5 SPATIAL STRATEGY AND CORE DEVELOPMENT PRINCIPLES

INTRODUCTION

5.1 To ensure that the spatial vision and aspirations of
the Community Strategy are achieved it is
important to direct development to those locations
that will assist in the delivery of the Council’s, and
its partner organisations, priorities. This involves
prioritising certain locations and development
opportunities through identifying a mixture of
previously developed land and greenfield sites. It
identifies how the locational strategy of the draft
RSS and sub-regional strategic priorities, such as
the SMI, will be taken forward in Middlesbrough

SPATIAL STRATEGY

5.2 The Council will work closely with its partner
organisations to ensure the successful delivery of
regeneration projects and ensure that they
contribute to the delivery of the spatial vision and
corporate priorities. Development proposals that
would prejudice the delivery of the priorities
identified in this Core Strategy will not be
supported. It will be necessary for policies and
proposals in other development plan documents to
ensure that these initiatives are delivered in a co-
ordinated and complementary way.

Greater Middlehaven

5.3 Greater Middlehaven is seen as a central plank in
the delivery of the spatial vision and is a priority for
the Council and a number of its partner
organisations. The importance of this regeneration
initiative is recognised in the Community Strategy,
draft RSS, Regional Economic Strategy and
Northern Way. It is essential that the scheme is
delivered in a co-ordinated and integrated manner
to ensure that its potential in regenerating the area
and its contribution to economic prosperity and the
development of the Tees Valley city region
are maximised.

Greater Hemlington

5.4 The proposed housing at Hemlington Grange will
complement the development proposals at

24 MIDDLESBROUGH LOCAL DEVELOPMENT FRAMEWORK

5.5

5.6

Middlehaven and help to balance housing supply
and building rates. Greater Middlehaven is aimed at
city-style living, whilst Greater Hemlington will
provide a choice for prospective purchasers who
are currently seeking higher value housing in South
Tees and North Yorkshire. It will be aimed at the
mobile, economically active population that
Middlesbrough has been losing in recent years.

Hemlington Grange is located in close proximity to
an area of Hemlington that suffers from significant
problems of deprivation. The Council is proposing
to take an holistic approach to the development of
Hemlington Grange and the regeneration of the
Hemlington Estate. This is in recognition of the
wider regeneration benefits associated with the
proposed development, including the opportunity
to create an integrated sustainable development.

The intention for the next 15 years is to transform
the older housing areas into attractive
neighbourhoods where people can successfully
live, work and access surrounding facilities.
Fundamental to this is addressing the issue of low
demand properties. By reducing the quantity of
such property, it should ensure more buoyant
demand for the remaining terraced dwellings.
Additionally, regenerating the older housing area
provides the potential to complement and capitalise
on other town centre development initiatives.
Attracting new people to live in the centre of the
town and stabilising existing communities will boost
the local economy and provide benefits to
Middlesbrough as a whole.

Middlesbrough Town Centre

5.7

The draft RSS recognises Middlesbrough'’s role as
the largest retail centre in the Tees Valley and a
major cultural and service employment centre
serving the city region. As such, it is identified as
being appropriate to develop new city-scale leisure,
cultural, office and retail development in the town
centre and at Middlehaven. In addition, policy 6 of
the RSS identifies the Stockton-Middlesbrough axis
as being the principal location within the city region
for developing city-scale cultural, educational and
commercial assets.
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Green Blue Heart

5.8

A principal element of the SMl is the creation of the
Green Blue Heart. This will involve the exploitation
of the River Tees and the hinterland between the
two urban centres of Stockton and Middlesbrough
to create a radical 21st century landscape.
Landscaping and water assets will be merged to
provide opportunities for major environmental,
leisure and sports assets, as well as providing a
new and attractive setting for development.

Employment developments

5.9

Middlesbrough is essentially a town created from the
industrial revolution, with employment historically
based in heavy engineering, shipbuilding and the iron
& steel industries. After decades of industrial
restructuring, the town is forging a new, more
diversified, economic role based on the key sectors
of retalil, public administration, education and health,
and reinforcing the town centre’s role as the sub-
regional centre for the Tees Valley. Despite its small
geographical size, Middlesbrough is a key focus of
the wider Tees Valley economy and employment
market that is characterised by complex travel to
work patterns. This is illustrated by the fact that there
are few large employers within Middlesbrough such
as those in the chemical and steel industries in
neighbouring areas, yet there is still significant in
migration into the town for work purposes.

The focus for accommodating new employment
development will be within the north of the town —
Riverside Industrial Estate, East Middlesbrough
Business Action Zone (EMBAZ), Middlesbrough
town centre and Greater Middlehaven. These areas
have traditionally provided the economic
powerhouse of Middlesbrough’s economy, and will
continue to do so during the lifetime of the plan.
They provide accessible locations and the
possibility of providing development opportunities
that will help facilitate significant regeneration and
inward investment, and meet the needs of a
changing economy. Delivery of these proposals is
also integral to the success of the SMI and meeting
Middlesbrough’s draft RSS employment
requirements.
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Digital City

5.11

512

The Tees Valley, like many similar post-industrial
areas, needs to develop new industries to replace
those lost as a result of restructuring and global
influences. There has been a clear recognition in
the region that the University of Teesside’s expertise
in digital technology; digital media and their
applications can make a significant contribution to
local and regional regeneration. A strong focus on
computing and digital technology programmes and
a growing research portfolio, coupled with a track
record in new business generation and an excellent
relationship with the relevant sectors, make the
University ideally placed to supply both the skills
and the business development opportunities
needed to stimulate high-level growth.

Digital City is an ambitious economic development
initiative for the Tees Valley, whose success is
based upon keeping, attracting and developing
high-value skills, creativity and R&D in digital
technologies. This in turn forms the basis for the
creation of new businesses, jobs and ultimately a
new signature industry for the sub-region. Led by
the University of Teesside, its key stakeholders
include Middlesbrough Council, Middlesbrough
Town Centre Company, the Tees Valley Partnership,
One NorthEast, Tees Valley Regeneration and GO-
NE, with support from the private sector and other
public sector partners.

East Middlesbrough Business Action Zone (EMBAZ)
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POLICY CS1 SPATIAL STRATEGY

General employment land

Regional brownfield mixed use land

Dwelling provision 2004-11
2011-16

2016-21
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GREATER MIDDLEHAVEN

5.13

The development of Greater Middlehaven has the
potential to accommodate up to 3,000 dwellings. In
order to ensure that the spatial vision is achieved,
and draft RSS requirements met, it will be
necessary to ensure that the development at
Middlehaven is phased. To assist in identifying an
appropriate phasing mechanism a Middlehaven
Housing Demand and Impact study has been
prepared.

In total, up to 2,780 dwellings will be provided
within the redevelopment of Greater Middlehaven
between 2004 and 2021. The broad phasing of this
development will be in accordance with the
provisions of policy CS2 given below, and the
requirements of the RSS. To enable the market to
operate flexibly, and to respond to changing

POLICY CS2 GREATER MIDDLEHAVEN

Town houses

Mid-upper price range apartments

Mid-lower price range apartments

Total allocation per phasing period

Affordable units*
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demands, a range of figures for each house type
and period is given. In total these exceed the
allocation for the development. Development,
however, will not be allowed to exceed the total
allocation. Where it appears that the quantity of
housing to be delivered in each period will differ
significantly from that proposed, this would act
as a trigger to review the housing allocations.
Further details will be contained within the
Regeneration DPD.

Greater Middlehaven will be brought forward in
smaller development areas, which will themselves
be developed out in phases to enable infrastructure
to be provided in a logical and timely manner.
Details of these development areas will be set out
in the Regeneration DPD.

2004-201l 20II-20I16 20I16-202I
385-520
250-495
250-495
1,015

X%*
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GREATER HEMUINGTON uses will be identified in the Regeneration DPD and

516  This policy sets out the development requirements a Greater Hemiington SPD.

for the regeneration of Greater Hemlington, along
with their broad phasing requirements. Further
detail on the implementation and distribution of the

POLICY CS3 GREATER HEMUINGTON

2004-2011 @ 20I1l-2016 20I16-202I

Residential (dwellings) s
Affordable units* X%*

Employment (Sg.m floorspace) 25,000
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SUSTAINABLE DEVELOPMENT

517

Sustainable development is the core principle
underpinning the town planning system. Planning
authorities are required to ensure that sustainable
development is treated in an integrated way within
the development plan. In particular, it is necessary

POLICY CS4 SUSTAINABLE DEVELOPMENT
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to consider the inter-relationship between social
inclusion, protecting and enhancing the environment,
the prudent use of natural resources, and economic
development. Through the implementation of this
policy it should be possible to deliver many of the
aspirations of the Community Strategy.
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DESIGN

518  Good urban design is about understanding what
aspects of a built environment work well, and at the
same time are enjoyed by users. This knowledge is
then used to inform new development so it can
make a successful and popular contribution to its
environment. In Middlesbrough this will mean more
consideration of the effect a new building has on its
locality and community, by ensuring it relates to its
location and enhances the character, activity and
vitality of its neighbourhood.

5.20

519  More focus on the quality of the built environment
would also include improving certain places either
to complement their best characteristics, or

POLICY CS5 DESIGN
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regenerate their worst or most unsuccessful
features. This could mean anything from encouraging
uptake of shop front and building improvement
grants, to street renewal and tree planting like that
seen in the town centre, and in the new civic
square under construction near the Town Hall.
Physical improvements to an area have been shown
to attract investment and kick start regeneration.

The Council will implement this policy through its
wider activities including development control,
implementation, regeneration and procurement
functions, and will work with its partners and
developers to ensure that the principles of good
design are engendered within all developments.
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POLICY CS5 DESIGN (continued)

DEVELOPER CONTRIBUTIONS

521 Development can place additional demands upon
physical infrastructure and social facilities. In some
instances it will be necessary to seek developer
contributions so that new facilities can be provided,
or existing ones improved.

522  In order to allow developers to predict as
accurately as possible the likely contributions they
will be asked to make through planning obligations,
and therefore anticipate the financial implications
for development projects, local authorities should
include general policies about the use and
principles within their LDF. Matters to be covered
by policies include the factors to be taken into
account when considering the scale and form of
contributions or level of affordable housing
provision. These generic policies should cross-refer
to the relevant topic-specific DPD policies that will
be used in determining the planning obligations to
be sought by local planning authorities.

523  This policy approach highlights the general principle
that contributions will be required where necessary
in planning terms, and indicates the broad range of
matters that may need to be addressed. The
detailed framework for calculating and negotiating
obligations will be set out in separate SPDs.
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POLICY CS6 DEVELOPER CONTRIBUTIONS

ALTERNATIVE OPTIONS

524  In addition to the development of the preferred
spatial option the following policy options were also
considered but rejected:

Do not include a design policy

If this option was chosen it would not meet the needs of
Middlesbrough and is unlikely to deliver the quality of
environment sought for the town. Such an approach
would be unsustainable and contrary to national
planning guidance.

A model showing the proposed development of North Ormesby
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Design should be one of a number of criteria against
which proposals will be assessed

Whilst this approach will give higher priority to design it will
not deliver the level of quality required to achieve an
environment suitable for the principal centre of the Tees
Valley city region.
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6

INTRODUCTION

6.1

6.2

COMPETITIVE BUSINESS INFRASTRUCTURE

Ensuring that a competitive business infrastructure 6.3
is in place in Middlesbrough means bringing

forward land and premises to support the retention

and expansion of existing businesses, promoting
enterprise and attracting inward investment. Unlike

other parts of the Tees Valley, Middlesbrough does

not have the same degree of over-supply of land

and premises for business and industry that can
constrain values and stifle developer investment.

The poor quality and choice of existing
accommodation and sites remains a significant
constraint on economic growth. The growth of
Teesdale in the 1980s/90s was in part fuelled by the
relocation of a number of businesses from Albert
Road. The town has lacked the sites to compete
with Teesdale and other business parks across the
region. This picture is changing. The Council’s
proposals for Riverside Park are attracting developer
interest and there is potential to re-profile this
location to compete with other high quality industrial
sites in the sub-region. In addition, Middlehaven
affords the opportunity to create, for the first time, a
high quality business location in Middlesbrough as
part of wider mixed use development proposals.
Together with proposals in the neighbouring
boroughs of Stockton and Redcar & Cleveland,
these will help create an employment land portfolio
that will contribute to the city-scale assets needed
to develop a competitive business infrastructure to
drive forward a prosperous city region.

6.4

An aerial view of Riverside Park
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ECONOMIC STRATEGY

The development of the LDF economic strategy will
assist in focusing investment and economic
development to those locations, opportunities and
initiatives that will contribute to achieving economic
prosperity. This will be achieved by the Council
working with its partners to focus development
efforts on a limited number of key employment
sites. It recognises that the achievement of a city-
scale infrastructure cannot be achieved within the
confines of the boundary of one authority alone. All
of the authorities of the Tees Valley have
complementary roles to play in providing for the
employment needs of the city region. In
Middlesbrough this means that for the period to
2021, these will be:

* Greater Middlehaven, which will have a focus on
B1 (business) uses rather than general industry,
in accordance with the mixed use masterplan for
the site;

* Riverside Park, where a programme of access
improvements to the Hartington Interchange and
a new direct link to the A66 and a new riverside
walk is proposed. Riverside Park will retain a
focus as a high quality industrial location but will
benefit from its proximity to Middlehaven;

* Greater Hemlington, which will also have a B1
focus as part of mixed use development
proposals. It is anticipated that around 25
hectares of business space will be provided
alongside new housing and community facilities;
and

¢ Middlesbrough town centre, a key driver of the
local and city region economy. Aimost 90% of all
jobs within Middlesbrough are now within the
service sector. The town centre will therefore be
a focus for office and other service sector
developments within the city region.

Achieving high and sustainable levels of economic
growth is one of the spatial objectives of the plan,
and achieving full employment is identified in the
spatial vision. This will only be achieved if there is
sufficient employment land in the right locations
and of the right quality to attract new businesses.

The draft RSS identifies a requirement for 185
hectares of employment land within Middlesbrough
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for the period 2004 to 2021. This land is divided
between brownfield mixed use sites (100 ha) and
general employment sites (85 ha). Middlesbrough’s
current employment land supply is made up from a
number of industrial estates of various sizes and
quality. In order to support the achievement of the
spatial vision it is important that the needs of all
forms of employment are catered for including
small-scale employment generating uses in those

locations where they can meet a proven local need.

Some flexibility is built into land supply to allow for

POLICY CS7 €CONOMIC STRATEGY

2004-20iIl

General employment land

Brownfield mixed use land
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this. It is important in these instances to limit the
amount of additional land that comes forward to no
more than 10% over the draft RSS land supply.
Where such proposals come forward they will need
to be justified. What is lacking in Middlesbrough,
however, is a supply of high quality, serviced and
accessible land. The LDF will need to provide a
wide ranging portfolio of employment sites that will
enable the town to compete for regional, sub-
regional and local investment, and which reflects its
status at the centre of the Tees Valley city region.

20Ill-20I16 20I6-2021 TOTAL

40 ha 100 ha
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POLICY CS7 €CONOMIC STRATEGY (continued)

EXISTING EMPLOYMENT LAND AND PREMISES and buildings. Where the continued viability of a
site for B1, B2 or B8 use is in question, it will be
necessary to demonstrate that there is no market,
or show that physical/operational constraints make
it no longer suitable for business use.

6.5 Government guidance encourages the re-use of
land and premises for housing and mixed use
development, in circumstances where there is an
oversupply of employment land, or sites are no
longer appropriate for such uses. At the same time,
the priority given to previously developed land in
finding sites for housing can lead to pressure for re-
using employment sites even when they are in
active use. The premature loss of employment land
can harm local firms (who may find it difficult to find
suitable replacement sites), lead to a loss of local
employment, create pressure for development in
unsuitable locations and increase the need to travel
to work. The availability of local employment that is
suited to the skills of the local workforce is
particularly important given the high levels of
unemployment and worklessness in
Middlesbrough. Many of these existing sites are
well located to serve the needs of these
communities and assist in the regeneration of
deprived areas.

6.6 This policy approach puts reasonable checks in
place to ensure land and premises are not lost
prematurely. As well as applying to established
industrial estates, distribution and business parks,
it also covers other appropriate employment sites An aerial view of the East Middlesbrough Business Action Zone (EMBAZ)
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POLICY CS8 €EXISTING EMPLOYMENT PROVISION

ALTERNATIVE OPTIONS

6.7 The following options were considered but rejected:

To identify an alternative level of employment land

This option has been rejected as it is not in accordance
with the requirements of the draft RSS. An over allocation
is unlikely to be achievable and could divert resources
away from those locations within Middlesbrough where
investment is required. Providing less employment land
could restrict economic growth and result in investment
being lost and going elsewhere, and undermine the role of
Middlesbrough at the centre of the Tees Valley city region.

No protection for existing employment uses

This option would not deliver the spatial vision or
objectives and would be contrary to the aspirations of the
Community Strategy. It fails to support the regeneration of
local neighbourhoods and provide local employment
opportunities in areas where they are needed.
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Protect all existing employment sites and premises

This approach would be unsustainable and contrary to
government guidance as contained in PPG3. The release
of certain sites and premises may aid regeneration and the
delivery of the spatial vision and objectives, but such
release needs to be carefully managed and controlled.
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