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At the Coalfields 
Regeneration Trust 
we are dedicated 
to supporting and 
improving the quality 
of life for the 5.5 
million people living 
in former mining 
towns and villages.

With a mission to “champion 
and strengthen coalfield 
communities, generate resources 
to respond to their needs and 
deliver programmes that make a 
positive and lasting difference” 
we are aware that we still have a 
job to do.

We have a track record of 
delivering targeted and 
responsive programmes that 
have addressed many of the 
challenges still prevalent in the 
communities today. In fact, we 
have supported more than 
2 million people who have 
benefitted from our activities. 

Despite the positive progress 
that has been made, it is 
essential that we continue to 
provide the coalfields with a 
voice in order for us to be in the 
position to address the issues 
that still have a disproportionate 

impact on those living in these 
areas.

Many of our communities 
experience high unemployment, 
low levels of skills and poor 
health and report indices that are 
well below national averages. 
We have worked with leading 
academics, including Professor 
Steve Fothergill from the Centre 
for Regional Economic and 
Social Research (CRESR) at 
Sheffield Hallam University.

We always seek to work in 
partnership as the many 
challenges linked to the levels 
of deprivation are of a scale that 
requires the collaboration of 
key stakeholders. Our track 
record demonstrates this, but we 
know we can do more. We have 
developed an exciting model that 
not only addresses the market 
failure that exists in commercial 
property development in the 
coalfields but also creates a 
legacy fund to support our 
communities for generations to 
come. 

We have a strong brand 
and reputation in coalfield 
communities and there are 
organisations that are keen to 
work with us.

With the continued support 
of national governments and 

key stakeholders we know that 
we can make a life-changing 
difference to residents so that 
they can make a positive 
contribution to the social and 
economic performance of Great 
Britain moving forward.

A MESSAGE
FROM OUR
CHAIRMAN

Launching the State of 
the Coalfields Report, 
an independent piece 
of research which was 
conducted by CRESR, we 
were able to substantiate 
and share statistical 
evidence to show the 
extent of the issues 
that we know have an 
ongoing impact in the 
communities.
PROFESSOR STEVE FOTHERGILL 
SHEFFIELD HALLAM UNIVERSITY

“
PETER McNESTRY
Chairman
The Coalfields Regeneration Trust
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Our proposal is to 
create a new £40 
million fund for the 
coalfields.  
This fund will be 
used to deliver 
investment in 
the form of new 
industrial and 
commercial 
property, suitable 
for new and growing 
SME businesses in 
coalfield locations 
where growth 
is desperately 
needed.  

We are looking for a 
commitment of £30 million - 
£10 million per year across 
three years - from government 
and we will source the balance 
of the required £40 million 
funding; £3 million CRT capital 
and £7 million bank funding.

We have modelled the 
investment required and returns 

generated based on the current 
market conditions with regards 
to land acquisition, build costs 
and rental income levels. We 
have based delivery of our 
proposal on a phased basis, 
commencing three schemes 
per year over four years. A 
typical scheme will take around 
nine months to build out. 

Once completed, the properties 
will produce a sustainable net 
income of circa £2 million 
each year, after paying bank 
interest. The Trust will use 
this to invest in social impact 
projects in our communities. 

Why £10 million  
per year?
This scale will deliver what 
we believe is a sustainable 
property project in terms of land 
supply in the areas which meet 
our criteria for investment. 

The resources available to 
implement the programme and 
manage the resultant properties 
are in place. We believe this 
scheme would provide a level 
of income which is significant 
enough to allow it to make a 
real impact in delivering social 
benefits through intervention 
programmes and grants.

OUR PROPOSAL

The income stream of £2 million generated from the 
portfolio each year will typically achieve the following 
outcomes:

• 400 people helped back into work

• 800 people becoming volunteers in their community

• 5,000 people developing new skills

• 8,000 people taking part in activities that improve 
their health
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 1,000 jobs will be created as a result of 
developing 400,000 sq. ft. of new industrial and 
commercial space in our communities. 

 The public purse, both nationally and locally, will 
benefit directly from business contribution such 
as PAYE and NI, corporation tax and business 
rates, plus indirectly through lower social benefit 
costs. 

 The rental income generated by each 
development will allow us to commit to more 
social investment, creating both sustainable 
and higher impact programmes in these areas 
providing a wellbeing value of £500 million 
over 25 years. 

 In addition to the wellbeing value, the £30 million 
of government funding will result in £90 million 
of direct investment in targeted communities. 
This will be made up of £40 million of new 
property development and a further £50 million 
of social investment over 25 years from the rental 
income generated. The total direct return is three 
times the government investment. 

 These developments will help to provide 
increased activity and confidence in the 
communities and deliver both direct and indirect 
benefits from the local economy multiplier.

 Construction on the developments will 
provide jobs, skills training and apprenticeship 
opportunities. We will adopt a “keep it local” 
policy where we will aim to spend 70% of 
investment with local business. We will also 
work within the Public Services (Social Value) 
Act so we benefit the communities during the 
direct construction phase. 

 Ongoing job and skills opportunities will be 
created or safeguarded from SME’s who take 
occupancy in the new developments. 

 Government investment is leveraged by 33% 
due to our funding contribution, giving a good 
return in terms of development opportunities 
provided and social outcomes. For every £1 
invested by government it will generate a 
social return of £17 resulting in wellbeing 
value of £500 million over a generation.

THE BENEFITS
This proposal will create multiple and long-term sustainable 
benefits to the communities where the developments are 
delivered.  
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RESPONDING TO NEED
We have achieved a great deal since we launched in 1999 but 
there is much more to do. The scale of the challenge is vast 
as coalfield communities continue to lag behind national 
averages. Vital community facilities are being lost or are under 
threat, local support services are experiencing greater demand 
and deprivation levels remain high. 

EMPLOYMENT

	 The employment rate in the largest UK coalfields is consistently lower than the rest of 
the country.

	 There are typically only 50 jobs per 100 adults of working age and business 
stock and formation rates in the coalfields are significantly lower than in the rest of the 
country.

	 14% of adults in the coalfields are out of work on benefits, which is 40% higher than 
the national average and double that of the South East.

HEALTH

	 11.7% of people living in the coalfields report long-term problems compared to 
8.6% nationally. 

	 8.4% of adults of working age in the coalfields claim incapacity benefit, which is 35% 
higher than the national average and almost double the claimant rate in the South East.

SKILLS

	 The proportion of the working age population with low or no qualifications in the 
English coalfields is 60% higher than in London and 40% higher than the South East.

Our proposal provides a vehicle to directly address 
many of these challenges and while our current 
property investment portfolio provides a sustainable 
income base to invest in social intervention 
programmes, we realise that there is so much more 
that we can achieve.

Currently, the majority of new property investment 
that creates many of the new job opportunities is 
focused in the major towns and cities, which makes it 
difficult for those living in coalfield villages to access 

them when transport and travel to work can be a 
barrier.

The former coalfields offer major opportunities 
for development. They can provide plentiful land, 
plentiful labour, a supportive environment for 
business growth and an affordable cost base. 
We believe this proposal will contribute to 
bringing jobs and growth to places where many 
communities feel left behind.
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THE PROPERTY MARKET IS  
FAILING OUR COMMUNITIES
The property market is failing to deliver good quality 
commercial accommodation in coalfield communities and this 
has been confirmed in an independent viability report from 
property consultants, BNP Paribas, for development prospects 
in five typical coalfield communities. 

Within many northern market 
places we have seen a return 
of speculative development, 
however this is almost always 
driven by the B8 “big shed” 
market, where lower build 
costs, combined with strong 
occupier and investor demand, 
have created market conditions 
conducive to development.

Whilst demand for nursery 
or “start-up” units, typically 
2,000 to 5,000 sq ft, has also 
re-emerged – quite strongly 
in certain locations – the 
development market is not 
yet delivering speculative 
accommodation to satisfy this 
growing requirement. This is 
creating a shortage of high 
quality “start-up” space suitable 
for the needs of a modern 
economy. Re-emerging northern 
economies are therefore being 
starved of accommodation.

In our opinion, without 
intervention, the current viability 
gap will continue to frustrate the 
delivery of much needed high-
quality light industrial stock into 
these markets.
MARK THOMPSON - SENIOR DIRECTOR  
VALUATION BNP PARIBAS REAL ESTATE

“

“

Based on current build costs, 
the market rent only yields 6%, 
whereas a commercial developer 
would require at least 8.5% to 
break even, hence the viability 
gap that means intervention 
funding is required to correct the 
market failure in coalfield areas. 

We are proposing to fill the gap 
left by commercial developers in 
our targeted communities. It is our 
commitment to deliver 400,000 
sq. ft. of new development 
across 12 separate geographical 
schemes, constructed over a 
phased four year timescale. 

In addition, many challenges 
linked to the levels of deprivation 
often go under the radar of the 
Local Enterprise Partnerships, 
where the main focus is urban 
centric business growth and job 
creation. The benefits, in many 
instances, simply bypass our 
communities.

The proposed developments 
will focus specifically on the 
requirements of SME’s. The units 
will be suitable for start-up 

and growing organisations. 
Typically, these will be made up 
of 2,000 to 5,000 sq. ft. units. 
They will be complementary to 
existing developments, providing 
feeder and incubation units to 
larger schemes or provide space 
to those unable to access more 
sizeable premises.  

While each scheme will be 
different, we envisage each will be 
approx. 33,000 sq. ft. with three 
developments delivered each year 
to be completed by November 
2022.

The overriding assumption is 
that all the sites chosen for 
development will be in targeted 
coalfield regeneration areas. 
We will carry out pre-appraisal 
viability assessments to find 
sites that are suitable in terms 
of location and demand. In 
addition, we will hold discussions 
with local councils or agencies 
in terms of potential strategic 
alliance with regards to specific 
skills, user requirements and 
possible surplus land usage.
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OUR TRACK RECORD
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A key reason we can make these developments work is that the Trust does not require the normal 
“developers return” or an ongoing profit from the rental income stream being generated. 

Indicative Bank support 
The Trust has positive indications from its current banking relationship that funding will be available to provide the 
matching element as needed. This can be secured against our current property portfolio and the government can 
take security over new developments.  

This mirrors how funding charges worked previously between DCLG and the Trust during our last contract. 
Government investment can be repaid should we decide to sell any of the development properties within five years.

In 2011 we were tasked by government to become self-financing 
and in response have developed a model that provides a sustainable 
income, which allows us to continue to address the challenges within 
the communities. 

 We can address the market failure, while other 
commercial property developers continue to 
choose not to develop in the coalfields.

 Even with subsidy, the benefits of the 
development - both construction phase and 
post construction phase - are not locked into 
coalfield communities with a typical profit 
orientated developer. 

 With the Trust as developer all profits and gains 
will be reinvested in delivering social wellbeing 
programmes in our target communities.

 We have knowledge of coalfield communities 
and an ability to invest across England, as 
opposed to focusing on one regional area.

 We have a simple agenda as our focus is only 
on coalfield communities.

The model was to build a property portfolio comprising of investment 
properties and, more recently, new speculative developments in the heart 
of our communities.  We now have a successful track record in asset 
management with limited voids, good income growth from both lease 
and tenant management and valuation growth from these activities. The 
case for why we make a good delivery partner is compelling and includes:  
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DELIVERING SOCIAL IMPACT
We deliver a diverse range of programmes across the UK 
coalfields that impact positively on the communities and 
since 1999 have benefitted over 2 million people. Our current 
strategy is underpinned by three priority objectives: 

 EMPLOYMENT
 To develop pathways to increase the number of people in work

 Whilst new opportunities exist, there are still hundreds of thousands of people out of work facing barriers 
to connect them to the nearest jobs. Many people want to work but need bespoke support before 
they can take the first steps to get a job. We redirect training and work based opportunities into the 
communities to encourage more people into part and full-time employment.

 TO DATE WE HAVE HELPED OVER 25,500 PEOPLE INTO WORK AND 
CREATED OR SAFEGUARDED OVER 5,500 JOBS

 SKILLS

 To support people to grow their skills

 By learning new skills people are able to access new opportunities whether that is to develop as leaders, 
secure training and employment or to start up a business of their own. Fundamentally, skills improve 
confidence and give individuals self-belief, which positively impacts on their life and the lives of those 
around them.

 TO DATE WE HAVE IMPROVED THE SKILLS AND QUALIFICATIONS OF OVER 
1.3 MILLION PEOPLE

 HEALTH

 To invest in activities that improve the health and wellbeing of all age groups

 The former coalfield areas have some of the worst levels of health and the highest cases of long-term 
illness in the UK. We seek to address these challenges with programmes that focus on encouraging 
people to adopt a healthy and active lifestyle.

 As well as sports related programmes, we also encourage involvement with partner schemes, which 
include anything from teaching parents how to cook healthy and nutritious meals on a budget, to 
providing support for a community kitchen or shop that will provide good quality food for those living in 
the most deprived areas.

 AS A RESULT OF OUR PROGRAMMES AND INVESTMENTS, TO DATE, OVER 
250,000 PEOPLE HAVE PARTICIPATED IN HEALTHY LIFESTYLE ACTIVITIES
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We will continue to build effective partnerships with stakeholders and consult 
with communities to ensure our programmes respond to local priorities and 
will maintain our focus on social wellbeing. We are committed to ensuring that 
our activities represent good value for money at a minimal initial cost to the 
public purse. As such, will deliver a return of at least £17 for every £1 invested. 

In creating this investment fund, we can build on our 
impressive track record and deliver our community 
regeneration programmes to even more people. 

11



12

1 Waterside Park,
Valley Way, Wombwell,
Barnsley S73 0BB

T: 01226 270800
E: england@coalfields-regen.org.uk     
Twitter: @CoalfieldsRegen

Certi�cate number FS 584709

www.coalfields-regen.org.uk
@CoalfieldsRegen

The Coalfields Regeneration Trust is a Charity registered in England and Wales (No. 1074930), a Charity registered in Scotland (No. SCO39277)
and a Company Limited by Guarantee registered in England and Wales (No.3738566).

GET IN TOUCH

Our proposal offers government a unique opportunity to invest in improving 
the social wellbeing of the former coalfield communities. It will deliver 
sustainable returns, providing exceptional indirect benefits including £17 
per £1 invested. In addition, this will also result in £90 million of direct 
benefits from the government’s £30 million contribution.

Gary Ellis, Chief Executive, The Coalfields Regeneration Trust

“

“
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