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Taking and sharing control through  
a dedicated delivery vehicle
The Rise, Newcastle upon Tyne
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367 (of a planned 1,800)

75-89% private, 11-25% affordable rent and shared ownership

Neighbourhood centre, new primary school, community facilities, 
district heat and power system, retaining walls

Newcastle City Council

Local authority rank: 74 
LSOA decile: 1

Original masterplanners Urban Initiatives, phase 1 ID 
Partnership-Northern 

New Tyne West Development Company, a Joint Venture between New-
castle City Council, Keepmoat Homes and Barratt Homes 

2001 clearance of former estate begins; 2007 outline application, 
masterplan and design code approved; 2011 New Tyne West Develop-
ment Company (NTWDC) set up; 2011 refreshed Scotswood Masterplan 
approved; 2018 Phase 1 completed; 2017-2023 applications for Phases 
2 and 3 approved. 
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Figure 1: The Rise, showing The Cascades Linear Park, retaining walls and the varied range of house types

Design vision and leadership

The Rise has had a long gestation period, begin-
ning in 2001 when Newcastle City Council agreed 
to regenerate the area known as Lower Scotswood 
after consultation with the remaining residents of the 
former housing estate.  From that point on, the vision 
was never in doubt with the community campaigning 
for a new affordable neighbourhood to be built with 
modern housing that had views, light, and good-sized 
useable gardens: “chatting to the community, they just 
said, ‘look, we just want good, solid family housing 
that works with the site and brings people back into 
the area’”.  The Council also wanted to avoid a return to 
the mono-tenure of social housing which had been a 

protracted problem in this deprived area and so deter-
mined that the houses would be mainly produced for 
the market with around 20% affordable.  

There was a sense that the new development had to 
signal a complete reboot for Lower Scotswood, with 
the name, The Rise, chosen to mark a break from the 
historical conditions of the past, or, as the Financial 
Times described it, “a phoenix rising from the ashes”.  
To further emphasise this, the houses would not be 
arranged in terraces going up and down the slope, 
as is typical in Newcastle, but would run across the 
slope, facing south to receive the sunlight and benefit 
from views of the River Tyne (Figure 2).  As officers and 
the architects agreed, this was to be a piece of place 
making and not just house building, marking a new 
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neighbourhood for the city and a showcase for what 
could be achieved.  Unfortunately, certain elements 
were also expensive, notably the extent of ground 
works, construction of extensive retaining walls, and 
the delivery of a new district heat and power network.

An initial masterplan and design code prepared by 
Urban Initiatives for the council received outline plan-
ning permission in 2007.  A Scotswood Expo followed 
in 2008 in an attempt to change perceptions of the 
area and generate ideas for new housing designs, but 
while 140 designers submitted design proposals and 
six were selected to showcase their ideas, the 2008 
financial crisis killed off the plans.  Instead, the Coun-
cil decided to pursue a public private partnership and 
requested bids to develop the site. 

BK Scotswood, a Joint Venture between Keepmoat 
Homes and Barratt Homes, working with local 
architects, ID Partnership, won the bid and began to 

prepare more detailed designs based on the 2007 
outline proposals.  The development team utilised 
a phase-by-phase approach that allowed a greater 
flexibility to improve the scheme and learn from each 
phase.  Throughout, the project has been led by the 
council as the project’s instigator and the main mover 
behind the delivery partnership, the New Tyne West 
Development Company (NTWDC).  Originally NTWDC 
began as a partnership between the council and three 
developers, although this quickly reduced to two – 
Keepmoat and Barratt Homes – who constructed 
Phase 1.  Later, after the completion of Phase 1, the 
developer partnership reduced to just Keepmoat who 
are carrying on with delivery of the project.

Planning applications are lodged by NTWDC as the 
master developer on behalf of the house builders, with 
house designs being prepared for the partnership by 
the architects to create a pattern book of approved 
types that, initially, were divided between the two 

Figure 2: Indicative masterplan 2007 (Urban Initiatives)
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Proactive planning 

Newcastle routinely prepares detailed guidance for 
each of their sites to ensure high design quality and 
a level playing field for developers.  Scotswood was 
initially developed according to the 2007 masterplan 
and design code, with a consolidated and updated 
Scotswood Masterplan produced in 2011 setting 
out six design principles, each with detailed design 
parameters akin to the original design code.  In 2017 
this guidance was clarified again, with a design code 
addendum to the planning application focusing on a 
range of issues relating to Phase 2, including its four 
character zones, and associated materials, street and 
boundary treatments (Figure 4).  
 
The 2007 outline consent with its masterplan and 
design code has now expired and in the future 
the development will need to comply with current 
standards, planning policies and legislation relating 
to Biodiversity Net Gain, SUDs, and flood mitiga-
tion.  The Council is keen that this is done while also 
reflecting the spirit of the previous approved scheme.  
They accept that this may impact on the number of 
dwellings that can be delivered given the likely greater 
requirement for open space under Biodiversity Net 
Gain.  The Council feel well able to deal with these 
and other design requirements through their in-house 
team of urban and landscape designers who work 
closely in multi-disciplinary teams to deal with major 
applications such as The Rise, proactively intervening 
rather than just leaving design decision-making solely 
to external parties.

housebuilders to deliver.  The types were based on 
space standards that were around 11% more generous 
than the accepted norms at the time and featuring 
a variety of forms, materials, elevational treatments, 
roofscapes, and sizes.  

Once approved, there was little change to the housing 
types during the construction programme, with Phase 
1 featuring a range of perimeter blocks lined with 
detached, semi-detached and terraced homes.  For 
Phase 2, a more generous spacing of homes is being 
delivered, alongside greater variety and visual interest 
in the project’s facade designs with an evolving pal-
ette of materials and colours.  Because the copyright 
of the housing types lies with NTWDC, Keepmoat 
have taken over the house types previously allocated 
to Barratt Homes, thus helping to preserve the varied 
range of homes. 

A key feature of the site is its topography, sloping 
down to the River Tyne.  This has required a lot of 
groundwork before houses could be built, including 
the construction of the retaining walls that came to be 
known as the ‘great walls of Scotswood’.  The intention 
is that they will gradually blend into the landscape of 
the site (Figure 3).  The topography has also been used 
positively to establish a central park – The Cascades 
Linear Park – that slopes down through the site help-
ing to give structure and identity to the early phases of 
the project.

Figure 3: The retaining walls (left of image) create a striking feature on the site (here at the The Cascades Linear Park), although the land-
scape shown in this and other images have yet to be delivered (ID Partnership-Northern)
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company set up by NTWDC to deal with the mainte-
nance and management of the site.  Residents pay a 
fee for this service. 
 

Affording design quality

As a complex brownfield regeneration site in an 
economically depressed area, The Rise was not viable 
without public investment to clear and prepare the 
site for new development.  In 2010 this began with 
a £20 million Government investment split between 
the Homes and Communities Agency and Bridging 
Newcastle Gateshead Housing Renewal Pathfinder, 
matched with a further £20 million from Newcastle 
City Council to kickstart what was envisaged to be 
a £265 million housing led regeneration project.  In 
2021 a further public investment of £2.9 million was 
made by the North of Tyne Combined Authority to 

The community voice 

Before clearance, the site was characterised by poor 
quality, pre-war social housing that was no longer fit 
for purpose.  Pressure for the development originally 
came from the community, and while there was a 
sense that the early masterplanning, and particularly 
the Scotswood Expo phase, did not fully engage the 
community, since then the architects have sought to 
include community representatives in key planning 
meetings.  This sits alongside the formal process of 
community engagement which has been handled by 
NTWDC on behalf of the council, who have organised 
events and activities at key stages to keep the com-
munity informed.  
 
In the long-term residents will retain a role in manag-
ing the project through oversight of the management 

Figure 4: design code page from the 2017 planning application for Phase 2 relating to street scene 4 (ID Partnership-Northern)
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In addition, a ‘regeneration discount’ equivalent to a 
15% reduction in the selling price – when compared 
against surrounding sites – was applied to deliver 
affordable homes for new families and first time buy-
ers.  Both the costs and discount were focussed on 
breaking the area’s downward spiral by selling the 
homes quickly to economically active families.  As a 
council officer commented: “people are seeing how 
accessible this site is to the city centre.  It's accessible 
to the A1 and has a major cycle route out to the coun-
tryside.  So, the dynamics are changing.  And people 
are seeing the benefit – you can go and live further 
out of town in a smaller house or live closer to the city 
centre in a better quality and bigger standard house”.

The architects confirmed that the market response 
has been very positive and both land values and 
house prices are rising.  There is now further residen-
tial development taking place adjacent to the site by 
Amethyst Homes and Bellway which would have been 
unthinkable prior to The Rise.  It is still too soon to 
judge the impact on design quality in the wider area. 
 
The effect of new planning policies and building regu-
lations on building costs is another challenge going 

prepare the site for Phase 2, coinciding with Barratts 
selling their share in BK Scotswood to Keepmoat.  
Other investments have been made by NTWDC which 
as a 50:50 public private partnership meant that 
Newcastle City Council have had to find 50% of the 
remaining investment (including the land) with 50% 
from BK Scotswood, with the resulting returns split 
accordingly.

NTWDC decides on the mix of tenures for each phase 
of the development depending on past sales, their 
assessment of the market, their overall commitment 
to deliver between 11 and 25% affordable housing 
across the project, and advice from the Council’s 
housing experts.  Achieving design quality was fac-
tored into the economics of the project.  First, through 
an emphasis on high quality placemaking to turn 
perceptions of the area around, and second, through 
high quality homes designed to better space stand-
ards and higher energy performance standards than 
would normally be delivered by volume housebuilders.  
All of this was fixed through the masterplan, design 
code and pattern book of house types, but all had cost 
implications for the project.  

Figure 5: The Rise, aerial view showing Phase 1 complete and Phase 2 starting to be built (bottom left).  The Cascades Linear Park sits at the 
centre of this phase of the project while the neighbourhood centre, when built, will be to the north-west (left) (Google Maps 2024)
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have been coming forward.  However, with the antici-
pated impact of changing national policies, design 
review is likely to be used more extensively to help 
ensure that proposals comply with changing expecta-
tions about placemaking and sustainability. 
 
Discussions with the highways department have often 
proved helpful, for example on introducing north-
south routes through the scheme on such a steeply 
sloping site with the roads oriented east-west and 
with retaining walls throughout.  They have been less 
helpful on their insistence on using tarmac for roads 
and pavements throughout, against the wishes of 
both the architects and the planners who would pre-
fer to have used other paving materials.  The absence 
of trees in large parts of the development is, likewise, 
a consequence of an unwillingness of the Highways 
Authority to adopt them.  This relates to a larger 
problem that the Council’s planners have become 
concerned about through their ongoing monitoring of 
delivery, namely the provision of landscaping which is 
copious in the planning documentation (see Figure 4), 
but in reality, often sparse.  Ongoing discussions with 
NTWDC are focussing on the problem with the plan-
ners aiming to enforce this more stringently from now 
on and to emphasise it for Phase 3. 

Outcomes 

Setting aside the absence of some approved land-
scaping, the dominance in places of the retaining 
walls, and the absence of the neighbourhood centre 
(until Phase 3 has been delivered), perceptions are 
that the project is being delivered to a high standard 
and “is receiving local accolades”.  Reflecting this The 
Rise scored 75% (‘good’) in the design audit, while its 
Heathy Homes scores included a strong performance 
in relation to reducing carbon emissions (by up to 
35%), largely driven by the district heat and power 
system that underpinned its Code for Sustainable 
Homes Level 4 score.  The houses have sold quickly 
and there is continued interest from house buyers. 
The space standards are higher than most new build 
houses in the area, while the attention to detail on the 
house facades, and a commitment to having variety 
in the house types has given Phase 1 a sequence of 
interesting streetscapes.  The setting on the hillside 
is also an advantage with the views across the river, 
and the south facing terraces reinforcing the sense 

forward, notably the need to achieve biodiversity net 
gain which is impacting on the site layout and the 
amount of open space required, increasing costs and 
limiting the developable area within the site on which 
it is possible to get a return.  As a housing officer 
commented: “it really does limit how much developers 
can offer for the land because obviously their hands 
are tied in terms of what they can do with it”.  Other 
new costs include the need for photo voltaic panels 
on later phases for carbon emission reduction, and 
electric vehicle car chargers.  

While all these factors are adding to the costs which 
will need to be factored into the value of the land, they 
are also universal and so represent a new level play-
ing field for all developers.  In Scotswood it is hoped 
that the rising value associated with the location will 
help to balance the costs and support an increasingly 
positive bottom line.  Helping are changes relating 
to the retaining walls which have been rationalised 
to reduce their costs while delivering technical and 
design improvements.  Keepmoat have also changed 
to a timber frame system to speed up the building 
process, although the redesign of the retaining walls, 
the discovery of unforeseen mine workings, and 
council cash flow issues have all delayed progress, 
meaning that the overall progress has been steady 
rather than remarkable.  On the positive side this has 
allowed this new market to build slowly, rather than be 
flooded, with consumers clearly wanting more.
 

The regulatory and delivery journey 

Pre-application work was largely conducted in an 
informal manner, involving all key stakeholders, 
including the planners and the Homes and Communi-
ties Agency to work out all aspects of the scheme prior 
to the planning application being submitted.  As a 
result, when the formal planning process began, key 
parties were already signed up to the vision.  Since 
then, continuity, both in the design team and amongst 
planning personnel has allowed smooth progress to 
be made, with effective communication, processes 
and decision making at council level. 
 
Until now, formal design review of new phases of 
development has not been considered necessary as 
the approved masterplan and design code have been 
providing a firm framework within which proposals 
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of place (Figure 5).  The downside has been the slow 
delivery of the project which has frustrated all con-
cerned but is perhaps inherent in building an entirely 
new market.

Before the development commenced, there was no 
private housing market in the west end of the city.  
Phase 1 turned this around with 74% of purchasers 
being first time buyers, 79% under 40 and 98% in 
employment, thus helping to secure the intended 
objective of attracting economically active families 
back into the area and helping to grow the economy 
of the larger area and reawaken a sense of community 
which is now tangible in the new development.  
Reflecting this wider regeneration impact, the project 
won RTPI Planning Excellence Awards twice, in 2015 
and 2020.


