure 3.11 shows that there are areas across Greater Manchester that suffer greatly 
from vacant and derelict land and buildings. Approximately 73 per cent of the total 
PDL stock in Greater Manchester was categorised as vacant and derelict. Trafford, 
Bury, Salford and Stockport are amongst the worst affected areas, with over 80 per 
cent of their land and buildings remaining vacant or derelict. In general, areas across 
Greater Manchester require more redevelopment or planning allocation. Rochdale 
has nearly 70 per cent of its land either in use, having planning permission or under 
construction, and being redeveloped. This is the highest level across Greater 
Manchester. Manchester and Wigan are also relatively high in this category, with 
both local authority areas having just over 40 per cent of land in such use. Clearly, 
there is great potential for the reuse of this vacant and derelict stock. 
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Based on these figures, either the density of new housing developments will need to 
increase or a greater proportion of PDL needs to be ‘unlocked’, in order to keep up 
momentum on the government’s 60 per cent brownfield target. A greater 
understanding of why there is such a disparity between demand and supply of 
development land is required. Figure 3.12 shows a detailed breakdown of the land 
classifications associated with Greater Manchester.  

Figure 3.11 Greater Manchester: PDL by land type, 2003 (Source: NLUD 2004a)  
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Figure 3.12 Classification of PDL in Greater Manchester (Source: NLUD 2004a)  
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To complement this data, the latest figures supplied by the ODPM (2003a) show that 
78 per cent of dwellings were built on PDL between 1999 and 2002. Furthermore, the 
most recent data (2003) suggests 442 ha of PDL have been proposed for housing. 

Land ownership has been highlighted amongst the development industry49 as having 
a significant impact on brownfield regeneration. Across all local authorities in Greater 
Manchester, the highest proportion of the ownership of PDL stock is currently 
registered as being held by the private sector (53 per cent) (Figure 3.13). Oldham 
and Bolton were exceptions to this trend; more than 60 per cent of their brownfield 
was either not known or recorded as local authority owned land. Overall, the local 
authorities across Greater Manchester owned 21 per cent of PDL, with other public 
organisations holding only a small proportion (7 per cent). This trend may be a key 
reason for the lack of large-scale development opportunities across the region, 
whereby multiple private land ownerships are seemingly inefficient and appear to be 
slowing the release of development land. 

The NLUD figures, indicating the proposed use of brownfield stock in Greater 
Manchester (see Figure 3.14), show that the greatest proportion has been allocated 
for employment (24 per cent). Equally, 24 per cent of Greater Manchester’s 
brownfield land has no specific allocated land use. This data therefore supports 
evidence that brownfield land across Greater Manchester is currently being 
underutilised.  
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Figure 3.13 Greater Manchester: PDL by ownership, 2003 (Source: NLUD 
2004a)  
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Figure 3.14 Greater Manchester: PDL by proposed land use, 2003 (Source: 
NLUD 2004a)  
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The area has a large proportion of brownfield land that has remained vacant or 
derelict, and this can pose problems and restrain effective redevelopment. Of the 
1,817 hectares of vacant and derelict PDL recorded in Greater Manchester, 
approximately 43 per cent has remained vacant or derelict for at least five years and 
therefore is ‘suffering from medium-term dereliction’.  

Figure 3.15 shows that Bolton and Salford are amongst the worst affected local 
authority areas for derelict land. Bolton has 40 per cent of all recorded derelict land in 
Greater Manchester within its administrative area, and Salford a further 27 per cent. 
With regard to vacant brownfield sites, Trafford contains the greatest proportion, with 
a total of 88 ha that is approximately 30 per cent of Greater Manchester’s medium 
term vacant brownfield land.  
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Figure 3.15 Greater Manchester: PDL vacant and derelict 1998-2003 (Source: 
NLUD 2004a)  
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Derelict (ha) 

since 1998
Vacant (ha) 
since 1998 

 Bury                           4                        23 
 Bolton                       191                        14 
 Manchester                           5                        36 
 Oldham (outside NP)                          4                        29 
 Rochdale                           2                          5 
 Salford                       133                        12 
 Stockport                         66                          9 
 Tameside                         58                         11 
 Trafford*                         21                        88 
 Wigan                           5                        57 
 Totals                       490                      284 

 
Ownership of the medium-term derelict sites varied. For example, in Salford 63 per 
cent of all derelict and vacant land is privately owned, whilst in Manchester the local 
authority is registered to own the greater proportion (70 per cent of all medium-term 
derelict sites).  
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English Partnerships is working alongside the North West Development Agency, 
local authorities, and public and private sector partners to accelerate development 
projects on a wide range of derelict sites. Current projects in the North West include: 
 Castlefields, Runcorn: a residential area of predominantly social housing, which 

extends to 126 ha to the east of Runcorn. 

 Kings Waterfront, Liverpool: the redevelopment of a 14.6 ha former quayside. 

 New Islington Millennium Community, Manchester: a 12.5 ha site that is being 
redeveloped in conjunction with wider regeneration schemes in East Manchester. 

 Omega, Warrington: strategic redevelopment creating industrial and leisure 
facilities. 

Figure 3.16 summarises the proportion of new residential units built on PDL between 
2000 and 2003. Overall, Greater Manchester is performing well in maintaining output 
on brownfield land, with an average completions rate of 84 per cent on PDL over the 
10 local authorities. During this same period, Manchester’s brownfield completions 
were recorded as 90 per cent. 

Figure 3.16 Homes built on brownfield land 2000-2003 (Source: NLUD 2004a)  
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3.5 Manchester and Salford 
This section is designed to give detailed descriptions of the housing issues in 
Manchester and Salford. It will begin by giving some background history of residential 
development in the locality as well as describing the extent of contamination from the 
area’s historical legacy. The existing housing market and development issues will 
also be considered. Following from these summaries will be information on the role of 
the local authorities and their vision for the area, with specific reference to the Unitary 
Development Plans (UDPs) and details of local level regeneration frameworks and 
initiatives. The section will conclude by discussing the future for the Manchester 
region (through a SWOT analysis) and the possible implications of its HMR initiative.  

3.5.1 Historical development and legacy of contaminated land  
The North West has a rich industrial history. Figure 3.17, taken from the latest 
hardcore sites survey (English Partnerships, 2002), shows the previous use of the 
region’s hardcore land and highlights the potential severity of the contamination 
problem in areas such as Manchester and Salford.  

Figure 3.17 Previous use of the North West’s hardcore land (English 
Partnerships, 2002) 

North West
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Due to the geographical location of Manchester and its extensive canal network, the 
area became one of hydro-powered mills and factories at the height of the Industrial 
Revolution (Manchester City Council, 2001). Manchester and Salford were both 
renowned for a successful industrial past through the cotton industry and, prior to 
that, the manufacture of cloth and silks (including dyeing, fulling and bleaching). Key 
physical features, such as the Manchester Ship Canal, brought further economic 
growth, and the area soon became one of heavy industry (chemicals, coalmining and 
textiles). The canals were often subject to depositions of tar and chemical-based 
waste products.  
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Nowadays the area is very different. The closure of many of these firms since the 
1970s gave rise to both a population decline and an increased number of derelict 
land and buildings. During the rapid increase in industrial prosperity the local 
population had also grown rapidly and there was a great need for housing. 
Nowadays, the prosperity of the industrial era can still be seen in Manchester’s vast 
numbers of Victorian terraced housing. However, a high proportion of these pre-1919 
residential units are of poor quality and located within areas of low demand.  

As discussed earlier, Manchester and Salford are areas containing a substantial 
amount of previously developed land, and there has been a long history of intensive 
development and redevelopment. According to Manchester City Council’s Inspection 
Strategy for Contaminated Land (Manchester City Council, 2001): 

‘There are no known significant deposits of minerals which in themselves might be 
considered as sources of contamination … however, now the area has a high 
proportion of land which has been redeveloped and on which some contamination 
may therefore be present.’ 

The following is a description of Salford’s industrial past, taken from Contaminated 
Land Inspection Strategy (Salford City Council, 2001a). The industrial legacy 
potentially created contamination to both land and water. Key examples include: 
 Coalmining (e.g. Pendlebury, Clifton, Worsley): Spoils and ash were frequently 

tipped, creating a number of landfills. Waterways have been infilled with colliery 
waste. Furthermore, the extraction of coal may have resulted in the contamination 
of aquifer bodies within the strata by naturally occurring hydrocarbons 
(Manchester City Council, 2001). 

 Agricultural material (pesticides, herbicides, slurry contaminants) and 
unauthorised tipping of waste. Former tipping areas can be prone to gassing and 
mobilisation of leachates, and early tips within the city were not engineered or as 
carefully controlled as licensed landfill sites are today (Salford City Council, 
2005).  

Other examples of potential contamination sources include bleach and dye works 
(Pendleton and Greengate), breweries and associated chemical spillages (Chapel 
Street), in addition to engineering works and metal works in Broughton. 

As stated above, a common problem across Manchester and Salford is that many 
tips were not carefully controlled (Salford City Council, 2001), and there is uncertainty 
as to what developers are potentially going to be faced with. At present, both local 
authorities are trying to construct a reliable record of the extent of contamination 
across their boundaries, principally through site prioritisation based on potential 
sources, pathways and receptors. 

To alleviate developer uncertainty, both local authorities are using relevant inspection 
strategies, as required under Part IIA of the Contaminated Land (England) 
Regulations, for the identification of contaminated sites. According to the Inspection 
Strategy (Manchester City Council, 2001), there is a process of identification and 
prioritisation.  

The main stages were: 
 A desk study, based on historical mapping, to identify possible sources of ground 

contamination. 

 Prioritisation based on other Council initiatives. For example, land within 
redevelopment areas, land for disposal by Manchester Housing and through the 
sale of any Council-owned land.  
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 Ultimately, prioritisation is based on the severity of sources, pathways and 
receptors identified. 

The severity of the problem is fully appreciated by these local authorities and for the 
most urgent cases immediate action will be taken as required under Part IIA. It was 
also identified that there would be some complexities concerning actioning the 
remediation of contaminated land. In particular, Manchester City Council have 
identified the following issues: 
 The resources available within the Council to manage the action. 

 The resources available (private or public) to carry out the necessary work. 

 The complexity of the liabilities involved. 

 The level of cooperation from those parties who bear some liability for the 
problem. 

 The extent to which legal action is required. 

In summary, the area’s industrial heritage has brought a legacy of contamination, as 
well as derelict land and buildings. Whilst there is evidence and examples of 
successes in regenerating these areas, there remain large areas of vacant and 
derelict land. Despite this, the local authorities are working together across 
Manchester and Salford to make future development land available, and these 
working partnerships are seen as important steps in enhancing land values and the 
image and competitiveness of Manchester and Salford.  

3.5.2 Brownfield land 
Alongside tackling housing and social issues is the management of Manchester’s 
industrial past and the remediation of contaminated land. Manchester has the 
greatest proportion of vacant brownfield land across Greater Manchester, with 157 
ha. Combined with Salford’s 69 ha, these two areas represent 38 per cent of all 
vacant PDL in Greater Manchester. Furthermore, only 24 per cent of Manchester’s 
PDL and 11 per cent of Salford’s PDL have been set aside for residential use. 

In 2003 there were 323 brownfield sites across Manchester totalling 551 ha. In 
Salford the equivalent figures were 396 ha over 158 sites. This gives an estimate of 
the average size of brownfield sites across both Manchester and Salford as 1.97 ha. 
Historical trends (shown in Figure 3.18) suggest that the PDL stock has remained 
relatively stable with only slight fluctuations over time.  
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Figure 3.18 Manchester and Salford: PDL stock (Source: NLUD, 2004a) 
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Figure 3.19 shows that jointly Manchester and Salford both suffer from a moderate to 
large proportion of derelict land and buildings (41 per cent). The latest figures from 
our NLUD analysis show that derelict land and buildings account for 65 per cent of 
Salford brownfield. Vacant land, at 24 per cent, was the second largest component of 
PDL in Manchester and Salford. Some 20 per cent of brownfield land in these areas 
is currently in use or has planning allocation or permission. Perhaps of greater 
concern, land that has been redeveloped or is under construction accounts for only 
10 per cent, indicating the potential for utilising larger proportions of PDL for 
residential or mixed-use development.  

Figure 3.19 Manchester and Salford: derelict and vacant PDL (Source: NLUD 
2004a)  
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Figure 3.20 Manchester and Salford: PDL by proposed use, 2003 (Source: 
NLUD, 2004a) 
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There is evidence that there has been a time delay in the allocation of PDL land for 
redevelopment across Manchester and Salford. Figure 3.20 shows that moderate 
proportions of brownfield stock have yet to be allocated a specific land use. The data 
shows this figure to be around 25 per cent. The greatest proportion of PDL, 34 per 
cent, has been allocated to employment, and 19 per cent has been assigned to 
residential projects. 

Figure 3.21 Manchester and Salford: PDL by ownership (Source: NLUD, 2004a) 

 

0%

20%

40%

60%

80%

100%

Derelict land
and buildings

Previously
developed
land now
vacant

Land or bldgs
in AP or with

PP

Land or
buildings
which has

been
redeveloped
or is under

construction

Vacant
buildings

Don't Know Local Authority Other Public Private

 

 86



The role of the UK development industry in brownfield regeneration: Stage 2, Volume 2 

The ownership of PDL stock in Manchester and Salford is predominately under the 
private sector, with 59 per cent of land being held by this group (Figure 3.21). The 
local authority holds 31 per cent and 5 per cent is owned by other public bodies. The 
ownership of a small proportion of land (4 per cent) is currently unknown, and this is 
of concern, as it may hinder progress towards tackling persistent vacant and derelict 
sites.  

To summarise PDL sites across Manchester and Salford: those that have been 
vacant or derelict in the past 5 years were identified (see Appendix 4). In total, 59 
sites were identified in Manchester and 34 sites in Salford. The size of these sites 
ranged from 0.25 to 4.96 ha, recording a mean size of 1.03 ha. This data illustrates 
the principal problem Manchester and Salford face in regenerating these small-scale 
sites: and it comes back to the issue of multiple ownership of small parcels of land 
scattered across this administrative area. The scale of these potential development 
sites is also likely to be a reason for their remaining derelict in the medium term. 

3.5.3 The housing market in Manchester and Salford 
This section will examine a number of sources related to residential property prices in 
order to gain a detailed overview of current market conditions. Figure 3.22 shows the 
trend in mean residential prices over the last ten years.  

Figure 3.22 Historic residential property prices in Manchester and Salford 
(source: Proviser Property Index, 2005) 
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Although Manchester outperforms Salford, in recent years a slowly increasing 
demand in Salford has seen this disparity reduce. Table 3.8 shows a more detailed 
breakdown of market values associated to housing tenure.  

Table 3.8 Recent trends (2000–2005) in residential market values in Manchester 
and Salford 

 Detached Semi-detached Terraced Flats Overall 

Manchester      

2000 149,635 68,984 38,370 92,104 63,710 

2001 124,683 74,412 46,240 106,480 70,898 

2002 194,578 96,058 52,457 119,293 88,735 

2003 212,429 118,776 63,244 139,455 108,178 

2004 253,122 130,621 77,137 142,151 117,008 

2005 (Q1) 202,460 133,895 74,566 137,560 110,010 

Salford      

2000 142,857 60,585 38,336 53,667 60,519 

2001 119,846 67,747 37,460 56,030 58,572 

2002 161,813 89,250 46,953 95,272 79,481 

2003 184,540 101,885 61,851 110,374 97,196 

2004 248,868 122,601 79,967 130,315 118,655 

2005 (Q1) 258,051 128,997 72,340 144,611 114,676 

Each annual value is taken from the final quarter (Q4), except 2005 that uses Q1 

(Source: Land Registry, 2005).  

 

Over recent years residential property values in Manchester and Salford have been 
in line with one another, with Manchester achieving slightly higher sale prices. 
However, maybe as a consequence of increased local government attention, 
residential property in Salford has seen values rise and in 2004 the mean market 
prices began to outperform those of Manchester. As shown in Table 4.2, this price 
differential is associated with the sale prices obtained for detached properties in 
Salford; these values were on average £56,000 higher than those in Manchester.   

3.5.4 Residential development in the Manchester City Region 
Nowadays, Manchester is a thriving area of the North West, having recently reversed 
the historic outward trend in its city centre population50. Once a transit centre for in-
migrants, it is now a growing area for the young professional’s city centre culture, 
shown by the fact that 38.7 per cent of Manchester’s residents are aged 24 and 
under (31.1 per cent for England). According to a recent Greater Manchester 
research publication in 200251, more than 2,000 apartments were under construction 
in the city centre, with planned approvals for a further 4,300 units. Continued 
improvements to inner-city transport links, such as the MetroLink, are expected to 
sustain this trend in city living over the coming years. The redevelopment of 
Manchester’s city centre as a consequence of the 1996 IRA bomb will also have 
helped facilitate these trends.  
                                                 
50 Research has shown that an estimated 20,000 people will live in the city by 2005, 
compared to just 1,000 in 1990 (Manchester City Council, 2004 – www.manchester.gov.uk) 
51 http://www.manchester2002-uk.com/facts2.html 
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Despite the success of the city centre, there are areas of great contrast across many 
of its wards. According to Manchester City Council, 27 out of 33 wards in 
Manchester52 are classified within the 107 most deprived wards in England and 
Wales. These areas suffer from the following issues: 
 High levels of unemployment and poverty (35% Manchester and 28.9% Salford 

long-term unemployed);  

 Low levels of skills and educational attainment (25% no qualifications); 

 Poor housing and environmental conditions. 

3.5.5 Housing market weaknesses 
Manchester 

Manchester’s principal housing problem is the shortage of high quality homes and 
high dereliction in the city centre. This is seen as a consequence of the high number 
of commuters who work within its city centre but choose to live in the more 
prosperous outskirts of Manchester. According to Mumford and Power (2002)53 more 
than 250,000 city centre workers live outside Manchester’s administrative boundary, 
and it is on the fringes of wider conurbations that higher value homes are 
concentrated.  

 

‘Higher value properties are concentrated on the fringes of the wider conurbations 
rather than city itself…. We don’t have enough high quality homes to encourage 
people who benefited from Manchester’s economic upturn to stay in the city, or 
attract and retain new residents’.  

Cited in Mumford and Power, 2002. 

 

Another fundamental problem Manchester faces is the lack of high-quality large 
family units; this is more apparent in the city boundaries (Mumford and Power, 2002). 
It has been reported that most of Manchester’s city centre residents are single and 
less than 40 years old, with 70 per cent of this group living in single person 
households (Booth, 200554). Therefore there seems to be great demand for smaller 
city centre dwellings. The problem occurs when this group accumulate families and 
the inner city areas cannot offer suitable accommodation to retain the population as it 
ages. The emphasis should be on constructing homes in the city centre.  

Figures 3.23 to 3.25 summarise Manchester’s housing stock. Figure 3.23 illustrates 
the lack of diversity in the housing stock, with only 4.3 per cent of residential units 
being detached properties. There is a disproportionate amount of terraced homes in 
comparison, with a predominance of pre-1919 terraced housing.  

A key objective for Manchester is to raise the Council Tax bandings of dwellings and 
to offer existing residents an increased number of ‘desirable’ homes to retain the, 
population and attract a new inward migration. However, the majority of property is 
low value with almost 70 per cent of the housing stock being under £40,000, as 
shown in Figure 3.24.  

There is a low proportion of owner occupation. In 2001 approximately 60 per cent of 
property was rented (see Figure 3.25). The data can be broken down into the 
following ownerships: the Council (29 per cent), housing associations (11 per cent) 
                                                 
52 http://www.manchester.gov.uk/regen/statement/partn.htm 
53 Mumford and Power (2002) Boom or Abandonment: Resolving Housing Conflicts in Cities 
54 Booth (2005) ‘The Northern Marsh of New Urbanists’, The Guardian 
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and other private landlords (15 per cent). A key objective for Manchester City Council 
is therefore to raise the level of owner occupation in Manchester, and this supports 
the recent drive by central government to ‘put another one million people on the 
housing ladder by 2010’ (EGi, 2005). 

 

Figure 3.23 Manchester’s housing stock (Source: Census, 2001) 
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Figure 3.24 Manchester: Council Tax bandings (Source: Census 2001)  
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Valuation Band Open market value at 1st April 1991 

A Not more than £40,000 
B £40,001 to £52,000 
C £52,001 to £68,000 
D £68,001 to £88,000 
E £88,001 to £120,000 
F £120,001 to £160,000 
G £160,000 to £320,000 
H More than £320,000 

Source: Manchester City Council55  

 

                                                 
55 http://www.manchester.gov.uk/counciltax/valuation.htm. 
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Figure 3.25 Manchester: property ownership (Source: Census 2001) 
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The housing market across Manchester and central Salford is disjointed and the 
quality of the housing stock is uneven in its distribution. For example, the city centre 
and areas in South Manchester, such as Chorlton and Didsbury, have seen house 
prices rise rapidly in recent years, fuelled by increased demand for city living in the 
1990s (Manchester City Council, 2004). According to a recent HBOS publication 
(HBOS, 2005), inner city investment in Manchester has increased property prices by 
25 per cent. Major regeneration projects such as that at Hulme have also had a 
positive feedback into the local property market and have assisted the growth of 
property investments in surrounding areas. The successful housing regeneration 
programme in the early 1990s (City Challenge) has now fed into the buoyant property 
market of Chorlton and areas just outside the city centre.  

In contrast, North and East Manchester have failing housing markets as a result of an 
oversupply and the lack of demand for pre-1919 terraced homes. In recent years, the 
latter has meant property values have fallen and the rate of abandonment has 
increased, with negative equity being a real cause for concern. Market failure has 
subsequently forced residents out, and, for those who could not relocate, social 
exclusion has been a key issue. The lack of quality homes and uniformity in the 
housing stock, plus social problems of high crime and unemployment, are seen as 
threatening the drive towards delivering sustainable communities within these areas.  
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Salford 

 

Key Facts and Figures56 

Area  37 sq. miles (9,583 ha) 

Population  224,300 

Total Housing Stock  c.110,000 (94,238 in 2001) 

Property prices  £44,240 (terrace) – £142, 331 (detached) 

 

Areas of failing housing markets:  

Seedley and Langworthy, Charlestown, Kersal, Higher and Lower Broughton, 
Weaste. 

 

Examples of market failure: 

Negative equity, crime and its fear and perception, limited access to transport. Flats 
(in tower blocks) are proving unpopular and have created an increase in vacancy 
rates across some parts (Salford City Council, 2001b).   

 

Regeneration areas: 

Langworthy and parts of Broughton have been identified as key regeneration areas.  

 

Similarly, Salford’s housing market is dominated by older terraced properties and 
approximately one-fifth of the housing stock was built prior to 1914 (Salford City 
Council, 2001b). Key regeneration areas include Seedley and Langworthy, 
Chalestown, Broughton and Eccles, and the Unitary Development Plan (2003) 
estimates the requirement of an additional 13,266 dwellings up to 2016. 

Between 2004 and 2005 Salford City Council spent £21m on private housing, and 
this is part of the £65m that will be invested in Salford’s private stock (Salford City 
Council, 2003). Additional funding from sources such as the Single Regeneration 
Budget, New Deals for Communities, North West Development Agency, European 
Regional Development Fund and the Housing Market Renewal will total £15.5m at 
the year-end.  

Salford City Council (SCC) has reported the housing stock to be of ‘low-value and 
poor quality’ (SCC, 2003) and this is supported by Figure 3.26 which shows that 
almost 60 per cent of residential units are under £40,000. As with Manchester, owner 
occupation is also low at 55.5 per cent (compared with 68.7 per cent for the North 
West and 68.2 per cent in England). Furthermore, vacancy rates have increased 
dramatically and areas such as Seedley and Langworthy have seen this figure rise to 
more than 50 per cent. A summary of property ownership for Salford is shown in 
Figure 3.27. 
 
 
 

 93

                                                 
56 Improving Homes in Salford Private Sector Housing Strategy 2003. 



The role of the UK development industry in brownfield regeneration: Stage 2, Volume 2 

Figure 3.26 Salford: council tax bandings (Source: Census, 2001) 
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Figure 3.27 Salford: property ownership (Source: Census, 2001) 
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Severe negative equity in combination with a high level of anti-social behaviour and 
an unregulated private rental sector (Salford City Council, 2003) has created mass 
decline in some areas across Salford. 6.7 per cent of private sector housing stock is 
deemed ‘unfit’ (Salford City Council, 2003). Salford City Council have estimated that 
£1.5 billion is required to restore housing standards to ‘decent’, and this will be solely 
spent on physical appearance. Therefore, one can clearly appreciate the need for 
demolition in some of the worse affected areas, and this issue will be discussed in 
more detail later.  
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3.5.6 Local Development Plan (UDP) 
To tackle these housing problems, Manchester City Council is promoting 
partnerships in regeneration and is seeking to create cohesive stakeholder 
relationships. The principal aim is to improve both the private and public housing 
stock. A strong focus in Manchester and Salford is the involvement of local 
communities through public consultation. The Housing Strategy has four key themes: 
 Quality and choice in the housing market; 

 Creating sustainable communities; 

 Reducing inequality; and 

 Delivering modern and accessible services. 

The latest Unitary Development Plan (1996) for Manchester identifies three major 
urban renewal areas. These are: 
 Hulme: City Challenge Programme focused on housing renewal (2000 new 

homes). 

 Eastlands: Major redevelopment area in East Manchester (former gasworks) 
with emphasis on the commercial, hi-tech and industrial sectors.  

 Monsall: Regeneration of Monsall Estate. The emphasis is on mixed use and 
improving open space and increasing the diversity of housing available. 

According to Salford’s UDP, regeneration initiatives in Central Salford are stimulated 
by the following: 
 Varied and popular housing stock.  

 Established employment base.  

 Attractive buildings and civic atmosphere.  

 Availability of development sites.  

 Chapel Street’s gateway nature.  

 Access to further education facilities (skills development). 

Residential development in the city centre has been a strong impetus to improving 
the housing stock across the regional centre. Previous regeneration projects, such as 
those at Hulme, have created a solid foundation for new residential development in 
its vicinity and have stimulated projects in the Northern Quarter and Ancoats. 
However, other parts of Manchester face a wide range of challenges. Table 3.9 
summarises each area in terms of the problems, potential and regeneration initiatives 
taking place.  
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 Table 3.9 Regeneration initiatives across Manchester 

Area    Problem Potential Regeneration initiatives

East 
Manchester

Multiple deprivation 

Neighbourhood dysfunction 

Ex-industrial open space 

High unemployment 

High crime & fear of crime 

Poor health & education 

Poor quality housing stock 

Lack of demand and high 
vacancy 

Land supply constrained by 
density and multiplicity of 
ownership 

Numerous unused or under-
used buildings of historic interest 
(lack of investment and 
associated social deprivation) 

High concentration of 
industry and 
employment 

National Pathfinder (New Deal for Communities) in Beswick & 
Openshaw (£51.7m) 

Single Regeneration Budget (Round 5): £25m 

New East Manchester (URC) 

Regeneration framework secured £5.9m (ERDF), generating £200m of 
public/private investment to 2010 

Eastside Regeneration (Ancoats, Northern Quarter, Miles Platting & 
Ashton Canal) £63m. Site consolidation, demolition and refurbishment  

North 
Manchester

High level of unemployment 

High crime 

Derelict land & buildings 

Poor quality and limited choice 
of housing 

Poor health & education 

Potential for 
development with 50 
sites available for 
development (75 ha) 

Strategic employment site (20ha): £7m investment from English 
Partnerships 

Four large private sector residential schemes (>400 homes) 

Cheetham and Broughton 
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South 
Manchester 

Housing stock lacks diversity 

Redundant land 

Few amenities 

Proximity to major 
transport links (M56 
and Manchester 
Airport) 

Source: adapted from www.manchester.gov.uk 

Regeneration in Central Salford will be concentrated around seven sub-a

Sub-area   Regeneration focus

Trinity Programme of refurbishing and renewing the T
improving the adjacent commercial areas. 

Greengate North Redevelopment of vacant land between Trinity
retail commercial purposes. In addition, there 
housing. 

Greengate South Early consideration will be given to the possib
Improvement Area. 

Exchange Promote the redevelopment of Exchange for t

Chapel Wharf Area of predominantly offices and commercial
River Irwell. A key economic area. Initiatives t
schemes of selective site assembly and redev

Middlewood The redevelopment and improvement of the M

Islington Initiatives will focus on commercial improveme
Islington housing estate, improvements to veh

(Summarised from Salford City Council UDP) 
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Wythenshawe Partnership (SRB Round 3 funding) to modernise 
several housing estates (e.g. Willow Park). Alongside, new housing 
developments. Initiatives seek to limit social exclusion. 

reas. A brief description of each ‘local’ initiative is shown below. 

rinity Housing Estate (enhancing residential accommodation) and 

 Way and the River Irwell for a mixture of housing, industry and non-
will be investment in retention and renovation of Local Authority 

le designation of Greengate South as an Industrial and Commercial 

ourism, leisure and offices, and other, related ancillary uses. 

 uses with important frontages to both the A6 (Chapel Street) and the 
o improve transport and environment in order to ‘stimulate further 
elopment’. 

iddlewood area for a range of leisure, business and residential uses. 

nts as well as the comprehensive refurbishment and renewal of the 
icular access and the environment. 

http://www.manchester.gov.uk/
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Manchester and Salford’s overall regeneration framework consists of a number of 
‘localised’ area frameworks. Whilst each of these areas follows guidance set within 
the relevant Unitary Development Plans (UDPs), they also incorporate bespoke 
solutions to various regeneration issues faced within each area. 

Figure 3.28 shows the local framework boundaries and gives reference to the three 
principal residential initiative areas across Manchester and Salford.  

Figure 3.23 Regeneration framework for Manchester and Salford 

 
 

 

North Manchester 

 
 
 
 

Salford URC 
Housing Market Renewal (HMR)
funding is being used to increase
the frequency of land acquisitions
and site assembly and is hoped to
stimulate private sector
investment.  

South Manchester 

East Manchester (NEM) 
An area of Manchester that
encompasses a number of
regeneration initiatives (see Table
4.1). The main objective of NEM is
to link East Manchester to regional
core and making the area benefit
from the city centre’s rapid growth
and relative prosperity. 

‘Regional Core’ 
The regional centre (blue line) is
receiving a high amount of
regeneration interest and is also the
principal focus of Housing Market
Renewal (HMR) funding across
Manchester and Salford.  
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3.5.7 Regeneration in Manchester and Salford 
 

‘Manchester, like Liverpool and many other northern cities, is experiencing a 
renaissance… if you go into Lower Broughton or Cheetham you find some of the 
worst deprivation in the UK. We appear to be doing some good and exciting things, 
but we are a long way from being able to claim that we have achieved sustainable 
development for all communities of the north-west’. 

(Barnes, 2004) 

 

The reason for examining Manchester and Salford as a joint entity is due to a number 
of housing related policies such as the HMR, as well as the strong collaboration 
between both local governments in their drive towards successful regeneration 
projects. Many policies relate to both areas and therefore should be viewed as a 
single regeneration area in this study. The following section examines the main 
regeneration areas across Manchester and Salford. 

3.5.7.1 East Manchester 

There is a strong government focus on East Manchester, and the ODPM’s Making it 
Happen: The Northern Way (2003) summarises the investment and regeneration 
occurring as follows: 
 Community led programme in Beswick and Openshaw is being supported by the 

New Deal for Communities, a 10-year plan with £51.7m worth of investment. 

 SRB57 funding of approximately £32m aimed to reduce the barriers to 
employment and assisting regeneration in Beswick, Openshaw and Clayton. 

 ‘New Islington’ in Manchester. 

 Urban Regeneration Companies (URCs) such as New East Manchester (NEM). 

There has been a distinct mechanism for delivering regeneration in Manchester. 
According to Peck (2002) there is a widespread recognition of the ‘Manchester model 
of regeneration’ and this was initially developed for Hulme’s City Challenge, later 
elaborated for the city’s redevelopment after the bomb damage in 1996 and being 
incorporated into New East Manchester Limited. These initiatives have helped 
improve the area, and reduced crime rates and increasing standards of education are 
helping retain the local population, with residents wishing to move out ‘reduced from 
40% to 26% between 1999 and 2002’. (Manchester City Council, 2004).  

East Manchester extends from the city centre to Tameside boundary (see Figure 
3.29) and has a number of wide-ranging social and housing issues, although the area 
presents a great development opportunity (Manchester City Council, 1995). Over the 
past 40 years, as a consequence of the decline in its traditional industries (heavy 
engineering), the population has reduced by 28 per cent alongside a loss of more 
than 30,000 jobs (63 per cent). There are important distinctions to be made between 
inner and outer East Manchester. Inner areas are characterised by post-war slum 
clearance, and comprehensive redevelopment (e.g. Miles Platting and Beswick) are 
set alongside districts such as Newton Heath, Clayton and Higher Openshaw and 
Abbey Hey, which are likely to remain untouched. Over several years the Council will 
be working closely with central government and private sector to initiate change. It is 

                                                 
57 The Single Regeneration Budget (SRB), which began in 1994, brought together a number 
of programmes from several Government Departments with the aim of simplifying and 
streamlining the assistance available for regeneration (ODPM, 2005). 
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hoped that the creation of high quality green settings and improvements to 
infrastructure will provide a framework within which new investment in industrial, 
commercial and residential development can occur (Manchester City Council, 2005). 

Figure 3.24 Housing renewal and regeneration areas in East Manchester 
(source: New East Manchester, 2001). 

 

 
 

Key Statistics for East Manchester : 
 92% of properties are in Council Tax Band A 

 Level of home ownership is 38% 

 52% of homes are terraced, the highest amongst the HMR and twice the national 
average 

 

East Manchester has been allocated 25 per cent of the HMR funding (2003–2006), 
totalling £31.4m. Funding from other sources adds a further £40.5m to market 
renewal. New Islington and residential redevelopments in Beswick are examples of 
regeneration initiatives currently operating in the area. In addition, site remediation 
(by Lovell and Gleeson) has taken place in Openshaw, Beswick and Clayton.  

‘New East Manchester’ defined an innovative regeneration framework that has set 
out a number of long-term proposals. The objectives set out in the 2001 plan include: 
 12,500 new homes (plus the refurbishment and improvement of 7,000 existing 

homes); 

 The provision of 300m2 of business space; 

 Investments in new infrastructure and the environment; 

 The creation of 8,000 new jobs; and 

 Increase of population to 60,000 (from 30,000) 

A key strategic objective is (New East Manchester, 2001): 
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‘The creation of strong and sustainable demand for existing housing and the creation 
of much greater choice, quality and diversity in the housing market through the 
provision of new homes … the provision of good quality accessible housing which 
meets the current and changing aspirations of current residents and which can attract 
residents who will invest in and live in East Manchester.’ 

Strong emphasis has also been placed on owner occupation. As with other areas 
across Manchester and Salford, this is critical for the localised housing markets to 
function efficiently, and the improvement in the existing stock will assist these 
improvements. The first step to achieving these objectives was stated by New East 
Manchester (New East Manchester, 2001) as ‘reducing the complexities that exist 
due to the number of different agencies active in the housing market’.  

3.5.7.2 North Manchester 

The area has been allocated £23.6m of HMR funding (19 per cent) and, alongside an 
additional £34.3m, the area is set for rapid change in the initial three-year HMR 
period.  

Key statistics for North Manchester: 
 82.9% of properties in Council Band A 

 Home ownership is 43.8% 

 49.5% of housing stock is terraced 

 

Neighbourhoods such as Harpurhey, Lightbowne, Cheetham and Crumpsall are set 
aside for strategic site assemblies. These areas have had or are proposed to have 
extensive demolition works and environmental improvements (HMR Progress Report, 
2004). 

3.5.7.3 South Manchester 

According to the HMR Pathfinder Partnership’s progress report (2003), South 
Manchester comprises 52,000 homes and 114,000 people. The area is receiving 
£12.5m of HMR funding (10 per cent), with an overall proposal of £36.2m investment.  

 

Key statistics for South Manchester: 
 76.7% of properties are in Council Tax band A 

 Home ownership is 34.8% 

 46.3% of housing stock is terraced 

 

Moss Side and Rusholme are central to the work undertaken in the area and will 
involve the demolition of existing homes. The Council aim to build approximately 400 
new homes across South Manchester. Property acquisitions in Levenshulme and 
home improvements in Gorton complete the proposal for regeneration in South 
Manchester.  
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3.5.7.4 Central Salford 

This 2,109 ha area is home to approximately 73,000 people and akin to Manchester, 
Salford suffers from low level housing standards and ownership. 

 

Key facts for Central Salford: 
 41% of housing stock is terraced (UK average = 25.8%) 

 81.8% of properties are Council Tax Band A (3 times UK average) 

 Home Ownership is 36.3% (compared to UK average of 68%) 

 

The lack of diversity in the housing stock is a major problem and this is reflected in 
the high proportion of pre-1919 terraced housing. The emphasis on new 
developments, such as those proposed at Higher and Lower Broughton, aims to 
increase the variety in the housing stock in order to retain those seeking family-sized 
accommodation. The housing market in Salford has been characterised by: 
 Long term vacancy; 

 Low value; and 

 Abandonment. 

 

‘One of Salford’s biggest housing challenges is the result of a combination of 
population decline, decline in demand for rented accommodation, polarisation of 
owner-occupied housing markets and, as a consequence, empty stock.’ 

City of Salford Housing Strategy (2002–2005) 

 

According to the city council, public sector housing requires £1.45bn of investment 
alongside private stock investment of a further £47.1m. It should be noted that there 
are great disparities across Salford’s micro-level housing markets where ‘rates of 
unfitness in the private stock range from 1% in Worsley to 26.9% in Broughton and 
Blackfriars’ (Salford City Council, 2005).  

To tackle these localised housing issues, Salford City Council58 has identified three 
main areas where private sector housing is in decline. These are Broughton, 
Kersal/Charlestown, and Seedley and Langworthy. The Council anticipates that 
£60m worth of investment and £90m for repair costs is required to meet the ‘decent 
homes59‘ deadline of 2010. This represents an annual investment of £16m. 

To facilitate regeneration in the area, central Salford will receive 35 per cent of the 
HMR funding for Manchester and Salford, totalling £43.9m until 2006. According to 
Salford City Council, the first stage of HMR will see the Council concentrate on land 
acquisition and site assembly in order to attract private sector developers. Such 
initiatives will include the renewal of the existing housing stock in order to improve 
the quality of housing and living environment. Council initiatives such as ‘Salford in 
Bloom’ and the alley-gating initiative (a planting scheme in the rows between houses 
to create communal areas for social events amongst local communities) are steps 
                                                 
58 SCC Publication, The Future for Housing in Salford: ‘The City of Salford Housing Strategy 
2002-2005’ 
59 According to the ODPM (2004e) a decent home is defined as: meeting the statutory 
minimum fitness standards, being in reasonable repair, having reasonably modern facilities 
and services, and providing a reasonable degree of thermal comfort. 
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used to complement the improvements made to the housing stock and represent low 
cost improvements. Home-swaps and grants to raise the levels of home ownership in 
Salford are also of paramount importance, and the recent appointment (by the 
ODPM) of Salford’s own URC is aimed to facilitate innovation in the local housing 
market. Furthermore, recent national reforms to compulsory purchase are intended to 
speed up the system and in turn make it more responsive (ODPM, 2004). 

Salford City Council’s regeneration strategy is made up of three broad elements. 
These are: 
 Environmental: Environmental improvements are fundamental to SCC 

regeneration programme. Particular attention has been given to: 

 Major road, rail and canal networks 

 Housing (Trinity, Greengate and Islington Estates) 

 Chapel Street Industrial and Commercial Improvement Area (ICIA). 

 Transport: At present, Central Salford has good national and regional links. 
However, emphasis has been placed on: 

 Improvement to the highway network 

 Improvement to the footpath network 

 Enhancement of existing rail and bus stations and the improvement of road 
and rail corridors. 

 Land use and development: The land use and development strategy is based 
on dividing Central Salford into seven sub-areas (see Table 3.9), due to the need 
to retain a degree of flexibility in dealing with the land use change in Central 
Salford (as in Manchester’s development framework). 

3.5.8 Manchester and Salford: Pathfinder 
 

Manchester and Salford’s Pathfinder area suffers from the highest concentration of 
deprivation nationally, with ‘a quarter of the area within the worst 1% on UK Index of 
Multiple Deprivation’. 

HMR Publication, 2004 

 

Manchester and Salford’s Pathfinder sets out to increase the level of home 
ownership and raise employment as well as tackling deprivation. Core Cities Group60 
working in the North are complementing the HMR and delivering greater prosperity. 
The £125m government regeneration strategy focuses on four key areas around 
Manchester and Salford (Central Salford, and East, North and South Manchester), as 
discussed in the previous section. According to Housing Market Renewal 
Publications (Chairs’ Report, 2005), the approach to market renewal is based on a 
‘clear recognition that the economic health of the city region’ is linked to creating 
stable, high quality housing.  

The Pathfinder, a programme of public and private investment, will bring 1,000 new 
homes, the refurbishment of 13,400 homes, and the clearance of 1,700 homes in 
Manchester and Salford (ODPM, 2004b). Whilst these areas are of great opportunity, 
tackling low demand and the problems of long-term vacancy and housing 

                                                 
60 The Core Cities aim to work in partnership with Government and other key stakeholders to 
promote the role of the cities as the drivers of regional and national economic growth and 
create internationally. 
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abandonment in Manchester and Salford will be a major issue. Parts of Manchester 
also suffer from historical planning problems. As discussed by Mumford and Power 
(2002), some areas have experienced two sets of demolition in the last fifteen years, 
and these communities have been highly stigmatised and suffer from demand 
problems.  

 

Housing was built in the 1990s to replace low demand housing of the 1960/70s 
(which replaced former terraced units). These new houses – although high quality, 
conventionally attractive properties – suffered from the same demand problems. 
Many areas are now boarded up and the estates are being once again considered for 
demolition 

Cited in Mumford and Power (2002) 

 

It is widely appreciated amongst the stakeholders working in the Manchester and 
Salford HMR that the regeneration of the area is about physical linkages and not 
housing conditions (Dwelly, 2003). The emphasis this time is seemingly on making 
communities work and linking regions together, and, for those areas on the city 
fringe, ensuring they are well connected to the city centre and can benefit from its 
prosperity. As Dwelly (2003) states: ‘The focus should not be housing supply and 
conditions, but all the factors that will make people and businesses want to stay in or 
move to the area’. 

The government predicts that housing conditions and markets will significantly 
improve across all Pathfinders by 2010. Major clearance, refurbishment and 
provision of new homes are set to begin in April 2005. The programme at Plymouth 
Grove in Manchester is an example of how local authority housing is being improved 
to meet new standards. The scheme is a combination of demolition and 
refurbishment, and the housing units will be reduced in number in order to increase 
the diversity of the housing. 

The aim of the HMR initiative is to raise the profile of derelict sites and communities 
across the designated areas. Housing stock transfers are seeing renewed investment 
in the worst affected areas and are currently under way across Manchester and 
Salford. Table 3.10 summarises the investment in 2003/04 across the Manchester-
Salford HMR area (HMR Progress Report, 2004). 

Table 3.10 HMR investment in Manchester and Salford (Source: HMR Progress 
Report, 2003/04) 

Indicator Target Actual 
New homes constructed and occupied   
Homes refurbished, repaired or improved 3,522 4,963 
Properties wholly demolished 292 401 
Properties acquired for Pathfinder 542 543 
Homes subject to Pathfinder additional 
management measures designed to 
overcome low demand 

35,510 41,510 

Homes in neighbourhoods subject to 
Pathfinder non-housing land and built 
environment works 

2,925 4,758 

Hectares of land made available for final 
use 

4.2 5.71 
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Whether or not the HMR regeneration scheme is successful, it must be appreciated 
that the Pathfinder in Manchester and Salford is only part of a number of initiatives 
occurring concurrently. A spokesman from Manchester City Council stated: 

‘We have an education action zone, a sports action zone, SRB {funding} and a New 
Deals for Communities Pathfinder … there is a lot here for the pathfinder to build 
upon61.’ 

Our research will examine the HMR Pathfinder in Manchester and Salford and seeks 
to: 
 Understand the importance of the HMR. 

 Give examples of ‘best-practice’. 

 Highlight the benefits and shortcomings of the housing initiative. 

                                                 
61 Cited in Dwelly (2003) Market renewal programme: learning lessons. 
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3.6 The future and conclusions 
In consideration of these regeneration initiatives, Manchester and Salford represent 
an area of great opportunity, as the ‘SWOT’ analysis below highlights.  

 

Manchester City Region: Knowledge Capital (SWOT Analysis) 
Strengths 

Approximately 50 per cent of the North West’s GVA, representing a fast-growing 
economic centre, centred on financial and professional services, media, health and 
biosciences. 

The Manchester city region is seemingly attracting and sustaining major investments 
with a vision to create 100,000 highly skilled jobs over the next 10 years.  

Higher education is a strong impetus for the region, and this is apparent through the 
recent merge of UMIST and University of Manchester. 

Co-operation between Manchester and Salford local authorities, creating better 
development opportunities. 

Weaknesses 

Large proportions and concentrations of unemployment (with a low skills base). 

Housing market failure is currently problematic and is deterring economic inward 
investment.  

Major skills gap – threatening economic and social potential. 

‘Deprived’ communities are peripheral to major transport links and access routes 
across major regeneration project areas (New East Manchester, HMR in 
Manchester/Salford) need improving.  

Opportunities 

Creation of significant development opportunities allocating strategic investors in key 
growth sectors – a provision that would be greatly facilitated by public and private 
partnerships.  

Potential to deliver economic competitiveness. 

Pathfinder initiatives has a great potential to bring social and economic benefit. 

The Manchester City region is leading the economic growth of the North alongside 
the adjacent city region of Leeds. Together they could potentially reduce the 
economic disparity between the North and South that currently exists. 

Key opportunities and continued growth in Southern Gateway, New East Manchester 
and Irwell Corridor. 

Threats 

Government emphasis is still largely on the South East (and the Thames Gateway) 
and such political bias is bound to impede on the region’s development. 

The initial strength of Manchester as a city region may create strong disparities 
between Northern regions. Such an occurrence would harm the Northern Way’s 
strategic vision.  

Summarised from (Harding, 2005; Northern Way Steering Group, 2004; ODPM, 
2004b). 
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The Northern Way has become a key policy document outlining the growth potential 
in Northern England. The guidance set within the Northern Way is working alongside 
that set in the Sustainable Communities Plan, a national framework launched in 
2003. The focus of both national and regional documents has been on increasing the 
provision of affordable homes in areas of high demand and raising the standards of 
homes (adhering to the government’s decent homes agenda) for low demand, 
dysfunctional local housing markets across the North West. A key driving force 
behind this has been the cooperation amongst the three Northern RDAs and the 
establishment of investment priority areas defined through the eight city regions. The 
emphasis on these ‘city regions’ will be central to the regeneration of the North West, 
whose redevelopment is built around long-term sustainability and integration 
amongst key stakeholders.  

The Housing Market Renewal Pathfinder is a major government-funded project that 
seeks to improve the quality of homes as well as revitalise some of the UK’s worst 
performing housing markets. Alongside this scheme, Housing Gap Funding is helping 
developers to regenerate previously non-viable projects, for example those areas 
where the housing market has severely collapsed or is non-existent, through grant 
assistance. However, these initiatives have not been without opposition, with claims 
that the HMR, for example, is causing a severe lack of affordability by speculative 
purchasers at the very least benefiting from CPO payments.  

The ODPM state that land supply in the North West is the greatest constraint on new 
residential development. To assist the redevelopment of the region, housing market 
improvements in the North West will be made through a number of initiatives 
including the four Housing Market Renewal (HMR) Pathfinders as well as related 
policy in the Regional Spatial Strategies (RSS). The principal housing issues in the 
North West are high vacancy, low demand and increased population turnovers. Like 
the North West in general, Manchester and Salford suffer many housing problems 
that are exacerbated by low sale values, negative equity and, in severe cases such 
as Langworthy, neighbourhood abandonment. 

In addition to this, contaminated land and high proportions of vacant and derelict land 
are creating complexities. For instance, the North West has the greatest incidence of 
long-term vacancy in England, accounting for more than 25 per cent (4,321 ha) of all 
UK registered ‘hardcore’ sites. Key constraints on redevelopment are often existing 
ground conditions (subsidence as well as contamination) and a lack of amenities and 
services in close proximity. To tackle this issue, the central theme of regeneration 
across the North West appears to be the improvement of housing and transport 
infrastructure. 

Whilst a wide range of stakeholders, including local authorities, developers, 
remediation engineers, architects and regional development agencies, are 
implementing these regeneration schemes, this contextual report suggests that there 
is a greater need for government initiatives and entrepreneurial risk-taking to act as a 
catalyst for regeneration. Further complexities are apparent in Manchester and 
Salford, for example, in the existence of multiple land ownership of small-scale plots 
(less than or equal to one hectare), and this may be restricting large-scale residential 
redevelopment. Across this administrative area, only 19 per cent of the PDL has 
been set aside for housing use, and this figure could perhaps be increased given the 
significant proportion of land (at least 25 per cent) that remains vacant or derelict.  

Manchester and Salford have both received an increased amount of government and 
media attention as a consequence of the Northern Way and Sustainable 
Communities agenda. According to the 2001 Census information, Manchester is the 
second most deprived ward in the UK, highlighting the challenges it faces in 
regenerating its social, economic and environmental fabric. Inner city developments 
are of great interest when examining urban regeneration, and the most recent 
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analysis of NLUD contained within this report shows the immense potential 
Manchester and Salford have in utilising their vacant and derelict land. 

For this reason, this report is to examine several large-scale inner city regeneration 
projects whose findings can be fed into other brownfield research with a holistic view 
to establish guidance that can be used by the development industry and other 
property professionals to assist in the unlocking of any underutilised previously 
developed sites. A key to the success of many regeneration projects is ensuring that 
these new communities are well connected to the city centre and important 
infrastructure such as schools, hospitals and other local amenities. Our case study 
sites will examine the importance of the provision of such infrastructure, and also 
highlight particular challenges and risks faced by the developers and other principal 
stakeholders.  

The three case study sites that have been chosen are: 
 Higher Broughton, Salford. 

 New Islington, Manchester. 

 Hulme, Manchester. 

In summary, our research seeks to: 
 Establish whether lessons from the past are being incorporated into current and 

future projects. Have the issues faced by developers and other stakeholders 
altered? 

 Evaluate the relationship between the relevant stakeholders and ask how 
efficiently this relationship is operating, and, perhaps more importantly, in what 
ways it can be improved. 

 Evaluate the role of various housebuilders. 

Other research questions include: 
 What are the main issues your company has faced in developing brownfield land 

in Manchester and Salford? 

 To what extent is contamination an issue in the locality? 

 What are the key issues you face in relation to housing density on brownfield land 
in Manchester and Salford? 

 What are the main reasons for the continuing derelict brownfield land/sites across 
Greater Manchester? 

 What is the relationship of the various stakeholders involved in regeneration 
projects? 

 What have been the main barriers in the development process? 

 Sustainability: to what extent do projects working in partnership with public bodies 
deliver sustainable communities? 
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Appendices 

Appendix 1 Roles of stakeholders in Thames Gateway 
  

Group Stakeholder Role in TGSP 

Government 
department 

ODPM Leading the partnership, working across 
Government ‘to ensure that the forward plans of 
relevant departments and service providers fully 
reflect increased household numbers in the 
Gateway growth areas’ 62. 

 Department of 
Trade & Industry 

Setting up the Sustainable Buildings Task Force 
(with ODPM and DEFRA), developing a code to 
establish sustainable buildings and taking it 
forward in schemes in the Gateway. 
Leading the regional development agencies; 
agreeing their delivery targets, authorising 
procurement, etc. 

 DEFRA Setting up Government’s vision for a network of 
functional green space in the Gateway, with 
ODPM jointly published Creating Sustainable 
Communities: Greening the Gateway 
Flooding defence in the Gateway. 

 Department of 
Health 

Providing new funding package for the 
Gateway’s growth areas.  
Providing LIFT programmes in the Gateway to 
deliver more health services. 

 Department of 
Transport 

Assessing the development impact within the 
Gateway and the transport schemes put forward 
by TGSP. 
Funding major transport schemes in the 
Gateway. 

 Department of 
Education & Skills 

Introducing basic need mechanism where local 
authorities can apply for additional capital 
support to meet exceptional circumstances. 
Forming a knowledge transfer infrastructure to 
support business opportunities and employment 
growth in the Gateway. 
Identifying five key business sectors important 
for the Gateway’s economic growth, where 
intervention in skill training would bring added 
value. 

Non-
departmental 
public bodies 

Environment 
Agency 

Statutory consultee for proposed development, 
providing guidance for contaminated land 
strategy and development in area with high risk 
of flooding. 

 English 
Partnership 

Assembling brownfield land and other publicly 
owned land for sustainable development use. 

 Housing 
Corporation 

Investing in affordable housing through housing 
associations, working together with the English 
Partnership in developing more sites for 
affordable housing.  

                                                 
62 ‘Investment Across Government’ (ODPM website) 
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Group Stakeholder Role in TGSP 

 Thames Gateway 
NHS Trust 

Provision of community and mental health 
service in the Gateway. 

 British Waterways Partnership with local authority and business 
operators in regenerating waterfronts. 

 English Heritage Conducting a study on historical landscape, built 
heritage and buried archaeological sites and 
providing advice on best use of the Gateway’s 
historic environment assets. 

 Transport for 
London 

Proposing integrated transport strategy to 
improve infrastructure of East London including 
three new river crossings.  

Regional 
arrangements 

Government 
offices for the 
regions: 
SEERA 
EERA 
GLA 

Producing regional planning guidance, 
managing regional and local relationships, 
producing joint inter-regional planning statement 
for the Gateway. 

 Development 
agencies: 
SEEDA 
EEDA 
LDA 

Taking a strategic role in maximising the 
strategic drivers of economic development in 
the region. 

Gateway 
partnership 

TGKP 
TGSE 
TGLP 

Coordinating, monitoring, and promoting 
regeneration in the region.  

Local 
governance 

Local authorities Undertaking governance role in the local 
regeneration schemes, responsible for small-
scale developments 

 Urban 
Development 
Corporation: 
Thurrock UDC 
East London UDC 
 

Producing and owning regeneration framework 
of the areas. Helping deliver urban renewal, 
carrying necessary changes and maximising 
private investments in specific areas. Monitoring 
overall progress. 
Taking planning powers for large, strategic 
developments. 

Taken from: various sources 
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Appendix 2 Annual Survey of Hours and Earnings 

 

 

 Loc
 Ci
 Bar

 
Bex
G
 Hac

 Ha

 Ne

 Re

 W
 Sout

 
T
M
 Bas

 C

 Da

 G

 T
 Eas

 LSout
 Engla

al Authority 1998 2004
 Growth 

(%) 1998 2004

ty of London £716 £1,011 41% 322           211            
king & Dagenham £391 £510 31% 43             40              
ley £330 £320 -3% 48             63              

reenwich £335 £436 30% 43             41              
kney £515 £542 5% 68             44              

vering £249 £315 27% 88             80              
Lewisham £335 £436 30% 46             46              

wham £362 £482 33% 48             47              
dbridge £312 £412 32% 54             41              

Tower Hamlets £525 £852 62% 118           155            
altham Forrest £325 £389 20% 39             29              

hend on Sea £294 £349 19% 46             53              
hurrock £360 £385 7% 33             42              
edway Towns £315 £379 20% 68             69              

ildon £368 £462 25% 58             64              
astle Point £292 £319 9% 11             10              

Rochford £299 £347 16% 17             14              
rtford £334 £415 24% 32             34              

ravesham £295 £390 32% 24             19              
Swale £316 £380 20% 33             47              

hames Gateway £363 £457 26% 1,239        1,149        
t of England £320 £410 28% 1,836        1,943

ondon £450 £590 31% 3,018        3,074
h East of England £346 £443 28% 2,773        2,914
nd £334 £427 28% 17,839      18,364

 Average gross weekly pay            
(all employee jobs)  

 Number of jobs 
(thousands) 

Taken from: Office of National Statistics 
(www.statistics.gov.uk/downloads/theme_labour) 
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Appendix 3 The London Borough of Barking and Dagenham 

Ward Map of the London Borough of Barking and Dagenham 

Note: figures 1 to 6 refer to the community forums in the borough 
Source: LBBD website www.barking-dagenham.gov.uk 
 
The past and present industrial types in Barking and Dagenham 

Large industries Medium/small industries 

• Motor manufacturing 
• Old and new power stations 
• Pharmaceutical manufacturing 
• Paint manufacturing 
• Road stone coating 
• Asbestos manufacturing 
• Ship building 
• Dockside and rail-side handling 
• Gravel extraction and waste disposal including 

landfill 
• Oil storage, mixing and blending 
• Chemical works 
• Gas works 
• Lead battery works 
• Radioactive materials processing and disposal 
• Tanning and leatherworks 

• Paint spraying 
• Car repairs 
• Drum cleaning operations 
• Dairy premises 
• Industrial laundries 
• Small brewery companies 
• Anodising industries 
• Metal works including scrap metal 
• Print works 
• Waste transfer stations 
• Edible oil tank farms 

Source: taken from the Contaminated Land Strategy report (LBBD 2001) 
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Main strategic policies driving brownfield regeneration and addressing main problems 
in the borough (LBBD Unitary Development Plan) 

Subject Objectives Strategic Policies (SPs)* 

Housing Provision of land for 
housing 

‘The Council will seek to ensure the adequate 
supply of land for housing to enable the provision of 
at least 9,000 additional dwellings in the borough 
between 1997-2001’ (SP-A) 

 Provision of affordable 
homes 

‘The Council will consider how to ensure that 
supply meet real needs, given the problems 
associated with low cost housing and the inability of 
the housing market to provide access to 
accommodation for lower income groups’ (SP-B) 

 Barking Reach as the 
area of regeneration 

‘Barking Reach will be comprehensively developed 
primarily for residential development up to 6,000 
dwellings and employment uses’ (SP-D) 

Employment Increasing employment 
rate 

‘Measures will be taken to protect existing 
employment uses and encourage investment in 
new uses in order to secure a range of job 
opportunities for local people and to contribute to 
London’s employment needs’ (SP-E) 

Green belt Protection of greenfield/ 
utilising more brownfield 

‘The open character of the green belt will be 
protected and inappropriate development refused’ 
(SP-I) 

Environmental 
protection 

Avoiding market 
dereliction 

‘The Council will seek to prevent land becoming 
derelict, to avoid the contamination of land, noise 
pollution, water and air pollution and to encourage 
recycling’ (SP-L) 

Open area Protection of greenfield/ 
utilising more brownfield 

‘Area of metropolitan open land as shown on the 
proposal UDP map will be protected and 
inappropriate development refused’ (SP-O) 
‘Areas of urban open space, as shown on the 
proposal map, will be protected and inappropriate 
development refused’ (SP-P) 

Community 
facilities 

Tackling social 
deprivation 

‘The Council will encourage and identify, in co-
operation with voluntary groups and other 
agencies, the development of community facilities 
and services which meet the needs of the 
borough’s population especially for disadvantaged 
groups and in areas of social needs’ (SP-T) 
‘Measures will be taken in conjunction with 
appropriate agencies to facilitate the provision of 
necessary educational and health facilities to meet 
the needs of the borough’s residents’ (SP-U) 

Transportation 
and 
movement 

Improvement of 
transport network to 
support regeneration 

‘The Council will support measures to restrain 
traffic in London and will seek to retain, extend and 
improve the provision, integration and use of public 
transport system within and through the borough 
with particular attention to the improvement of 
interchange facilities and the accessibility of major 
land uses’ (SP-X) 

Taken from: LBBD UDP, 1996 
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Appendix 4  Manchester and Salford: PDL ‘medium term’ vacant and derelict land (1998-2003) (Source: NLUD, 2004a) 
 

Manchester PDL vacant and derelict 1998-2003 
 

    
     

Description Street Size (ha) Type of medium term dereliction Owner Proposed use 

LANDSCAPED AREA AT JUNCTION OF GRIMSHAW LANE AND OLDHAM ROAD 2.83Previously developed land now vacant Local Authority None 

LANDSCAPED AREA AT JUNCTION OF TEN ACRES LANE AND OLDHAM ROAD 1.21Previously developed land now vacant Local Authority None 

VACANT LAND AT VICKERS STREET 1.06Previously developed land now vacant Local Authority Employment 

SHARSTON GREEN ALTRINCHAM ROAD 2.05Previously developed land now vacant Private Employment 

LANDSCAPED AREA AT JUNCTION OF ASHTON NEW RD AND ECCLESHALL STREET 1.6Previously developed land now vacant Local Authority None 

VACANT LAND AT HULME HALL LANE 2.5Previously developed land now vacant Local Authority Employment 

SITE AT OLD BIRLEY STREET AND BONSALL STREET 1Previously developed land now vacant  

  

  

 

  

  

 

Local Authority Mixed 

BESSEMER STREET DEPOT BESSEMER STREET 4.96Vacant buildings Private Employment 

NORTH MANCHESTER UPPER SCHOOL MOSTON LANE 1.6Previously developed land now vacant Local Authority None 

ARDWICK EAST GOODS DEPOT ASHTON OLD ROAD 2.04Previously developed land now vacant Local Authority Employment 

LANDSCAPED AREA AT JUNCTION OF LEES STREET AND ASHTON OLD ROAD 1.19Previously developed land now vacant Local Authority Employment 

VACANT LAND AT JUNCTION OF IRR AND REDGATE LANE 1.82Previously developed land now vacant Private Employment 

VACANT LAND AT PARKHOUSE STREET 3.25Previously developed land now vacant Local Authority Employment 

VACANT LAND AT JUNCTION OF KELLBROOK ROAD AND PARKHOUSE STREET 1.49Previously developed land now vacant Local Authority Employment 

JUNCTION OF IRLAM STREET AND EVAN STREET AND OLDHAM ROAD 0.55Previously developed land now vacant Local Authority Employment 

LAND AT MONSALL STREET 0.56Previously developed land now vacant Local Authority Other 

BELLE VUE AVENUE AND RAILWAY AND KIRKMANSHULME LANE 0.44Previously developed land now vacant Private Employment 

MAY STREET AND MILLWRIGHT STREET 0.65Previously developed land now vacant Local Authority Retail 

JUNCTION OF SAXON STREET AND SANDAL STREET 0.46Previously developed land now vacant Local Authority None 

 CROFT STREET AND CLAYTON LANE 0.51Previously developed land now vacant Private None 

GARRATT WAY AND HYDE ROAD HYDE ROAD 0.25Previously developed land now vacant Private Employment 

LAND AT JUNCTION OF REDBY STREET AND WHITWORTH STREET 0.57Previously developed land now vacant Private Employment 
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SITE AT CONSTABLE STREET AND LEES STREET 0.39Previously developed land now vacant Local Authority None 

LAND AT JUNCTION OF SHAWHEATH CLOSE AND PERCY STREET 0.42Previously developed land now vacant Local Authority Mixed 

SIMON COURT KINGSGATE ROAD 0.25Previously developed land now vacant Local Authority None 

FORMELY 157 TO 181 CLEVELAND ROAD 0.59Previously developed land now vacant Local Authority Open Space 

SITE AT CROSSLEY STREET 0.25Previously developed land now vacant Private None 

SITE AT PIERCY STREET AND CARRUTHERS STREET 0.34Previously developed land now vacant   

  

  

  

  

 

  

  

 

Local Authority None

FORMER TURKEY LANE FLATS LATHBURY ROAD 0.78Previously developed land now vacant Local Authority Housing 

LANDSCAPED AREA AT JUNCTION OF GRIMSHAW LANE AND OLDHAM ROAD 2.83Previously developed land now vacant Local Authority None 

LANDSCAPED AREA AT JUNCTION OF TEN ACRES LANE AND OLDHAM ROAD 1.21Previously developed land now vacant Local Authority None 

VACANT LAND AT VICKERS STREET 1.06Previously developed land now vacant Local Authority Employment 

SHARSTON GREEN ALTRINCHAM ROAD 2.05Previously developed land now vacant Private Employment 

LANDSCAPED AREA AT JUNCTION OF ASHTON NEW RD AND ECCLESHALL STREET 1.6Previously developed land now vacant Local Authority None 

VACANT LAND AT HULME HALL LANE 2.5Previously developed land now vacant Local Authority Employment 

SITE AT OLD BIRLEY STREET AND BONSALL STREET 1Previously developed land now vacant Local Authority Mixed 

BESSEMER STREET DEPOT BESSEMER STREET 4.96Vacant buildings Private Employment 

NORTH MANCHESTER UPPER SCHOOL MOSTON LANE 1.6Previously developed land now vacant Local Authority None 

ARDWICK EAST GOODS DEPOT ASHTON OLD ROAD 2.04Previously developed land now vacant Local Authority Employment 

LANDSCAPED AREA AT JUNCTION OF LEES STREET AND ASHTON OLD ROAD 1.19Previously developed land now vacant Local Authority Employment 

VACANT LAND AT JUNCTION OF IRR AND REDGATE LANE 1.82Previously developed land now vacant Private Employment 

VACANT LAND AT PARKHOUSE STREET 3.25Previously developed land now vacant Local Authority Employment 

VACANT LAND AT JUNCTION OF KELLBROOK ROAD AND PARKHOUSE STREET 1.49Previously developed land now vacant Local Authority Employment 

JUNCTION OF IRLAM STREET AND EVAN STREET AND OLDHAM ROAD 0.55Previously developed land now vacant Local Authority Employment 

LAND AT MONSALL STREET 0.56Previously developed land now vacant Local Authority Other 

BELLE VUE AVENUE AND RAILWAY AND KIRKMANSHULME LANE 0.44Previously developed land now vacant Private Employment 

MAY STREET AND MILLWRIGHT STREET 0.65Previously developed land now vacant Local Authority Retail 

JUNCTION OF SAXON STREET AND SANDAL STREET 0.46Previously developed land now vacant Local Authority None 

 CROFT STREET AND CLAYTON LANE 0.51Previously developed land now vacant Private None 

GARRATT WAY AND HYDE ROAD HYDE ROAD 0.25Previously developed land now vacant Private Employment 

LAND AT JUNCTION OF REDBY STREET AND WHITWORTH STREET 0.57Previously developed land now vacant Private Employment 
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SITE AT CONSTABLE STREET AND LEES STREET 0.39Previously developed land now vacant Local Authority None 

LAND AT JUNCTION OF SHAWHEATH CLOSE AND PERCY STREET 0.42Previously developed land now vacant Local Authority Mixed 

SIMON COURT KINGSGATE ROAD 0.25Previously developed land now vacant Local Authority None 

FORMELY 157 TO 181 CLEVELAND ROAD 0.59Previously developed land now vacant Local Authority Open Space 

SITE AT CROSSLEY STREET 0.25Previously developed land now vacant Private None 

SITE AT PIERCY STREET AND CARRUTHERS STREET 0.34Previously developed land now vacant   

  

    

Local Authority None

FORMER TURKEY LANE FLATS LATHBURY ROAD 0.78Previously developed land now vacant Local Authority Housing 

            

  

Salford PDL vacant and derelict 1998-2003      

Street Size (ha) Type of medium term dereliction Owner Proposed use 

LAND EAST OF BRINELL DRIVE BRINELL DRIVE 0.94Previously developed land now vacant Private Employment 

LAND AT LIVERPOOL ROAD LIVERPOOL ROAD 0.53Previously developed land now vacant 

 

  

 

 

Private Housing 

GLAZEBROOK EXCHANGE SIDINGS NEW MOSS ROAD 1.9Previously developed land now vacant Private None 

LAND EAST OF WOODS ROAD 0.56Previously developed land now vacant Private Employment 

MILL BROW MILL STREET 0.31Previously developed land now vacant Private None 

LAND OFF LESTER ROAD LESTER ROAD 1.1Previously developed land now vacant Local Authority Employment 

VACANT DEPOT BUILDINGS MOUNTAIN STREET 0.39Vacant buildings Private Housing 

VACANT DEPOT AND LAND BRACKLEY STREET 0.47Previously developed land now vacant Private Housing 

LAND OFF SPRINGFIELD LANE SPRINGFIELD LANE 0.88Previously developed land now vacant Local Authority Mixed 

LAND WEST OF LEGH STREET LEGH STREET 0.39Previously developed land now vacant Local Authority None 

LAND OFF GRATRIX AVENUE GRATRIX AVENUE 0.27Previously developed land now vacant Private None 

LAND OFF WEST PARK STREET WEST PARK STREET 0.31Previously developed land now vacant Local Authority None 

LAND TO THE WEST OF ADELPHI STREET ADELPHI STREET 0.52Previously developed land now vacant Private Employment 

SITES AT CONDOR PLACE CONDOR PLACE 1.16Previously developed land now vacant Local Authority None 

LAND OFF ECCLES NEW ROAD ECCLES NEW ROAD 0.69Previously developed land now vacant Local Authority Housing 

LAND OFF LESTER ROAD LESTER ROAD 1.44Previously developed land now vacant Private Employment 

LAND OFF CHORLTON FOLD CHORLTON FOLD 0.62Previously developed land now vacant Private Housing 
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LAND EAST OF BRINELL DRIVE BRINELL DRIVE 0.94Previously developed land now vacant Private Employment 

LAND AT LIVERPOOL ROAD LIVERPOOL ROAD 0.53Previously developed land now vacant 

 

  

 

 

Private Housing 

GLAZEBROOK EXCHANGE SIDINGS NEW MOSS ROAD 1.9Previously developed land now vacant Private None 

LAND EAST OF WOODS ROAD 0.56Previously developed land now vacant Private Employment 

MILL BROW MILL STREET 0.31Previously developed land now vacant Private None 

LAND OFF LESTER ROAD LESTER ROAD 1.1Previously developed land now vacant Local Authority Employment 

VACANT DEPOT BUILDINGS MOUNTAIN STREET 0.39Vacant buildings Private Housing 

VACANT DEPOT AND LAND BRACKLEY STREET 0.47Previously developed land now vacant Private Housing 

LAND OFF SPRINGFIELD LANE SPRINGFIELD LANE 0.88Previously developed land now vacant Local Authority Mixed 

LAND WEST OF LEGH STREET LEGH STREET 0.39Previously developed land now vacant Local Authority None 

LAND OFF GRATRIX AVENUE GRATRIX AVENUE 0.27Previously developed land now vacant Private None 

LAND OFF WEST PARK STREET WEST PARK STREET 0.31Previously developed land now vacant Local Authority None 

LAND TO THE WEST OF ADELPHI STREET ADELPHI STREET 0.52Previously developed land now vacant Private Employment 

SITES AT CONDOR PLACE CONDOR PLACE 1.16Previously developed land now vacant Local Authority None 

LAND OFF ECCLES NEW ROAD ECCLES NEW ROAD 0.69Previously developed land now vacant Local Authority Housing 

LAND OFF LESTER ROAD LESTER ROAD 1.44Previously developed land now vacant Private Employment 

LAND OFF CHORLTON FOLD CHORLTON FOLD 0.62Previously developed land now vacant Private Housing 
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